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MINUTES OF THE BOARD OF ADJUSTMENT 
  

DATE:  December 1, 2020 
TIME:   1:30 p.m.  

  
The regular meeting and public hearing of the Board of Adjustment was held on the above date and time via Zoom with the 
following members and personnel in attendance: Robert Sweere, Chair, Derek Lee, Vice-Chair, Shelby Lawhorn, Ed Alden, 
and Bryan Fisher.   Absent: Steve Jackson.  Staff:  Daniel Neal, Senior Planner, Kyle Tolbert and Duke McDonald, Assistant 
City Attorneys. 
 
Roll call:   
 
INTRODUCTION OF ZONING ORDINANCE AS EVIDENCE:  Daniel Neal introduced the Zoning Ordinance. 
 
APPROVAL OF MINUTES: The minutes of November 3, 2020 were approved as amended. 
 
COMMUNICATIONS: None 
 
PUBLIC HEARING:    
 
Variance 581 
2009 West Kingsley Street 
Applicant:  Housing Authority of Springfield 
  c/o Katrena Wolfram 
 
Daniel Neal stated that this is a request to vary from the Off-Street Parking Requirements, Section 36-455(7)(a), which will 
allow front yard off-street parking for a new multi-family residential structure.  The applicant has submitted a request for a 
variance from the Off-Street Parking Requirements, Section 36-455(7)(a), which does not allow off-street parking in the front 
of the building.  The Board of Adjustment has authority to grant variances that are based on applicable off-street parking and 
off-street loading requirements and ratios per Section 36-365(2)(c) of the Zoning Ordinance.    
 
Section 36-455 (7) (a): 
(a) Portions of a yard where motor vehicles and trailers are prohibited. Motor vehicles shall not be parked in that portion of a 
yard, on a lot or a tract of land in any residential district or a lot or tract of land used primarily for residential purposes in any 
other district, in the open space between the street right-of-way and a line, as established in this section, extending from one 
side of the lot to the opposite side of the lot. 
 
As viewed from the street, the line shall start at a point on the left lot line and shall extend parallel to the street to the nearest 
corner of the principal structure and then along the face of the principal structure to the right corner, and from that point on a 
line parallel to the street to a point on the right lot line. 
 
The Zoning Ordinance requires that motor vehicles shall not be parked in that portion of a yard, on a lot or a tract of land in 
any residential district or a lot or tract of land used primarily for residential purposes in any other district.  The adjacent 
properties and properties across the street are zoned GR, General Retail District, and their primary uses (hotel and bank) are 
not residential, so front yard parking is permitted, and the subject property is on 1.62 acres. 
 
The applicant states that they are seeking this Variance to allow parking on the front yard of the property that is to be 
developed for Homeless Veterans and in order to meet the required parking they would need to utilize the front yard as 
additional parking for the tenants.  
 
The applicant further states that the reason this property was selected was due to its proximity to the new VA Clinic on 
Republic Road, and the hope is that the Veterans that will be housed in this facility will have a short distance to travel to the 
Clinic. However, due to the number of parking spaces required for this development, they will need to utilize the front yard for 



additional parking. The proposed development for this property is designed for full ADA accessibility accommodation, thereby 
necessitating the excess parking needed for the development. 
 
• The proposed multi-family residential building will be constructed approximately 99 feet from the existing right-of-way of 

Kingsley Street.  
• The existing bank to the east of the subject property is approximately 88 feet from the existing right-of-way of Kingsley 

Street. 
• The existing hotel to the west of the subject property is approximately 90 feet from the existing right-of-way of Kingsley 

Street. 
• The existing dental office at 2125 W. Kingsley Street is approximately 100 feet from the existing right-of-way of Kingsley 

Street. 
 
The applicant states that existing properties have front yard parking which is permitted in the GR district and for commercial 
uses. 
 
The Community Physical Image and Character Plan element of the Comprehensive Plan developed goals to improve the 
visual appearance of the urban area and the Growth Management and Land Use Plan element encourages the protection of 
residential neighborhoods from adverse impacts of proposed development and inappropriate land use changes. New 
development should be compatible with existing development in terms of scale, materials, rooflines, setbacks, and open 
space. 
 
If the variance is approved, the property owner will be allowed to construct a multi-family residential structure with front yard 
parking as shown on the attached exhibits.  The granting of a variance shall be valid for a period of no longer than one year 
from the date of such order unless a building permit is obtained for the multi-family structure.  If the variance is denied, the 
applicant must construct the proposed apartment building without any off-street parking in the front yard to comply with all 
applicable Zoning Ordinance requirements. 
 
Mr. Robert Sweere asked if anyone had submitted any objectives to this variance. 
 
Mr. Daniel Neal stated that he has received a few phone calls, but no objections. 
 
Mr. Sweere opened the public hearing. 
 
Mr. John Oke-Thomas, 1192 E. Chestnut Expressway, representing the Housing Authority of Springfield stated that they had 
an agreement with the Veteran’s Clinic to relocate homeless veterans and help to bring them back into society.  This 
development (multi-family residential structure) is near the Veteran’s Administration Clinic and this allows for full assistance 
that is needed.  The development will be 4 stories with 45 units and six will be two-bedroom units and with ADA accessible 
required parking.  There will also be shuttle service to the VA clinic for their use and with connectivity from the development 
and the VA.  He noted that if they are not allowed front street parking then they will not be able to meet the requirements, for 
the parking for this development and mentioned that there are properties to the east and west that allow for front street 
parking. He also mentioned that this is an issue with accessibility for the homeless veterans that will be staying at this facility. 
There are many of them that will need assistance and they will need entrances and parking spaces as close to the building 
and from as many parts of the building that is possible.  
 
Mr. Sweere closed the public hearing. 
 
Members Action: 
Bryan Fisher motioned to approve Variance 581 (2009 West Kingsley Street).  Shelby Lawhon seconded the motion carried 
as follows:   Ayes:  Sweere, Lee, Fisher, Lawhon, and Alden.  Nays: None.  Abstain:  None.  Absent:  Jackson. 
 
Variance Findings of Fact and Conclusions of Law: 



Approved: 5/0 The variance requested arises from such condition which is unique to the property in question and which is 
not ordinarily found in the same zoning district and is not created by an action or actions of the property owner, the applicant, 
or predecessors in title.  Narrowness of lot and drainage in lot. 
 
Approved: 5/0 The granting of the variance will not affect the rights of adjacent property owners or residents. Also have 
front yard parking. 
 
Approved: 5/0 The strict application of the provisions of the Land Development Code from which a variance is requested will 
constitute unnecessary hardship upon utilization of the property. Can’t be developed as adjacent properties. 
 
Approved: 5/0 The variance desired will not adversely affect the public health safety, morals, order, convenience, prosperity, 
or general welfare. No Comment. 
 
Approved: 5/0 Grant the variance desired will not be opposed to the general spirit and intent of the Land Development Code.  
No Comment. 
 
OTHER BUSINESS:  None 
 
 
 
 
_______________________________            
Daniel Neal   
For Executive Secretary   
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BOARD OF ADJUSTMENT PUBLIC HEARING: JUNE 8, 2021 

 

CASE NUMBER: 
Special Exception 1304 
 
LOCATION: 
1110 S. Scenic Avenue 
 
ACRES: 
3.11 acres 
 
EXISTING LAND USE: 
Vacant/undeveloped land 
 
APPLICANT: 
Simmons First National Bank 
 
STAFF: 
Daniel Neal, 864-1036 
 
REQUIRED VOTES: Approval requires 
four members in favor (4 members is a 
quorum). 
 

SUMMARY OF SPECIAL EXCEPTION: 

Request a special exception to reduce the minimum required off-street parking spaces in Section 36-455, Off-Street 
Parking Requirements, for a proposed multi-family development in a Planned Development District No. 269 

STAFF FINDINGS: 

1. In this special exception, the Board of Adjustment has jurisdiction and authority to grant special exceptions from the 
terms of this article in certain instances. In this case, the Board of Adjustment must determine whether to reduce the 
minimum off-street parking spaces required for a proposed multi-family development based on age restrictions within 
the private development. 
 

2. Per Special Exception Section 36-366 (1) (a) Off-street parking. The board of adjustment may grant a special 
exception from the minimum off-street parking requirements if it can be shown that, due to unique circumstances, a 
particular activity would not reasonably be expected to generate parking demand sufficient to justify the parking 
requirement. Any special exception granted by the board of adjustment shall not allow a greater building area than 
would have been possible had the original parking requirement been enforced. The board of adjustment may place 
conditions upon the granting of a special exception and may require that the parking area not required upon the 
granting of the special exception be landscaped. 
 

3. The applicant is proposing to construct a three-story, 60-unit senior independent housing development as shown on 
the attached site plans (Exhibit 4).  

 
4. Because the City does not enforce age restrictions on private developments and future owners of the property may 

operate without an age restriction, thus generating greater parking demand, staff is recommending that the special 
exception be approved with the following conditions:  

 
This special exception shall remain in effect so long as the following conditions are met: (1) the property is used or 
qualifies as senior (55+) housing, and (2) parking demand does not result in consistent overflow of parking onto 
adjacent properties (at least two or more violations). 
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5. The City of Springfield requires 2 off-street parking spaces per dwelling unit with 2 or more bedrooms. The City’s 

current codes and ordinances do not have a provision for reduction in off-street parking of dwelling units for seniors 
or any other age groups. The applicant has provided off-street parking information from other multi-family 
developments for senior (55+) housing in other cities. They show most cities provide a reduction of 1 or 1.5 parking 
stalls per unit for senior housing developments. These cities include Kansas City, St. Louis and O’Fallon, Missouri. 
The ratio of spaces to units ranges from 1.00 to 1.50 in these cities.  

 
6. The applicant has submitted a special exception request to reduce the off-street parking requirement to 1.5 

spaces/unit for the entire development. This will reduce the overall off-street parking required from 110 spaces to 90 
spaces. They explain that the overall parking demand for a senior development is typically around 1.0 stall per unit 
while their special exception request it for 1.50 stalls per unit. They believe the additional parking of 0.5 stalls/unit will 
be ample for the site. The proposed off-street parking reduction will also increase the amount of open space on the 
site.  

 
7. Public Works Traffic Division has reviewed the application and parking study and are generally supportive of the 

request to reduce off-street parking in this situation (Exhibit 3). 
 

8. The applicant highlights a study named “Active Adult (55+) Community Trip Generation Rates” by The University of 
Delaware in 2006 elaborates on how the active adults (55+) communities produce less trips than younger 
communities.  

 
9. Another study highlighted by the applicant named “Parking Requirement Impacts on Housing Affordability” by the 

Victoria Transport Policy Institute in April of 2021 goes into detail on how lower income households own fewer 
vehicles and therefore need less parking. 

 
10. If the special exception is approved; the proposed 55+ multi-family development will be allowed to have reduced off-

street parking requirements per the parking study and attached site plan exhibits. 
 

11. If this special exception is denied; the applicant must comply with the current off-street parking requirements for 
multi-family development per the Zoning Ordinance. 

36-366 (1) (a) Off-street parking: Applicant Response: 
1. The board of adjustment may grant a special exception 

from the minimum off-street parking requirements if it can 
be shown that, due to unique circumstances, a particular 
activity would not reasonably be expected to generate 
parking demand sufficient to justify the parking 
requirement. Any special exception granted by the board 
of adjustment shall not allow a greater building area than 
would have been possible had the original parking 
requirement been enforced. The board of adjustment may 
place conditions upon the granting of a special exception, 
and may require that the parking area not required upon 
the granting of the special exception be landscaped. 

See Exhibit 2 

 

APPLICANTS RESPONSES TO STANDARDS 

SURROUNDING ZONING AND LAND USES: 

 NORTH SOUTH EAST WEST 

ZONING PD 350 PD 269 PD 269 GM 

LAND USE Multi-family 
apartments 

Multi-family 
apartments 

Single-family 
residential uses 

Industrial and office 
uses 
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SURROUDING ZONING AND LAND USES: (GOOGLE AERIAL VIEW) 

GOOGLE STREET VIEW: 
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BOARD OF ADJUSTMENT ORDINANCE AUTHORIZATION: 

The following excerpt from the Zoning Ordinance lists the limits of the Board of Adjustment's authorization in this 
instance: 
 
Sec. 36-366. - Special exceptions.  

(1)  Jurisdiction and authority. The board of adjustment shall have jurisdiction and authority to grant special exceptions 
from the terms of this article in the following instances:  

(a)  Off-street parking. The board of adjustment may grant a special exception from the minimum off-street parking 
requirements if it can be shown that, due to unique circumstances, a particular activity would not reasonably be 
expected to generate parking demand sufficient to justify the parking requirement. Any special exception granted 
by the board of adjustment shall not allow a greater building area than would have been possible had the original 
parking requirement been enforced. The board of adjustment may place conditions upon the granting of a special 
exception and may require that the parking area not required upon the granting of the special exception be 
landscaped.  

Sec. 36-351. - Board of adjustment. 
 
In considering and deciding appeals and applications for variances and special exceptions, the board acts in a quasi-
judicial capacity.  
 

(4) Conduct of hearings by board of adjustment. Public hearings conducted by the board of adjustment on any matter 
over which it has jurisdiction shall be subject to the following rules.  

 
(a) Any person, or his agent, who has an interest in the subject matter of the hearing shall be afforded an opportunity 
to present evidence, exhibits and argument, and to question, through the chairman of the board of adjustment, 
witnesses on all relevant issues, subject to the chairman's imposition of reasonable limitations on the number of 
witnesses, and the nature and length of testimony and questioning.  
 
(b) All testimony at the hearing shall be under oath, or by affirmation, administered by the chairman.  
 
(c) The board of adjustment shall have a written record of each public hearing and the deliberations of the board 
kept.  

 
(d) Members of the board of adjustment shall base their consideration of matters on which the board conducts a 
public hearing upon the following information and evidence:  

 
1. Testimony, exhibits, and argument presented at the hearing, and not upon direct or indirect communication 
with any party or representative of such party made outside of the hearing;  
 
2. Reports, memoranda and other materials prepared by the director of planning and development, director of 
building development services, director of public works, other employees of the City of Springfield or consultants 
in connection with the application and made a part of the record at the time of hearing; and  
 
3. Inspections of the site when all interested parties or their representatives have the opportunity to be present, 
or when no such parties or their representatives are present.  

 
(e) The board of adjustment shall adopt, and may from time to time amend, such additional procedural rules as it may 
deem necessary or desirable for the efficient and orderly conduct of its business. Copies of such rules shall be 
available in the office of the director of building development services.  
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(5) Required vote. The concurring vote of four members of the board shall be necessary to reverse any order, 
requirement, decision, or determination of any administrative official of the city, or to decide in favor of the applicant on 
any matter upon which it is required to act under this article, such as granting a variance or allowing a special exception.  
 
(6) Limitation on refiling. No appeal, request, or application to the board of adjustment shall be allowed with respect to 
the same parcel of land, building, or structure prior to the expiration of six months from the date of the ruling of the board 
unless a substantial change of circumstances or conditions can be demonstrated by the applicant.  
 
(7) Recordation of orders of the board. Whenever the board of adjustment shall have acted upon an appeal, application 
for special exception, or variance the board shall cause its order granting or denying said appeal or application to be 
recorded in the land records of the county recorder of deeds, however, no order shall be recorded until the order has 
become final by the passage of 30 days from the date said order is filed in the department of planning and development 
without an action being filed in a court of competent jurisdiction challenging the issuance of said order or until a court of 
competent jurisdiction upholds said order if it is challenged within said 30-day period. 
 

ZONING ORDINANCE SECTIONS SUBJECT TO THE SPECIAL EXCEPTION: 

The following excerpts contain pertinent passages from the Zoning Ordinance: 
 
Section 36-455. Off-street parking requirements. 
 
(2)  Required spaces.  

(a)  Residential and lodging uses.  

Use  Number of Required Spaces  

1. Single-family, townhouse and two-
family dwellings and mobile homes on 
individual lots.  

One for each dwelling unit.  

2. Multifamily dwellings.  

 a. Micro-efficiency dwelling unit.  One for each dwelling unit.  

 b. Efficiency and one-bedroom 
dwelling units.  One and one-half for each dwelling unit.  

 c. Dwelling units with two or more 
bedrooms.  Two for each dwelling unit.  

The number of spaces required for multifamily dwellings may be reduced by one percent for each ten 
dwelling units over 50 dwelling units (excluding micro-efficiency dwelling units). But the reduction in 
parking shall not exceed 20 percent of the total parking requirement.  

 
 

(e)  Other uses. The number of parking spaces for any use not listed above shall be determined by the administrative 
review committee taking into account the number of employees, the number of spaces reasonably required by 
the visiting public, the number required for the most nearly comparable use and nationally accepted standards.  

(f)  Computation. When determination of the number of off-street parking spaces required by this article results in a 
requirement of a fractional space, the fraction shall be counted as one parking space.  

(g)  Shared parking areas. The parking spaces required of two or more uses located on the same lot may be 
combined and used jointly, provided, however:  
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1.  Where off-street parking space is combined and used jointly by two or more uses having different standards 
for determining the amount of off-street parking space required, the parking space shall be adequate in area 
to provide the aggregate number of off-street parking spaces required for all such uses.  

2.  Where off-street parking space is combined and used jointly by two or more uses having the same standard 
for determining the amount of off-street parking space required, all such uses, for the purposes of this 
section, shall be considered as a single use and the gross floor area of all such uses in all structures on the 
same lot or the number of employees of all such uses in all structures on the same lot as fixed by the 
applicable standard, shall be taken as a single total for the purpose of determining the number of off-street 
parking spaces required.  

(h)  Employee parking. Parking spaces required on an employee basis shall be based on the maximum number of 
employees on duty or residing, or both, on the premises at any one time.  

(i)  Bicycle parking reduction allowance. Up to ten percent of required automobile parking may be substituted with 
bicycle parking at a rate of two bicycle spaces for each required automobile space. The reduction allowance is 
applicable only to those land uses that are required by subsection 36-455(8) to provide bicycle parking; and to 
parking lots that contain at least ten or more automobile spaces.  

(3)  Exceptions.  

(a)  The off-street parking requirements in this section shall not apply to structural changes in existing buildings 
which do not expand the building horizontally or vertically or increase the usable floor space or to changes in 
occupancy of a building unless the use is changed.  

(b)  When a building or structure is located within an established public parking benefit district and there is sufficient 
parking available for all uses within the district as determined by provisions of the ordinances establishing the 
public parking benefit district such public parking established by the benefit district shall be deemed to meet the 
parking requirements of this section.  

(c)  Buildings and structures in a zone that has been designated as a historic district that do not have the number of 
accessory off-street parking spaces required by this section shall not be required to provide any additional parking 
that would otherwise be required by a change in use, an expansion of the building or structure, or reconstruction 
after the building or structure has been destroyed or damaged by fire or other casualty, provided:  

1.  The number of existing off-street parking spaces is not diminished;  

2.  An attempt has been made to provide all required spaces, but more parking would significantly change the 
character of the site as viewed from the street or another historical perspective; and  

3.  A certificate of appropriateness is issued by the landmarks board pursuant to subsection 36-404(3) of this 
article.  

  

COMPREHENSIVE PLAN: 

The Community Physical Image and Character Plan element of the Comprehensive Plan developed goals to improve the 
visual appearance of the urban area and the Growth Management and Land Use Plan element encourages the 
protection of residential neighborhoods from adverse impacts of proposed development and inappropriate land use 
changes. New development should be compatible with existing development in terms of scale, materials, rooflines, 
setbacks and open space. 

PUBLIC NOTIFICATION: 

The property was posted by the applicant at least 10 days prior to the public hearing. Public notice letters were sent out 
at least 10 days prior to the public hearing to all property owners within 185 feet. 

Notices sent to property owners within 185 feet: Mailed: 10 Returned: 0 

DEPARTMENT COMMENTS 
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BUILDING DEVELOPMENT SERVICES COMMENTS: 
 
No comments.  
 
CITY UTILITIES: 
 
No issues with parking special exception.  
 
CLEAN WATER SERVICES COMMENTS: 
 
No objection to the reduction of parking. No impact on public sewer. 
 
FIRE DEPARTMENT COMMENTS:  
 
No issues with parking. 

 
PUBLIC WORKS TRAFFIC DIVISION COMMENTS: 
 
Based on the information provided, Traffic has no issues with the reduction in parking request. 
 
PUBLIC WORKS STORMWATER COMMENTS:  
 
There are no issues with stormwater with proposed special exception. 
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EXHIBIT 1 

 
All of Lot 2 of the Administrative Replat of Lot 6 of SSS Land and Development, a subdivision 
in the City of Springfield, Greene County, Missouri 
 

PROPERTY DESCRIPTION: 



Exhibit 2





 

 

Engineering Surveys & Services 
Consulting Engineers, Land Surveyors, and Geoprofessionals 

Analytical and Materials Laboratories  
1113 Fay Street 

Columbia, Missouri  65201 

Telephone:  573-449-2646 

ess@ess-inc.com 

www.ess-inc.com 

 

May 12, 2021 

 

Mr. Daniel Neal   

Senior Planner – City of Springfield RE: Traffic Generation Report/Parking  

840 Boonville Avenue  Stall Requirements Information 

Springfield, MO 65802  Scenic Meadows 

  Springfield, Missouri  

 

Dear Mr. Neal: 

 

Scenic Meadows is a proposed 60-unit (20 1-bedoom units, 40 2-bedroom units) senior 

independent housing development including one three-story building on the southeast corner 

of Scenic Avenue and West Delmar Street in Springfield, Missouri. The proposed property will 

be restricted to residents age 55 and over. The property is currently undeveloped. Since the 

City Code defines only multi-family development parking and does not have a provision for 

senior parking, the applicant has submitted for a Special Exception to reduce the parking 

requirement to 1.5 stalls/unit throughout, reducing the overall required parking from 110 stalls, 

to 90 stalls. We have prepared this letter to provide additional justification for the request.  

 

Parking demand closely follows trip generation for the site. Therefore, to illustrate the parking 

demand for senior housing is less than the typical multi-family housing, the trip generation for 

senior housing vs multi-family has been calculated utilizing the Institute of Transportation 

Engineers Manual (ITE). Table 1 below estimates the traffic generated by both developments.   

 

Table 1: Traffic Generation Rates per Trip Generation Manual (ITE, 10th Edition) 

 ITE Rate Trip Generation 

 (vpd/unit) (units) (vpd) 

Multi-Family Apartment (ITE Code 220) 7.32 60 439 

Senior Adult Housing – Attached (ITE Code 252) 3.70 60 222 

Difference in Total Trip Generation:   217 

 

Senior adult housing generates roughly half of the trips that multi-family does. Fewer trips 

made by seniors correlates with the fewer number of vehicles owned per unit in a senior 

community compared to a multi-family community.  

 

A study named “Active Adult (55+) Community Trip Generation Rates” by The University of 

Delaware in 2006 elaborates on how the active adults (55+) communities produce less trips 

than younger communities. The study goes into detail explaining that the number of working 

adults, children, income level, and travel characteristics are typically less in the 55+ 

communities. The study also concludes that adults who are 55+ that live in an apartment 

opposed to a house generate less trips. The calculation of trips generated per unit in the study 
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 Engineering Surveys & Services 
Est. 1954  

for senior adult housing-attached category are as follows: Weekday (3.48), Saturday (2.41), and 

Sunday (2.70); page 6 of the study. These numbers closely coincide with the Institute of 

Transportation Engineers Manual (ITE) trip generation numbers used in Table 1 to calculate the 

expected number of daily trips from the Scenic Meadows development for weekday traffic, for 

weekend traffic the study mention actually has fewer trips than the ITE manual. When taking 

into the account of number of seniors living in the same apartment, the study noted that one 

person of age 55+ will likely generate 3.8 trips per day, whereas two persons of age 55+ will 

generate 3.4 trips per day based on a national average (page 20). When comparing seniors 

living in an apartment vs a single-family home, the trips generated per day is 2.7 trips per day 

compared to 3.7 trips per day; signifying senior living in apartments make even fewer trips than 

seniors living in single family homes (page 25). 

 

A second study called “Parking Requirement Impacts on Housing Affordability” by the Victoria 

Transport Policy Institute in April of 2021 goes into detail on how lower income households 

own fewer vehicles and therefore need less parking. This study is not written specifically for 

senior housing, but provides good information on how vehicles owned fluctuate with income 

and age. A portion of the units within Scenic meadows will be designated as low-income 

housing. Page 2 of this study mentions that lower income houses tend to own fewer vehicles, 

and by having increased parking requirements the cost of development is increased and 

subsequently increases housing costs; which reduces the amount of affordable low-income 

housing. Figure 13 illustrates how the parking costs of the lower income household are far 

more of the percentage of household income compared to a wealthier household. The lower 

income households are directly harmed by generous off-street parking; since they own fewer 

vehicles, they are paying more for parking as a percentage of housing costs. 

 

We have also completed research of surrounding communities, or communities of similar size 

parking requirements to compare on a regional standard level. Currently the City of Springfield 

does not have a separate parking requirement per code for senior housing. The multi-family 

housing requirement is 1.5 stalls/1-bedroom units and 2 stalls/2-bedroom units. Communities 

noted below have both multi-family and senior housing parking requirements, an 

acknowledgement from these cities that senior developments require fewer parking stalls than 

typical multi-family developments. These city parking requirements are included in Appendix A.  

 

Community:  Parking Requirement: 

Branson, MO  Multi-Family:    1.5 stall/1-bedroom & 2 stall/2-bedroom 

   Senior:    1 stall/2 bed + 1 stall/100 sf assembly area 

Joplin, MO  Multi-Family:    2 stall/unit 

   Senior:    1 stall/2 units 

Lee’s Summit, MO Multi-Family:    1.5 stall/ 1- or 2-bedroom unit 

   Retirement Community:  1 stall/unit + 1 stall/employee per shift 

Independence, MO All Other Housing:   1 stall/unit 

   Elderly Housing:   1 stall/unit 
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Community:  Parking Requirement: 

Kansas City, MO All Other Housing:   1 stall/unit 

   Elderly Housing:   1 stall/3 units 

O’Fallon, MO  Multi-Family:   1.5 stall/1 bedroom & 2.5 stall/2 bedroom 

   Senior:    0.5 stall/unit 

Jennings, MO  Multi-Family:   1.5 stall/1 bedroom & 2 stall/2 bedroom 

   Senior:    0.5 stall/unit 

St. Louis, MO  Multi-Family:   1 stall/unit 

   Senior:    0.6 stall/unit 

Tulsa, OK  Apartment:   1.25 stall/1 bedroom & 2 stall/2 bedroom 

   Elderly/Retirement Center: 0.65 stall/unit 

Oklahoma City, OK Multi-Family:   1.5 stall/1 bedroom & 2 stall/2 bedroom 

   Senior:    0.5 stall/unit 

Fayetteville, AR Multi-Family:   1 stall/bedroom 

   Senior:    1 stall/2 units 

 

In addition to the above cities’ requirements, other similar senior (55+) developments that 

were designed by Engineering Surveys & Services and managed by Fairway Management Co.  

have proven to be successful in accommodating demographic demands. See Table 2 below for a 

summary of other senior developments that we have designed and their parking ratios. Parking 

has been adequate at these developments. 

 

Table 2: Other Senior Development Parking Ratios 

Name of Community Location 
No. of 

Units 

Parking 

Spaces 

Ratio of Spaces 

to Units 

Park Avenue Estates Oklahoma City, OK 90 92 1.02 

Gentry Estates I Columbia, MO 42 62 1.48 

Gentry Estates II Columbia, MO 48 66 1.38 

Hillmann II O'Fallon, MO 56 79 1.41 

Jennings Place II Jennings, MO 54 66 1.22 

Memorial Hills Joplin, MO 54 54 1.00 

Sinclair Estates Columbia, MO 40 60 1.50 

Vandeventer Place St. Louis, MO 54 55 1.02 

Wilshire Hills II Lee's Summit, MO 42 60 1.43 

Design Average    1.27 

 

Based on our history of designing senior developments and then seeing them being occupied 

post construction we have the understanding that most residents will only have 1 vehicle per 

unit, which provides ample additional parking spaces for visitors. The multiple bedroom units 

will be used primarily as a spare room for senior couples in the development and will not 

require parking for each bedroom. The proximity to the public transit system will also allow the 

seniors to travel about the city, which further reduces the need for additional parking stalls. 
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The overall demand for parking at senior developments is typically around 1.0 stalls per unit, 

our special exception request is for 1.50 stalls per unit. This additional parking of 0.5 stalls/unit 

will be ample additional parking for the site. 

 

Thank you for your review of this addition information. Support by the Planning & Development 

Department for the Special Exception parking reduction at the Board of Adjustment meeting 

would be greatly appreciated. Please contact me if you have any questions, comments, or 

concerns. 

 

 

Sincerely, 

              

 

      

 

Matthew A. Kriete, P.E. 

       MO PE 2007002811 

  

Enclosures 

cc:   1-Jay Burchfield – Scenic Meadows, LP 

 1-Matt Covington - AEP 

 1-File ESS Job # 15007 
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 Engineering Surveys & Services 
Est. 1954  

 

 

 

 

 

 

APPENDIX A: 

OTHER CITIES’ PARKING REQUIREMENTS 
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 CITY OF JOPLIN, MISSOURI – ZONING REGULATIONS 
 Article 19 – Off-Street Parking and Loading Regulations 
 
 
 

 
December 5, 2004 - 111 - 

radius, the edge of the driveway throat shall be 135 feet from the curb face of the perpendicular 
intersecting street.  The driveway radius shall not compound with the intersection corner radius.  
Corner Clearance Arterial and Collector Streets:  All direct access driveways shall be constructed 
such that the point of tangency of the curb return radius closest to a signalized or stop sign-
controlled intersection shall be at least 150 feet right-in, right-out, or 250 feet right/left in-out, 
from the perpendicular curb face of the intersecting street.  The driveway radius shall not 
compound with the intersection corner radius. 

 
G. Driveway Width:  Except for dual driveways approved by the City Engineer, the width of the 

driveway throats shall not exceed 35 feet in width.  Provided, however, driveway widths shall be 
between 30 feet and 55 feet for those driveways exiting or entering upon arterial and collector 
streets.  The specific width shall be established by the City Engineer based upon traffic volumes 
and the proposed sign design. 

 
H. Access Easement Agreements:  In order to guarantee the above standards and improvements will 

be maintained by future owners, Access Agreements shall be required.  These Agreements will be 
recorded in the appropriate Reorder of Deeds Office and will be binding upon inure to the benefit 
of future owners of the property unless modified and amended. 

 
I. Driveway Profiles:  The grade of a 2-way, 1-way or divided commercial driveway shall not 

exceed five percent (5%) for a minimum distance of 25 feet from the edge of the pavement. 
 
Sec. 29A-1904.  Required Spaces 

 
Off-street parking spaces shall be provided as follows: 
 
A.. Dwelling and Lodging Uses: 
 

1. Boarding or rooming houses:  One parking space per each three sleeping rooms. 
 
2. Dormitories, fraternities, sororities:  Two parking spaces for each three occupants based on 

the maximum design capacity of the structure. 
 
3. Hotels and motels:  One space per each rental unit plus one space per each two employees in 

the largest working shift and such spaces as are required for restaurants, assembly rooms, and 
other affiliated facilities provided. 

 
4. Manufactured home parks:  Two parking spaces per each manufactured home. 
 
5. Nursing homes, rest homes, etc.:  One parking space per each five beds based on the designed 

maximum capacity of the structure, plus one parking space for each employee. 
 
6. Single-family:  Two spaces per dwelling unit. 



 CITY OF JOPLIN, MISSOURI – ZONING REGULATIONS 
 Article 19 – Off-Street Parking and Loading Regulations 
 
 
 

 
December 5, 2004 - 112 - 

 
7. Two-family and multifamily:  Two spaces per dwelling unit.  Two-family and multifamily 

dwelling units designed specifically for the elderly, one space per two dwelling units. 
 
B. Business, Commercial, and Industrial Uses: 
 

1. Automobile, truck, recreational vehicle and manufactured home sales and rental lots:  One 
parking space for each 3,000 square feet of open sales lot area devoted to the sale, display and 
rental of said vehicles, plus one parking space for each employee. 

 
2. Automobile salvage yards:  One parking space for each employee, plus one parking space for 

each 10,000 square feet of storage area. 
 
3. Financial, business, and professional offices:  One parking space for each 300 square feet of 

gross floor area. 
 
4. Bowling alleys:  Four parking spaces for each lane. 
 
5. Cartage, express, parcel delivery and freight terminal establishments:  One parking space for 

each two employees in the largest working shift in a 24-hour period, plus one parking space 
for each vehicle maintained on the premises. 

 
6. Automobile wash:  Three holding spaces for each car washing stall plus two drying spaces for 

each car washing stall. 
 
7. Funeral homes and mortuaries:  One parking space for each four seats based upon the 

designed maximum capacity of the parlor, plus one additional parking space for each 
employee and each vehicle maintained on the premises. 

 
8. Furniture and appliance stores, household equipment or furniture repair shop:  One parking 

space for each 400 square feet of floor area. 
 
9. Manufacturing, production, processing, assembly, disassembly, cleaning, servicing, testing or 

repairing of goods, materials or products:  One per three employees based upon the largest 
working shift in any 24-hour time period. 

 
10. Medical and dental clinics or offices:  One parking space for each 200 square feet of gross 

floor area. 
 
11. Restaurants, private clubs and taverns:  One parking space for 2.5 seats based on the 

maximum designed seating capacity; provided, however, that drive-in restaurants shall have a 
minimum of at least ten parking spaces. 
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�b_o\_�µabv�ab�*̂u]\�*ŵ t]� ����|}�%���������}|� ||�� �
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BUILDING 100INDEPENDENT SENIOR LIVING (MULTI-FAMILY)3-STORY - 60 UNITSFF=1265.00
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FF=1266.50
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BUILDING 100INDEPENDENT SENIOR LIVING (MULTI-FAMILY)3-STORY - 60 UNITSFF=1265.00
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MODIFIED EXISTING SOIL - COMPACTED SURFACE SOIL

Finished grade after

settlement.

Finished grade after tilling but

before settlement.

Apply 2 - 3" compost.

Notes:

1- See planting soil specifications for additional requirements.

Existing soil.

Till compost into top 6" of soil.

SECTION VIEW

URBAN TREE FOUNDATION © 2014

OPEN SOURCE FREE TO USE

TREE STAKING - LODGE POLES (2)

SECTION VIEW

6
'
-
0
"

2
'
-
0
"

Two (2) three inch lodge pole pine

stakes. Install approximately 2"

away from the edge of the root

ball. Stake location shall not

interfere with permanent branches.

PLAN VIEW

Rubber tree ties.

Lodge pole

stakes.

Remove nursery stake. If

central leader needs to be

straightened or held erect, it is

acceptable to attach a 

1

2

" x 8'

bamboo pole to the central leader

and trunk.

32" long non - abrasive rubber ties.

URBAN TREE FOUNDATION © 2014

OPEN SOURCE FREE TO USE

Prevailing

wind.

MODIFIED EXISTING SOIL - COMPACTED SUB SOIL (FRACTURING)

1
8

 
-
 
2

4
"

1
8

-
2

4
"

2'±

Before starting soil fracturing

apply 2 - 3" of compost over

existing grade.

Existing grade

after rough grading.

Pavement. Do

not fracture

soil adjacent

to pavement.

Notes:

1- For planting areas narrower than 8' reduce the distance between

paving and soil fracturing from 2' to 1'.

2- See planting soil specification for additional requirements.

Apply 3 - 4" of compost and

required chemical adjustment

prior to final tilling.

Proposed finished

grade after

settling.

Finish grade

adjacent to paving

shall be 1 - 2"

below pavement

surface.

STEP ONE

STEP TWO

Fracture soil using a

backhoe. Dig into the

soil and the compost.

Lift the soil and drop

in place to fracture

compaction. Repeat

over entire planting

area.

URBAN TREE FOUNDATION ©2014
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ROOT OBSERVATIONS DETAIL - BALLED AND BURLAPPED

ACCEPTABLE REJECTABLE

Root collar.

Roots radiate from trunk and reach side of root ball without

defecting down or around.

Root ball periphery.

Absorbing roots.

Structural

roots.

0
-
2
"

Top of

root

ball.

Point

where top-

most root

emerges

from trunk.

The point where top-most root(s) emerges from the trunk (root collar)

should be within the top 2" of substrate. The root collar and the root

ball interior should be free of defects including circling, kinked,

ascending, and stem girdling roots. Structural roots shall reach the

periphery near the top of the root ball.

Absorbing roots

Structural roots circle and do not radiate

from the trunk.

URBAN TREE FOUNDATION © 2014

OPEN SOURCE FREE TO USE

Structural root

growing tangent

(parallel) to trunk.

Structural roots

Structural roots primarily grow to one side.

Structural roots missing from one side,

and/or grow tangent to trunk.

Structural roots circle interior of root ball. No

structural roots are horizontal and reach the

root ball periphery near the top of the root

ball.

Structural roots descend into root ball interior.

No structural roots are horizontal and reach the

root ball periphery near the top of the root ball.

Only absorbing roots reach the periphery

near the top of the root ball. Structural

roots mostly wrap or are deflected on the

root ball interior.

Notes:

1- Observations of roots shall occur prior to acceptance. Roots and soil may be removed during the observation process; substrate/soil shall be replaced after the

observations have been completed.

2- See specifications for observation process and requirements.

Structural

root

circling.

SHRUB - UNMODIFIED SOIL

Notes:

1- Shrubs shall be of quality prescribed in the root observations detail and specifications.

2- See specifications for further requirements related to this detail.

Loosened soil.

Dig and turn the soil

to reduce the

compaction to the

area and depth

shown.

3x's widest dimension of root ball.

Rootball.

4" high x 8" wide round - topped soil

berm above root ball surface shall be

constructed around the root ball.

Berm shall begin at root ball periphery.

Prior to mulching, lightly tamp soil

around the root ball in 6" lifts to brace

shrub. Do not over compact. When the

planting hole has been backfilled, pour

water around the root ball to settle the

soil.

4" layer of mulch.

No more than 1" of

mulch on top of

root ball. (See

specifications for

mulch).

Root ball rests on

existing or

recompacted soil.

Slope sides of

loosened soil.

Existing soil.

Finished grade.

Shrub.

SECTION VIEW

URBAN TREE FOUNDATION © 2014
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TREE IN POORLY DRAINED SOIL

Root ball surface shall be

positioned to be

one - quarter above finished

grade.

Loosened soil. Dig and turn the

soil to reduce compaction to the

area and depth shown.

Trunk caliper shall

meet ANSI Z60 current

edition for root ball size.

3x widest dimension of root ball.

Bottom of root ball rests on

existing or recompacted soil.

Existing site soil added to

create a smooth transition

from the top of the raised root

ball to the finished grade at a

15% max. slope.

SECTION VIEW

Existing soil.

Original  grade.

Central leader. (See crown

observations detail).

Root ball modified as

required.

 Round-topped

 soil berm 4" high x 8" wide

above root ball surface shall

be constructed around the

root ball. Berm shall begin

at root ball periphery.

Notes:

1- Trees shall be of quality

prescribed in crown

observations and root

observations details and

specifications.

2- See specifications for

further requirements related to

this detail.

4" layer of mulch.

No more than 1" of mulch on

top of root ball. (See

specifications for mulch).

Prior to mulching, lightly tamp

soil around the root ball in 6"

lifts to brace tree. Do not over

compact. When the planting

hole has been backfilled, pour

water around the root ball to

settle the soil.

Finished  grade.

URBAN TREE FOUNDATION © 2014
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TREE ON SLOPE 5% (20:1) TO 50% (2:1) - UNMODIFIED SOIL

Existing soil.

Trunk caliper shall

meet ANSI Z60 current

edition for root ball size.

Round-topped soil

 berm 4" high x 8" wide

above root ball surface shall

be centered on the downhill

side of the root ball for 240°.

 Berm shall begin at root ball

periphery.

Original grade.

Bottom of root ball rests on

existing or recompacted soil.

Central leader. (See crown

observations detail).

SECTION VIEW

Original slope should pass

through the point where the

trunk base meets

substrate/soil.

Prior to mulching, lightly tamp

soil around the root ball in 6"

lifts to brace tree. Do not over

compact. When the planting

hole has been backfilled, pour

water around the root ball to

settle the soil.

3x widest dimension of root ball

URBAN TREE FOUNDATION © 2014

OPEN SOURCE FREE TO USE

Loosened soil. Dig and turn

the soil to reduce the

compaction to the area and

depth shown.

Root ball modified as

required.

4" layer of mulch. No more

than 1" of mulch on

top of root ball. (See

specifications for mulch).

Slope sides of loosened soil.

Notes:

1- Trees shall be of quality

prescribed in crown

observations and root

observations details and

specifications.

2- See specifications for

further requirements related to

this detail.

GROUNDCOVER

E

Q

.

E

Q

.

Notes:

1- See planting legend for groundcover species, size, and spacing dimension.

2- Small roots (

1

4

" or less) that grow around, up, or down the root ball periphery are considered a

normal condition in container production and are acceptable however they should be eliminated at the

time of planting. Roots on the periperhy can be removed at the time of planting. (See root ball shaving container detail).

3- Settle soil around root ball of each groundcover prior to mulching.

PLAN

SECTION VIEW

Pavement.

Mulch.

Groundcover plants to be

triangularly spaced.

Existing soil.

Modified soil. Depth varies. (See

specifications for soil modification).

2 - 3" thick layer of mulch.

Finished grade.

6
"
 
m

i
n
.
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Development Review Staff Report 
 

 
BOARD OF ADJUSTMENT PUBLIC HEARING: JUNE 8, 2021 

 

 
CASE: Variance 582 
 
ACRES: Approximately 1.62 acres 
 
LOCATION: 1137 W. Kearney Street 
 
EXISTING LAND USE: Car wash 
 
APPLICANT: 1137 Kearney Bl, LLC  
 
STAFF: Daniel Neal, Senior Planner           
417-864-1036 
 

 

SUMMARY OF ZONING VARIANCE: 
Request to vary from the Highway Commercial front yard setback requirements, Section 36-422(5)(b) to allow for a non-
conforming building to be expanded in the front yard setback area from the centerline of Kearney Street. 
STAFF FINDINGS: 
1. The applicant, 1137 W. Kearney BI, is proposing to expand an existing car wash building footprint. 
2. The applicant recently purchased the subject property in February and is currently making modifications to the existing 

structure to accommodate the new car wash. 
3. The Zoning Ordinance requires any property zoned HC, Highway Commercial District and fronting along a primary 

arterial roadway to have a 50 ft. setback from the right-of-way centerline plus the 25 ft. front yard setback for a total 
setback of 75 ft. from the centerline of a primary arterial (Kearney Street) per Section 36-422(5)(b). 

4. The current building is setback only 58 feet from the centerline of Kearney Street  (18 feet plus 40 feet ).  Therefore, 
the existing building is a non-conforming structure. The Zoning Ordinance per Section 36-457 (3) Nonconforming 
buildings and structures are allowed to continue as long as it is lawful and does not expand or increase the non-
conformity.  The building remodel  is expanding outside of the original building footprint.  

5. The request for a variance per Section 36-365 (8) Extent of variance limited. The board, in exercising its authority to 
grant variances from this article, shall be empowered to vary the provisions of this article only to the extent necessary 
to relieve or alleviate the demonstrated hardship.   

6. If the variance is approved, the property owner will be allowed to construct a new addition onto the existing car wash 
building as shown on the attached exhibit. The new addition will not be allowed to encroach any closer than the existing 
car wash building. 

7. If the variance is denied, the applicant must construct the new building addition meeting the front yard setback 
requirements and to comply with all applicable Zoning Ordinance requirements. 

SURROUNDING ZONING AND LAND USES: 
 NORTH SOUTH EAST WEST 
ZONING R-SF HC HC HC 

LAND USE Single-family residential Restaurant Shopping center Convenience store 
with fuel pumps 
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SURROUDING ZONING AND LAND USES: (GOOGLE AERIAL VIEW) 

 
STREET VIEW: 
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GROWTH MANAGEMENT AND LAND USE PLAN: 
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PROPERTY HISTORY: 
The subject property was annexed in 1926 and was originally zoned C-2 in 1956 with the adoption of the Zoning Map 
and Ordinance and translated to HC, Highway Commercial District since the citywide remapping in 1995. The car wash 
facility was constructed in 1979.  
BOARD OF ADJUSTMENT ORDINANCE AUTHORITY: 
The following excerpt from the Zoning Ordinance lists the limits of the Board of Adjustment's authorization in this 
instance: 
 
Sec. 36-365. - Variances.  

(1)    Jurisdiction and authority. The board of adjustment shall exercise the jurisdiction and authority to vary the strict or 
literal terms of this article in accordance with the procedures, standards, and limitations contained in this section and 
section 36-351, board of adjustment. A variance is the remedy created by this power and is part of the board's 
appellate jurisdiction. It is a discretionary privilege which is granted because strict and literal enforcement of the 
provisions of this article would, due to special conditions peculiar to a particular property, result in unusual difficulty 
or hardship.  

(2)  Authorized variance. Variances from the regulations and restrictions contained in this article may be granted by the 
board of adjustment in the following instances.  

(a)  A variance of the applicable bulk regulations for buildings and structures, including maximum height, required 
yard areas, and other required open space.  

(b)  A variance of the applicable minimum requirements for lot size, width and depth and setbacks from lot lines.  

(c)  A variance of the applicable off-street parking and off-street loading requirements and ratios.  

(d)  A variance of the applicable spacing and open space requirements.  

(e)  A variance of the design requirements of this article.  

(f)  A variance of the buffer area requirements.  

(g)  A variance to permit the reconstruction of a nonconforming building which has been destroyed or damaged by 
fire or other casualty, or act of God or the public enemy, to the extent that the cost of restoration of the building 
to its condition prior to the destruction or damage does not exceed 75 percent of completely reconstructing the 
building.  

 (5)  Burden on applicant. The applicant for a variance shall bear the burden of producing evidence establishing that the 
requested variance satisfies the standards set out in subsection (3).  

 (8)  Extent of variance limited. The board, in exercising its authority to grant variances from this article, shall be 
empowered to vary the provisions of this article only to the extent necessary to relieve or alleviate the demonstrated 
hardship.  

(9)  Conditions and restrictions. The board of adjustment may impose such conditions and restrictions upon the premises 
benefitted by a variance as may be necessary to comply with the standards set out in this article to reduce, minimize, 
or mitigate the effect of such variance upon other property in the neighborhood, and better to carry out the general 
intent of the article. Failure to comply with any such conditions and restrictions shall constitute a violation of this article.  

(10)  Decision on variance. Within 30 days after the public hearing on a request for a variance, the board of adjustment 
shall file its written decision on the requested variance, supported by findings of fact and conclusions and list of 
sections varied with respect to the standards in subsection (3), with the director of planning and development. The 
director of planning and development shall mail, by first-class mail, a copy of the decision to the applicant and upon 
each other person who requests in writing to be notified, and he shall also record the board's order in the land records 
of the county recorder of deeds.  

(11)  Duration of variance.  

(a)  No order of the board of adjustment granting a variance shall be valid for a period of longer than one year from 
the date of such order unless the action that precipitated the request for the variance (subdivision of land, 
construction, change in use, etc.) is commenced within such period and pursued to completion without 
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unnecessary delay on the part of the person holding the title or beneficial interest in the property for which the 
variance was granted.  

(b)  After conducting a public hearing with the notice required by section 36-368, publication and posting of notices, 
the board of adjustment may vacate a previous order of the board granting a variance to be null and void if the 
board finds the conditions that created the need for a variance cease to exist and any actions permitted by the 
granting of the variance have not commenced.  

 

Sec. 36-351. - Board of adjustment. 
 
In considering and deciding appeals and applications for variances and special exceptions, the board acts in a quasi-
judicial capacity.  
 

(4) Conduct of hearings by board of adjustment. Public hearings conducted by the board of adjustment on any matter 
over which it has jurisdiction shall be subject to the following rules.  

 
(a) Any person, or his agent, who has an interest in the subject matter of the hearing shall be afforded an opportunity 
to present evidence, exhibits and argument, and to question, through the chairman of the board of adjustment, 
witnesses on all relevant issues, subject to the chairman's imposition of reasonable limitations on the number of 
witnesses, and the nature and length of testimony and questioning.  
 
(b) All testimony at the hearing shall be under oath, or by affirmation, administered by the chairman.  
 
(c) The board of adjustment shall have a written record of each public hearing and the deliberations of the board 
kept.  

 
(d) Members of the board of adjustment shall base their consideration of matters on which the board conducts a 
public hearing upon the following information and evidence:  

 
1. Testimony, exhibits, and argument presented at the hearing, and not upon direct or indirect communication 
with any party or representative of such party made outside of the hearing;  
 
2. Reports, memoranda and other materials prepared by the director of planning and development, director of 
building development services, director of public works, other employees of the City of Springfield or consultants 
in connection with the application and made a part of the record at the time of hearing; and  
 
3. Inspections of the site when all interested parties or their representatives have the opportunity to be present, 
or when no such parties or their representatives are present.  

 
(e) The board of adjustment shall adopt, and may from time to time amend, such additional procedural rules as it may 
deem necessary or desirable for the efficient and orderly conduct of its business. Copies of such rules shall be 
available in the office of the director of building development services.  

 
(5) Required vote. The concurring vote of four members of the board shall be necessary to reverse any order, 
requirement, decision, or determination of any administrative official of the city, or to decide in favor of the applicant on 
any matter upon which it is required to act under this article, such as granting a variance or allowing a special exception.  
 
(6) Limitation on refiling. No appeal, request, or application to the board of adjustment shall be allowed with respect to 
the same parcel of land, building, or structure prior to the expiration of six months from the date of the ruling of the board 
unless a substantial change of circumstances or conditions can be demonstrated by the applicant.  
 
(7) Recordation of orders of the board. Whenever the board of adjustment shall have acted upon an appeal, application 
for special exception, or variance the board shall cause its order granting or denying said appeal or application to be 
recorded in the land records of the county recorder of deeds, however, no order shall be recorded until the order has 
become final by the passage of 30 days from the date said order is filed in the department of planning and development 



Development Review Staff Report 
 

 
without an action being filed in a court of competent jurisdiction challenging the issuance of said order or until a court of 
competent jurisdiction upholds said order if it is challenged within said 30-day period. 
 
ZONING ORDINANCE SECTIONS SUBJECT TO THE ZONING VARIANCE: 

Sec. 36-422. - HC - Highway commercial district.  

 (5)  Bulk and intensity of use restrictions.  
(a)  Maximum structure height: None, except that all structures shall remain below a 30-degree bulk plane as 

measured from the boundaries of R-SF or R-TH districts.  

(b)  Minimum yard requirements (additional bufferyard may be required by subsection (8):  

1.  Front yard:  

[a.]  [Reserved.]  

b.  Twenty-five feet along a street classified as a collector or higher classification street or as required by 
section 36-453, supplemental open space and yard regulations.  

c.  Fifteen feet along a street classified as a local street or as required by section 36-453, supplemental 
open space and yard regulations.  

d.  The front yard setback may be reduced below the minimum required above if a conditional use permit 
is approved in accordance with section 36-363, conditional use permits, or an approved preliminary 
plat in accordance with the city's subdivision regulations.  

2.  Side yard: None, except as required by section 36-453, supplemental open space and yard regulations, and 
the bufferyard requirements in subsection (8).  

3.  Rear yard: None, except as required by the bufferyard requirements in subsection (8).  

However, in no event may a structure be erected closer to the centerline of an existing or planned street than 
as prescribed below, except as permitted by subsection 36-303(17)(b) and subsection 36-303(17)(d).  

Street Classification  Required Setback from Right-of-Way Center Line  
Freeway  150 feet plus the required yard setback  
Expressway  65 feet plus the required yard setback  
Primary arterial  50 feet plus the required yard setback  
Secondary arterial  35 feet plus the required yard setback  
Collector  30 feet plus the required yard setback  
Commercial/industrial local  30 feet plus the required yard setback  
Residential local  25 feet plus the required yard setback  
Highway access road  20 feet plus the required yard setback  
Downtown streets  Required yard setback from right-of-way line  

Sec. 36-457. - Nonconformities.  

(3)  Nonconforming buildings and structures.  

(a)  Authority to continue. Any building or structure which is devoted to a use which is permitted in the zoning district 
in which it is located but which does not comply with applicable bulk regulations, or which is located on a lot 
which does not comply with the applicable lot size requirements and/or the applicable bulk regulations, may be 
continued, so long as it remains otherwise lawful, subject to the restrictions in subsections 36-457(3)(b) through 
36-457(3)(d) of this article.  
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(b)  Maintenance, repair, remodeling and structural alterations. Any building or structure described in subsection 36-

457(3)(a) may be maintained, repaired or remodeled, or structurally altered. Any such maintenance, repair, 
remodeling or structural alteration shall conform to all requirements of the zoning district and shall not increase 
the nonconformity of the existing building or structure except that for buildings or structures located on a lot that 
does not comply with the applicable lot size requirements, the side yard requirements shall be determined by 
subsection 36-457(2)(a)2. or 36-457(2)(b)2., whichever is applicable.  

(c)  Expansion or enlargement. Any building or structure described in subsection 36-457(3)(a) may be expanded 
or enlarged provided such expansion or enlargement conforms to all requirements of the zoning district 
and does not increase the nonconformity of the existing building or structure unless it is required by the 
codes and ordinances of the City of Springfield and except that for buildings or structures located on a lot that 
does not comply with the applicable lot size requirement, the side yard requirements shall be determined by 
subsection 36-457(2)(a)2. or 36-457(2)(b)2., whichever is applicable. Any building or structure described in 
subsection 36-457(3)(a) shall not be required to conform to the requirements of the article as a condition for 
expansion or enlargement.  

(d)  Damage or destruction. In the event that any building or structure described in subsection 36-457(3)(a) is 
damaged or destroyed, by any means, to the extent of more than 75 percent of the replacement cost of the 
building or structure at the time such damage occurred, such building or structure shall not be restored unless it 
shall thereafter conform to the regulations for the zoning district in which it is located. Structures located on a lot 
that does not comply with the applicable lot size requirements shall not in any event be required to provide a side 
yard that exceeds the yard requirements in subsection 36-457(2)(a)2. or 36-457(2)(b)2., whichever is applicable. 
When a building or structure is partially damaged to the extent of 75 percent or less, no repairs or restoration 
shall be made unless a zoning certificate is obtained and restoration is actually begun within 12 months after the 
date of such partial destruction and is diligently pursued to completion.  

(e)  Moving. No building or structure described in subsection 36-457(3)(a) shall be moved in whole or in part for any 
distance whatever, to any other location on the same or any other lot unless the entire building or structure shall 
thereafter conform to the regulations of the zoning district in which it is located after being moved.  

 

COMPATIBILITY WITH COMPREHENSIVE PLAN: 
The Community Physical Image and Character Plan element of the Comprehensive Plan developed goals to improve the 
visual appearance of the urban area and the Growth Management and Land Use Plan element encourages the 
protection of residential neighborhoods from adverse impacts of proposed development and inappropriate land use 
changes. New development should be compatible with existing development in terms of scale, materials, rooflines, 
setbacks and open space. 
 
The Growth Management and Land Use Plan of the Comprehensive Plan also states that new development should be 
compatible with existing development in terms of scale, materials, rooflines setbacks and open space. Landscaped 
transitions should be used between sharply differing types of land use. Encourage the effective use of location, design 
and landscaping of commercial uses to screen and buffer neighborhoods from lights, signs, traffic noise and pollution, 
and other factors incompatible or conflicting with adjacent land uses. These practices will help ensure the integrity and 
function of the road system, reduce the length and frequency of auto trips, minimize impact on residential areas and 
contribute to the overall attractiveness of the community. 
STAFF COMMENTS: 
 
1. The applicant is requesting to vary from the Highway Commercial front yard setback requirements, Section 36-

422(5)(b) to allow for a building addition on the existing car wash facility at 1137 W. Kearney Street. 
 

2. The Board of Adjustment has authority to grant variances that are based on of the applicable minimum requirements 
for lot size, width and depth and setbacks from lot lines per Section 36-365(2)(c) of the Zoning Ordinance. 

 
3. The property owner, 1137 Kearney BI, LLC, is a limited liability corporation that is managed by Greg Bylar.  

 
4. The proposed car wash addition will be constructed approximately 18 feet from the existing right-of-way of Kearney 

Street. The current minimum building setback is 25 feet. This variance would allow for an approximate 7 ft. 
encroachment into the front yard building setback along Kearney Street. 
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5. The applicant has submitted a site plan of the proposed building addition (Exhibit 2). The site plan shows two 

driveway closures along Johnston Avenue that will make the traffic flow to and from the site much safer. 
 

 

36-365 (3) The Board of Adjustment shall 
not vary the regulations of this Article as 
authorized above unless and until it shall 
make written findings based upon the 
particular evidence presented to it in 
each specific case that: 

Applicant Response: Staff Response 

(a) The particular physical surroundings, 
shape, or topographical condition of 
the specific property involved would 
result in an unnecessary hardship 
upon the owner as distinguished from 
a mere inconvenience if the strict 
letter of the regulations were carried 
out; and 

Two items cause unnecessary hardship for 
the owner.  The first is the shape of the lot.  
The second is the existing, non-conforming 
structure erected on the lot.  Together, the 
shape of the lot and existing structure 
require that the planned tunnel addition for 
the remodeled and improved car wash be 
an extension of the southernmost existing 
car wash bay to allow adequate queuing 
space.   
The only alternative to the proposed plan is 
using the most southern existing access on 
Johnston Street as the main access for the 
car wash with the new tunnel placed on the 
most northern existing bay. While this 
option is technically viable it would likely 
cause queuing and traffic back up into 
Johnston Street and Kearney Street 
because of the particular shape of the lot 
and the placement of the current building on 
the property.  Thus this “alternative” poses 
potential safety and traffic congestion 
issues.  
The hardship created by the lot shape and 
the existing non-conforming structure are 
thus actual hardships and not mere 
inconveniences. 

By utilizing the existing car 
wash building, the new addition 
and site must be designed in a 
way to allow enough queuing 
for the automatic car wash and 
circulation for customers using 
the self-service and vacuum 
bays. The closure of the two 
driveways along Johnston 
ultimately make the site much 
safer for customers and traffic 
in the area. 
 

(b) The conditions upon which the 
petition for a variance is based would 
not be applicable, generally, to other 
property within the same zoning 
classification; and 

The conditions of the property (i.e., its 
shape, the current non-conforming building, 
and its configuration and construction as a 
car wash) are not applicable to other 
property within the same zoning 
classification because those conditions do 
not generally exist on other property with the 
same zoning classification. Similarly, the 
traffic congestion issues are not applicable 
because they are created by the existing 
property shape and building configuration.  
It is worthy of note, however, that many 
existing structures along Kearney street, 
even several in the direct vicinity of the 
property, infringe on the now-applicable 
setback standards to an equal or greater 
degree than what is proposed as part of this 
variance. 

Any property zoned HC, 
Highway Commercial District 
and fronting along a primary 
arterial roadway is required to 
have a 50 ft. setback from the 
right-of-way centerline plus the 
25 ft. front yard setback for a 
total setback of 75 ft. from the 
centerline of Kearney Street.  

(c) The purpose of the variance is not 
based exclusively upon a desire to 
enhance the value of the property, or 

Safety is the primary purpose of the 
variance.  As noted in response to item A, 
the only alternative if the variance is not 

The site was previously used 
as a traditional self-service car 
wash. The applicant is 

RESPONSES TO STANDARDS FOR VARIANCES: 
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increase the return or income 
therefrom; and 

granted, is for the developer to direct traffic 
to the car wash via Johnston Street as its 
primary access point.  That alternative 
would likely back traffic onto Johnston 
Street and Kearney Street as cars wait in 
que, which is a safety and traffic flow issue.   
Evidence of this safety concern is the City’s 
request that the developer close the 
Johnston Street access to the property if it is 
redeveloped. 

proposing both a self-service 
and automatic style car wash 
which has a different traffic flow 
and layout. 

(d) The property in question cannot yield 
a reasonable return if permitted to be 
used only under the conditions 
allowed by the regulations in the 
district in which it is located; and 

Currently, the property has been unable to 
yield a reasonable return, evidenced by the 
prior business’s closure and the current 
dilapidated state of the prior car wash. In 
order to make the car wash yield a 
reasonable return, the proposed 
improvements must be made.  If the 
requested variance is not granted, the 
necessary improvements cannot be made 
without adopting a plan that may likely 
cause significant traffic flow and safety 
issues.  Those issues will, of course, 
threaten the economic viability of any 
redevelopment and the ability of the 
property to yield a reasonable return. 

Keeping the existing car wash 
facility and adding a new 
building addition to the existing 
site, creates many issues 
which includes the addition of 
queuing spaces and closure of 
driveways to control the flow of 
traffic in and out of the site. 

(e) The alleged hardship has not been 
created by any person presently 
having an interest in the property; 
and 

The hardships detailed in Item A were 
created by the platting of the lot and its 
shape, the location of the current building 
by the original developer, and also by 
changes to the City Code concerning 
building setbacks off Kearney Street. 

.  

(f) The granting of the variance will not 
be detrimental to the public welfare or 
injurious to other property or 
improvements in the neighborhood in 
which the property is located, or 
diminish or impair the values thereof; 
and 

The existing building is already non-
conforming. The proposed redevelopment 
does not move the building any closer to the 
centerline of Kearney Street. Additionally, 
many existing structures along Kearney 
Street are located closer to the centerline of 
Kearney Street than the current building.  
Moreover, the property is currently 
dilapidated, abandoned, and in disrepair.  In 
its current state the property is detrimental 
to the public welfare and injurious to other 
property and improvement locate nearby.  
The proposed variance would allow the 
property to be greatly improved and to 
become a functioning business, which 
would help the public welfare and benefit 
the other properties and improvements 
located nearby. 

It does not appear that the 
proposed commercial use 
would be detrimental or 
injurious to other property in 
the neighborhood. It’s a similar 
use to what’s currently 
permitted. 
 

(g) The proposed variance will not impair 
an adequate supply of light and air to 
adjacent property, or cause or 
substantially increase congestion in 
the public streets, or increase the 
danger of fire or the spread of fire, or 
endanger the public safety; and 

The proposed redevelopment does not 
move the building any closer to the 
centerline of Kearney Street. The requested 
variance is actually needed to prevent the 
property from causing or substantially 
increasing congestion in the adjacent public 
streets. If the variance is not granted the 
developer will be forced to use the most 
southern access to the property as its main 
access, which could create congestion on 
Johnston and Kearney Streets and their 
intersection. 

The proposed variance does 
not appear to impair the 
adjacent properties as the use 
is similar to the existing use of 
the property.  
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(h) The variance, if granted, will not alter 
the essential character of the 
neighborhood, and 

The property was previously a car wash.  
The developer intends to continue its use as 
a carwash.  The requested variance would 
in no way alter the essential character of the 
neighborhood, other than improving a 
currently closed, abandoned, and 
dilapidated business.  Additionally, the 
proposed redevelopment does not move the 
building any closer to the centerline of 
Kearney Street. 

The proposed development 
would appear to be consistent 
with the character of the 
surrounding neighborhood and 
is similar to the existing use of 
the property.  

(i) The variance requested is consistent 
with the purposes and intent of this 
Article and the Springfield 
Comprehensive Plan. 

The requested variance is consistent with 
the intent and purpose of the Article for the 
reasons set forth in Items A-H, and a car 
wash is an appropriate use for this property 
as evidenced by its current zoning and as 
contemplated in the Springfield 
Comprehensive Plan. 

As described above in the 
Compatibility with 
Comprehensive Plan section of 
the staff report, the proposed 
variance would be consistent 
with our plans. 
 

 

 

PUBLIC NOTIFICATIONS: 
The property was posted by the applicant at least 10 days prior to the public hearing. Public notice letters were sent out 
at least 10 days prior to the public hearing to property owners within 185 feet. 
Notices sent to property owners within 185 feet: Mailed:  32 Returned: 0 
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DEPARTMENT COMMENTS: 

 
BUILDING DEVELOPMENT SERVICES COMMENTS: 
 
No issues with proposed variance. 
 
CITY UTILITIES COMMENTS: 
 
No issues with setback variance. 
 
ENVIRONMENTAL SERVICES CLEAN WATER COMMENTS: 
 
Variance is for building setbacks. No impact on public sewer. 
 
FIRE DEPARMENT COMMENTS:  
 
No comments.  
 
PUBLIC WORKS STORMWATER COMMENTS: 
 
There is no issues with stormwater with proposed variance. 
 
PUBLIC WORKS TRAFFIC COMMENTS: 
 
Traffic has no issues with the request to vary the setback requirements with the removal of driveways as shown on the 
site plan. 
 
LEGAL DESCRIPTION: 

Exhibit 1 
 
ALL OF LOTS TWENTY (20), TWENTY-ONE (21), TWENTY-TWO (22), TWENTY-THREE (23) AND  
TWENTY-FOUR (24), INCLUSIVE, IN WM. H. PIPKIN, JR., SUBDIVISION IN THE CITY OF SPRINGFIELD,; 
ALSO, TEN (10) FEET WEST OF THAT AND ADJOINING SAID LOTS VACATED FROM JOHNSON AVENUE; 
EXCEPT, THAT PART LYING WITHIN THE RIGHT-OF-WAY (KEARNEY STREET) AND EXCEPT THAT PART 
LYING WITHIN THE RIGHT-OF-WAY OF DELLA STREET, DESCRIBED AS BEGINNING AT THE NORTHEAST 
CORNER OF LOT TWENTY (20); THENCE WEST 43.2 FEET; THENCE SOUTHEASTERLY TO A POINT 14.29 
FEET SOUTH OF THE BEGINNING; THENCE NORTH TO THE BEGINNING; AND EXCEPT BEGINNING AT 
THE SOUTHEAST CORNER OF LOT TWENTY-FOUR (24), NORTHERLY 112.75 FEET TO A POINT 2.15 FEET 
WEST OF THE EAST LINE OF LOT TWENTY-TWO (22), THENCE EAST 2.5 FEET TO SAID EAST LINE; 
THENCE SOUTH ALONG EAST LINE OF LOTS TWENTY-TWO (22), AND TWENTY- THREE (23) AND 
TWENTY-FOUR (24) TO THE BEGINNING, IN GREENE COUNTY, MISSOURI, EXCEPT ANT PART THEREOF 
TAKEN, DEEDED OR USED FOR HIGHWAY PURPOSES. 
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SITE PLAN

ELEVATIONS BASED ON

CITY OF SPRINGFIELD BENCHMARK

STATION: 230

NW CORNER BROADWAY AND KEARNEY

ELEVATION: 1310.14 FT

ONE FOOT CONTOUR INTERVAL

GRID NORTH MISSOURI STATE PLANE

COORDINATE SYSTEM 1983: CENTRAL ZONE

Scale: 1" = 30'
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= NEW ASPHALT PAVEMENT
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OWNER/DEVELOPER:

1137 KEARNEY BI, LLC.

C/O GREG BYLER

1925 E SEMINOLE STREET

SPRINGFIELD, MO 65804

417-343-9948

GREG@BLUEIGUANA.COM

PROPERTY DESCRIPTION:

ALL OF LOTS 20, 21, 22, 23, AND 24 INCLUSIVE, IN WM. H. PIPKIN, JR.,

SUBDIVISION IN THE CITY OF SPRINGFIELD,; ALSO, 10 FEET WEST OF

THAT AND ADJOINING SAID LOTS VACATED FROM JOHNSTON AVENUE

EXCEPT, THAT PART LYING WITHIN THE RIGHT-OF-WAY ( KEARNEY

STREET) AND EXCEPT THAT PART LYING WITHIN THE RIGHT-OF-WAY

OF DELLA STREET DESCRIBED AS BEGINNING AT THE NORTHEAST

CORNER OF LOT 20; THENCE WEST 43.2 FEET; THENCE

SOUTHEASTERLY TO A POINT 14.29 FEET SOUTH OF THE BEGINNING;

THENCE NORTH TO THE BEGINNING; AND EXCEPT BEGINNING AT THE

SOUTHEAST CORNER OF LOT 24, NORTHERLY 112.75 FEET TO A POINT

2.15 FEET WEST OF THE EAST LINE OF LOT 22, THENCE EAST 2.5 FEET

TO SAID EAST LINE; THENCE SOUTH ALONG EAST LINE OF LOTS 22

AND 23 AND 24 TO THE BEGINNING, IN GREENE COUNTY, MISSOURI,

EXCEPT ANY PART THEREOF TAKEN, DEEDED OR USED FOR HIGHWAY

PURPOSES.

VARIANCE REQUEST

1137 W KEARNEY STREET

SPRINGFIELD, MISSOURI

BEING A PART OF THE SOUTHEAST QUARTER OF THE

SOUTHWEST 14, SECTION 2, TOWNSHIP 29 NORTH, RANGE 22 WEST
SPRINGFIELD, GREENE COUNTY, MISSOURI

LOCATION SKETCH

SCALE 1" = 2000'

2

PROPERTY
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SITE DATA:

SITE ADDRESS: 1137 W KEARNEY STREET

TOTAL SITE AREA: 0.97 AC OR 42,222 SF

EXISTING IMPERVIOUS AREA = 34,212 SF (80.9%)

PROPOSED IMPERVIOUS AREA = 34,040 SF (80.6%)

EXISTING OPEN AREA = 8,010 (19.1%)

PROPOSED OPEN AREA = 8,182 (19.4%)

CURRENT ZONING =  HIGHWAY COMMERCIAL (HC)

CURRENT USE = VACANT CAR WASH

VARIANCE REQUEST:

REDUCTION OF FRONT YARD SETBACK ALONG KEARNEY STREET PER

SECTION 36-422 (5)(b).

REQUIRED SETBACK = 75 FEET (50 FEET + 25 FEET YARD SET BACK)

PROPOSED SETBACK = 58.34 FEET

PROPOSED USE = CAR WASH

EXISTING

ASPHALT

SURFACE

EXISTING ACCESS TO BE

REMOVED. AREA TO BE GRADED

TO MATCH SURROUNDINGS.

EXISTING ACCESS TO BE

REMOVED. AREA TO BE GRADED

TO MATCH SURROUNDINGS.

INSTALL 38 LF OF

CURB AND GUTTER

INSTALL 39 LF OF

CURB AND GUTTER

Exhibit 2


	Variance 581 Site Plan.pdf
	Sheets and Views
	VARIANCE SITE PLAN





