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CITY OF BRANSON 

BOARD OF ADJUSTMENT AGENDA 
 

February 25, 2016 
7:00 P.M. 

Council Chambers 
 

BOARD BUSINESS 
 

1. Roll Call 
 

2. Approve Agenda 
A. February 25, 2016 

 
3. Approve Minutes 

B. January 28, 2016 
 

OLD BUSINESS 
 

PUBLIC HEARINGS 
 

4. Request for a Special Permit to Provide Additional Parking Spaces Not 
Required for the Properties Located at 200, 204, 208, 212, 216, 220 and 224 
Roark Creek Road, Branson, Missouri.   
Project No. 16-24.1 (16-02400001) 
Applicant:  Cox Medical Center Branson 

 

ADJOURNMENT 
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CITY OF BRANSON 
BOARD OF ADJUSTMENT 

MINUTES 
January 28, 2016 

 
CALL TO ORDER: Chairperson Keller called the City of Branson’s Board of Adjustment meeting to order at 
7:00 pm in the City Hall Council Chambers, 110 W. Maddux Street, Branson, Missouri.   
 

BOARD BUSINESS 
 

1. Roll Call. 
 
Board Members Present: Babcock, Huddleston, Miles, Vice-Chairperson Edie and Chairperson Keller 
Board Members Absent: None 
Staff Present:  Joel Hornickel  Director of Planning and Development 
 Kim Varner  Planning Assistant 
 William Duston City Attorney 
    

2. Approve Agenda. 
A. January 28, 2016 

 
MOTION:  
Motion by Board Member Miles and seconded by Board Member Babcock to approve the January 28, 2016 
agenda.   
 
AYES: Babcock, Huddleston, Miles, Vice-Chairperson Edie and Chairperson Keller  
NOES: None  
ABSTAIN: None  
ABSENT: None 
 
Motion to approve the January 28, 2016 agenda carried with a 5-0 vote. 
 

3. Approve Minutes. 
A. September 25, 2014 
B. November 12, 2015 

 
MOTION: 
Motion by Vice-Chairperson Edie and seconded by Board Member Huddleston to approve the minutes of the 
September 25, 2014 and November 12, 2015 meetings.   
 
AYES: Babcock, Huddleston, Miles, Vice-Chairperson Edie and Chairperson Keller  
NOES: None  
ABSTAIN: None  
ABSENT: None 
 
Motion to approve the minutes of the September 25, 2014 and November 12, 2015 meetings carried with a 5-0 
vote.   
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OLD BUSINESS 
 

PUBLIC HEARING 
 

B. Request for a Variance from Section 94-68 (E)-Height Restrictions for the Property Located at 
3345 West State Highway 76, Branson, Missouri.  Project No. 15-19.2 (15-01900002) 
Applicant:  Recreational Investments & Management, Inc. 

 
Speakers: Mr. Craig Wescott and Mr. Hornickel. 
 
MOTION: 
Motion by Board Member Huddleston and seconded by Vice-Chairperson Edie to Grant the request for a 
variance from Section 94-68 (E) Height restrictions, for the property located at 3345 West State Highway 76, 
Branson, Missouri.   
 
AYES: Babcock, Huddleston, Miles, Vice-Chairperson Edie and Chairperson Keller  
NOES: None  
ABSTAIN: None  
ABSENT: None 
 
Motion to grant the request for a variance from 94-68 (E) Height restrictions, for the property located at 3345 
West State Highway 76, Branson, Missouri, passed with a 5-0 vote. 
 

ADJOURNMENT 

 
MOTION: 
Motion by Board Member Miles and seconded by Vice-Chairperson Edie to adjourn the meeting at 7:27 p.m.   
 
AYES: Babcock, Huddleston, Miles, Vice-Chairperson Edie and Chairperson Keller  
NOES: None  
ABSTAIN: None  
ABSENT: None  
 
Motion to adjourn the January 28, 2016, Board of Adjustment meeting carried with a 5-0 vote.   
 
 
 
_________________________________________________ ________________________ 
Bob Keller, Chairperson Date 
 
 
 
_________________________________________________ ________________________ 
Kim Varner, Planning Assistant Date 



Branson Board of Adjustment 
Action Memorandum 

Project No. 16-24.1 (16-02400001) 

LOCATION: 200,204,208,212,216,220 AND 224 ROARK CREEK ROAD 

OWNER/APPLICANT: COX MEDICAL CENTER BRANSON 

ITEM/SUBJECT: REOUEST FOR A SPECIAL PERMIT TO PROVIDE 
ADDITIONAL PARKING SPACES NOT REOUIRED FOR 
THE PROPERTIES LOCATED AT 200, 204, 208, 212, 216, 220 
AND 224 ROARK CREEK ROAD, BRANSON, MISSOURI. 

DATE: FEBRUARY 25, 2016 

INITIATING DEPARTMENT: PLANNING & DEVELOPMENT 

APPROVED BY: 

r"/7 ---...,. 
Direc~lanning & Development Date 

STAFF REPORT: 

An Application to the Board of Adjustment has been received from Cox Medical Center Branson 
requesting a Special Permit to provide additional parking spaces not required for the properties located at 
200, 204,208,212,2 16,220 and 224 Roark Creek Road (Exhibit A). These properties are located north 
of Roark Creek, and south of Skaggs Road and Cox Medical Center Branson (Exhibit B.l). They are 
zoned R-3 Multiple-Family Dwelling District and are adjacent to properties zoned C Commercial to the 
south and east, R-l One-Family Dwelling District to the north and west, and R-3 Multiple-Family 
Dwelling District to the north. Collectively, they contain approximately 0.92 acres more or less. 

Location 
Per Branson Municipal Code Section 94-98(c), any off-street parking exception located within an R-3 
Multiple-Family Dwelling District must be located within two hundred feet (200') of a C Commercial 
District or D Downtown District boundary. In compliance with this requirement, the subject properties 
were approved for a change in zoning from R-J One-Family Dwelling District to R-3 Multiple-Family 
Dwelling District in September 2015 by Ordinance 2015-0090. Additionally, the properties directly abut 
the C Commercial District zoned properties, or boundary, to the south and the east (Exhibit B.2). 

Use 
Cox Medical Center Branson employees currently either park within Cox Medical Center Branson's main 
campus or at the Cox Occupational Medical Center located at 121 Cahill Road. When employees park off 
the main campus, a shuttle provides transportation back and forth. The opportunity to construct the 
proposed surface parking area would allow staff and other workers to park closer to the main campus and 
reduce the need for a shuttle. Based on Branson Municipal Code Section 94-98( c), the use of signage and 
the payment of a usage fee for the parking area should be prohibited. The applicant has expressed that a 
fee will not be charged and signage will only be provided for the required handicapped space designation. 



Improvements 
In addition to use, Branson Municipal Code Section 94-98(d) lists specific improvements which are to be 
addressed through the applicant’s request.  These include consideration for the parking surface, safety 
measures, lighting, setbacks and landscaping. 
  
The surface of the sixty-one (61) space parking area is proposed to be mainly asphalt.  However, the 
applicant has proposed for thirty-two (32) of the parking spaces to be surfaced with pervious paver block 
to assist with drainage.  The plan also shows curbing to be installed along the entire perimeter of the 
parking area to further assist with drainage, but also to eliminate the need for wheel stops or guard rails in 
conjunction with efficient site grading. Two separate access points are planned along Roark Creek Road, 
one of which will be located near the western boundary across from property owned by the applicant. 
Lastly for safety, a four foot (4’) sidewalk is proposed to be added along the northern property boundary 
and Roark Creek Road.  It would then proceed as a six foot (6’) sidewalk north to Skaggs Road to provide 
safe and efficient access to the main hospital campus. Crosswalks will be provided at both road crossings 
for additional pedestrian safety (Exhibit C).  
 
In addition to the proposed sidewalks, the proposed landscaping would assist in directing pedestrians to 
and from the hospital while discouraging short-cuts through the adjacent properties. More specifically, the 
proposed landscape buffer would be provided on the north and east sides of the parking lot as well as the 
along the proposed sidewalk. The buffer will include deciduous canopy trees and various shrubs along 
with two types of evergreen trees for added screening. Furthermore, landscaping is proposed within the 
property located at 220 Skaggs Road to deter pedestrian access through the remaining vacant lots also 
owned by the applicant, but which are adjacent to the remaining single-family homes. This landscaping 
was provided by the applicant in direct response to property owners who expressed concerns of potential 
cut-through pedestrian traffic during the August 4, 2015 Planning and Zoning Commission meeting when 
the rezoning of the properties was considered.  Overall, the applicant is providing interior green space of 
approximately 2,434 square feet, or ten and a half percent (10.5%) of the total parking area.  This will 
include three (3) canopy trees, two (2) understory trees and at least sixteen (16) shrubs.  Additionally, the 
applicant will be providing three (3) canopy trees, six (6) evergreens and at least twenty (20) shrubs to 
meet the requirements for perimeter landscaping.  
 
The applicant has provided a lighting site plan, specifications for the proposed lighting fixtures and a 
photometric plan, which is a plan showing the relative illuminating power produced by the proposed 
lighting (Exhibit D). Specifically, the applicant has proposed six (6) LED, low-profile lighting fixtures 
spaced throughout the parking lot. The three (3) lights proposed along the northern parking spaces, across 
from the existing single-family homes, will project light to the south and away from the homes. The 
photometric plan indicates the highest amount of illumination directly below the lights (12.8 – 2.0 foot-
candles). As light radiates outwards from the fixtures, the foot-candles decrease to range from 1.9 to 0.1 
foot-candles across the remainder of the surfaced parking area. In summary, the planned illumination only 
projects slightly onto Roark Creek Road from the light in the northeastern corner of the property, and 
some projection of light is shown onto the adjacent commercial property to the south.         
 
Lastly, setbacks have been addressed by the proposed parking area being located approximately twenty-
five feet, six inches (25’-6”) from the north property line, twenty-five feet (25’) from the east property 
line, twenty feet (20’) from the south property line, and twelve feet, ten inches (12’-10”) from the west 
property line.  All four of the proposed setbacks exceed the requirement of five feet (5’). 
 

Branson Municipal Code Section 94-98. - Off-street parking exceptions.  
 

(a) Special permits. In order to provide additional parking spaces not required in this chapter, the board of 
adjustment may, after public hearing, grant a special permit for the establishment of parking areas.  



(b) Location. The parking area must be located in a C or D district or in an R-3 district if such R-3 district is 
located within 200 feet of the boundary of C or D district.  
(c) Use.  

(1) If located in an R-3 district, the parking area shall be used for passenger vehicles or light trucks only, and 
in no case shall it be used for sales, repair work, storage, dismantling or servicing of any vehicles, equipment, 
materials or supplies.  

(2) Only such signs as are necessary for the proper operation of the parking lot shall be permitted.  

(3) In no case shall a fee be charged for parking facilities provided hereunder. 
(d) Improvements 

(1) The parking area shall be surfaced with concrete, asphaltic concrete, asphalt or any other comparable 
surfacing which meets the approval of the board of adjustment, based on recommendations from the city 
engineer, and shall be maintained in good condition and free of all weeds, dust, trash, and other debris.  

(2) Parking areas shall have adequate safety bumper guards and guardrails where needed. 
(3) If lighted, the lights shall be so arranged as to direct, or reflect the light away from adjacent residential 
property.  

(4) The board of adjustment shall determine the necessary improvements in order to protect adjacent property 
owners and the public interest. Such improvements shall include, but not be restricted to, proper setbacks, 
guardrails, screening walls, grass, shrubs, trees and maintenance.  

(e) Application.  
(1) An attorney's opinion or other suitable evidence of ownership of the property or the existence of a valid 
lease shall be provided to the board of adjustment by the applicant.  

(2) A site plan showing the proposed improvements and any other information pertinent to the applicant's 
intention of complying with the provisions of this section.  

(f) Permit revocable. The special permit is revocable for any of the following reasons:  

(1) Failure to start development or use of the area within six months after the issuance of the permit.  
(2) Abandonment of the area for parking purposes for six months. 

(3) Failure to properly maintain the premises. 

(4) Failure to comply with the requirements contained in this section, or imposed by the board of adjustment.  
(5) If and when a special permit is revoked, the owner of the property must return it to its unimproved 
condition.  

 
RECOMMENDED ACTION:  
 
Grant a Special Permit per Branson Municipal Code Section 94-98. - Off-street parking exceptions, to 
provide additional parking not required in an R-3 Multiple-Family Dwelling District for the properties 
located at 200, 204, 208, 212, 216, 220 and 224 Roark Creek Road. This recommendation is based on the 
applicant’s efforts in providing the necessary surface treatments, safety measures, lighting, setbacks and 
landscaping which will minimize the impact on surrounding properties. Additionally, per Branson 
Municipal Code Section 94-98, the applicant will be required to initiate development or use of the 
properties within six (6) months of the issuance of the permit, and will be required to properly maintain 
the premise during the entire length of its use.    
 
 
ATTACHED INFORMATION: Exhibit A:  Application to Board of Adjustment  
 Exhibit B: Vicinity Maps 
 Exhibit C: Plans (Landscape, Parking, Drainage & Grading)  
 Exhibit D: Lighting Information 
 Exhibit E: Public Legal Notice as Required per Sec. 94-165(b) 
 Exhibit F: Public Notice as Required per Sec. 94-165(b) 
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Project No. 16-02400001 

 
   OwnerName  Address  City  State  Zip5 

1  CLUB ROARK INC  118 STATE DR  HOLLISTER  MO  65672

2  EMPIRE DISTRICT ELECTRIC CO  PO BOX 127  JOPLIN  MO  64802

3  MARQUART CAROL  208 SKAGGS RD  BRANSON  MO  65616

4 
RENNIE HELEN G & RENNIE DAVID G & 
MICHELLE Y 

564 S MULBERRY 
RD  COLLINSVILLE  IL  62234

5 
ROARK MOTOR LODGE INTERVAL 
OWNERSHIP SALES CORP  118 STATE DRIVE  HOLLISTER  MO  65672

6  TURNER FRANK G & TAMMIE  PO BOX 832  HOLLISTER  MO  65673

 

Exhibit F.2 
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