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CITY OF KIRKWOOD
PLANNING AND ZONING COMMISSION
April 20, 2022


PRESENT:					ABSENT:
Jim Adkins, Chair				James Diel, Vice Chair
Ron Evens					David Eagleton, Secretary/Treasurer
Allen Klippel
Tom Feiner	
Sandy Washington
Mary Lee Salzer-Lutz
Darrell Scott


Pursuant to notice of meeting duly given, the Planning and Zoning Commission convened on Wednesday, April 20, 2022, at 7:00 p.m. in the City Hall Council Chambers. Planning and Development Services Director Jonathan Raiche, Planner II Amy Lowry, and Administrative Assistant Patti Dodel also attended the meeting.  

1.	Chair Adkins called the meeting to order at 7 p.m. and informed the audience of the Speaker Cards and procedures for making comments regarding items on the agenda requiring Site Plan Review. Chair Adkins announced that Commissioners Diel and Eagleton were absent and their absence was excused.

2.	Motion was made by Commissioner Feiner and seconded by Commissioner Scott to approve the minutes for the April 6, 2022, meeting as written. The minutes were unanimously approved by the seven members present.

3.	PZ-15-22   SPECIAL USE PERMIT (OUTDOOR USE) AND SITE PLAN REVIEW 
	TACO BUDDHA, 11111 MANCHESTER ROAD
	Submitted:  3-30-22  Automatic Recommendation:  7-28-22
	Petitioner’s Agent, John Shuff
	(Subcommittee – Commissioners Adkins and Diel)
	Opportunity for Public Comment

	Planner II Amy Lowry stated the building was previously occupied by Hardee’s. A covered patio would be constructed on the east side of the building, an uncovered patio area would be constructed on the south side of the building, and inside table seating would be available. The existing drive-up window would not be utilized. Parking spaces on the west side of the property would be reserved for curb-side pick-up of on-line orders. Their proposed hours of operation are: Monday thru Thursday 7:30 a.m. to 8:30 p.m.; Friday 7:30 a.m. to 9:30 p.m.; Saturday 9:00 a.m. to 9:30 p.m.; and Sunday brunch 10:00 a.m. to 3:00 p.m. There would be a total of 20 employees with 8 on the maximum shift. The Architectural Review Board would review all signs and architecture. 

	The following items were discussed at the April 11 Subcommittee meeting:

	(1)		The northwest corner of the site will serve 2-way traffic, with no right turns out to Simmons Avenue.
	(2)	The applicant is providing parking spaces to meet the parking regulations.
(3)	The City Forester recommends understory trees under the utility lines on the north.
	(4)	The applicant expressed a desire to seasonally enclose the eastern covered patio to extend its use in the winter.
	(5)	The middle entrance to the site will remain until closed with the MoDOT Manchester Road project. This item was later revised with a recommendation by the City Engineer to install concrete planters as an interim closure.

	Kurt Eller, owner of Taco Buddha, was present to answer questions.
 
Chair Adkins read the underlined sections of the Subcommittee Report recommending approval.


CITY OF KIRKWOOD
PLANNING AND ZONING COMMISSION
SUBCOMMITTEE REPORT
April 20, 2022

PETITION NUMBER:	PZ-15-22

ACTION REQUESTED:	SPECIAL USE PERMIT (OUTDOOR DINING) AND SITE PLAN REVIEW – TACO BUDDHA
		
PROPERTY OWNER:	HARDEES NB, LLC

APPLICANT:		TACO BUDDHA, LLC

APPLICANT’S AGENT:	JOHN SHUFF

PROPERTY LOCATION:	11111 MANCHESTER ROAD AND 11111 MANCHESTER ROAD A

ZONING:			B-3, HIGHWAY BUSINESS DISTRICT

DRAWINGS SUBMITTED:	SITE PLAN PACKET (2 SHEETS) PREPARED BY COHEN ARCHITECTURE COMPANY STAMPED “RECEIVED APR 5, 2022, CITY OF KIRKWOOD PUBLIC SERVICES DEPARTMENT”
	
SITE PLANTING LAYOUT (1 SHEET) PREPARED BY KAEMMERLEN FACILITY SOLUTIONS, STAMPED “RECEIVED APR 5, 2022, CITY OF KIRKWOOD PUBLIC SERVICES DEPARTMENT”

LIGHTING PLAN (1 SHEET) PREPARED BY KAEMMERLEN FACILITY SOLUTIONS, STAMPED “RECEIVED MAR 30, 2022, CITY OF KIRKWOOD PUBLIC SERVICES DEPARTMENT”


DESCRIPTION OF PROJECT:
The applicant plans to purchase the property consisting of two parcels to operate a quick-service, fast-casual restaurant. The former use of the property was a Hardee’s restaurant. The applicant is requesting a Special Use Permit (SUP) for Outdoor Dining and Site Plan Review for a full service restaurant with small building additions on the west and south of the existing building and with outdoor improvements, including a covered patio building addition on the east and a patio area on the south, both for outdoor dining. Additional information about the proposed site plan is included in later sections of this report.

The hours of operation for both the restaurant interior and the outdoor dining are proposed as Monday to Thursday from 7:30 am to 8:30 pm, Friday from 7:30 am to 9:30 pm, Saturday from 9:00 am to 9:30 pm, and Sunday (Brunch) from 10:00 am to 3:00 pm. As part of the outdoor dining SUP, outdoor entertainment in the form of recorded music through small speakers is also being requested in the same hours of operation. The number of employees is expected to be 20, with 8 on the maximum shift. 

COMPREHENSIVE PLAN, LAND USE AND ZONING:
The site is located in the area designated as Corridor Commercial in the EnVision Kirkwood 2035 Future Land Use Map. Development types discussed in this land use category include regional/neighborhood commercial. The subject property consists of 2 lots zoned B-3, Highway Business District.  The proposed restaurant use is a permitted use, however, the proposed Outdoor Dining requires a Special Use Permit. 

Surrounding land uses and zoning include the following:

[bookmark: _GoBack]To the north:	There is a 20’ wide alley abutting the north property lines of the subject parcels. North of the alley, there are residential uses zoned R-4, single-family residential.

To the south:	Across Manchester Road, there are various retail, office, animal facility, and motor vehicle uses zoned B-3.

To the east:	Across Folger Avenue, there are various retail and office uses zoned B-3.

To the west:	Across Simmons Avenue, there are dental and medical uses zoned B-3.

DEPARTMENTAL/AGENCY COMMENTS:
Electric:	The applicant will coordinate with Kirkwood Electric on new service. 

Water: 	No comments at this time.

Engineering:	1. The site plan states “Improved Surface Pavement” in the alley at the northeast corner of the site. Please be more specific regards to the treatment. 
2. In the City’s pre-application meetings, discussions were held about separating the alley and access point at the northwest corner of the site. No new curbing or raised island is shown the plans. Please identify so on the plans. 
3. In the City’s pre-application meetings, discussions were held about the replacement of the curbing and sidewalk with concrete along Simmons Avenue. Please identify on the plans. 
4. As shown on the drawings, the middle curb cut on Manchester Road is being removed at the time of the MoDOT work. There shall be concrete planter barriers placed in this curb cut in the instance that the MoDOT work is not complete prior to occupancy of Taco Buddha. 
5. Provide MoDOT a copy of the revised site plan and obtain approval correspondence from MoDOT for the removal of the center curb cut on Manchester Road.

Building/Fire:	Before a building permit is issued provide the following:
1. Drive lane width and turn radius; 
2. Distance to nearest 2 fire hydrants; and 
3. Fire hydrant flow test.

Forester:	Update the landscape plan to show the 4 existing trees on the property as honey locust and to show understory, instead of canopy, trees planted in the north of the site under the overhead utility wires. The 2 honey locust trees in the north are recommended to be removed and replaced with understory trees.

SITE ELEMENTS ANALYSIS:
Structures
The existing former Hardee’s restaurant building will remain on site with proposed alterations and additions, including removal of the drive-through operation and order signs. On the west side of the existing building, a cooler will be extended 158 sq. ft. from the current exterior. On the west and south sides of the existing building, two small building extensions totaling 47 sq. ft. will be added. A covered patio of 494 sq. ft. will be added to the east side of the building and an uncovered patio of 460 sq. ft. will be added on the south side of the building, both for outdoor dining. An uncovered semi-circle gardening area will adjoin the outdoor dining areas southeast of the building. The applicant proposes gabion walls to separate the outdoor areas from the parking lot.

Site Access, Circulation & Parking 
The vehicular access from Manchester Road on the east side curb cut of the property will remain unchanged with a 2-way entrance and exit from both Manchester Road and the alley to the northeast. The alley will be repaved from the north vehicular access to Folger Avenue. The vehicular access from Manchester Road on the west side curb cut of the property will be a 2-way entrance and exit, however, upon entrance from Manchester, vehicles will maneuver with right-turn only directional striping in front of the building and then one-way around the building in a counter clockwise direction. The access to and from Simmons Avenue in the northwest will be a 2-way entrance and left-only exit prohibiting a right turn onto Simmons when exiting the property. The middle vehicular access point from Manchester Road will remain in place until the MoDOT Manchester Road resurfacing and improvement project commences in this area; with the MoDOT project, this center access point will be removed and new curbs, sidewalk, and landscaping will be installed. The City Engineer is requesting that concrete planter barriers be placed in this curb cut in the instance that the MoDOT work is not complete prior to occupancy of Taco Buddha. This requirement is included in the recommendation section of the report.

The restaurant use, with a parking rate of 1 space per 100 sq. ft., requires 34 parking spaces and 35 are being provided (including two accessible). At this time, the rear shed is proposed to be removed to create an additional parking space; the applicant indicated that they may ultimately choose not to expand the parking lot in the area of the existing rear shed for this parking space. If this extra parking space is not created, the project still complies with the minimum parking requirements.  The 6 parking spaces on the west side of the property will be reserved for pick-up orders. The restaurant use also requires 1 bicycle rack per 1500 sq. ft. for a total of 3, and 4 U-style racks are proposed. The bike racks must be anchored to an approved hard surface of at least 6 feet by 6 feet, with aisles of at least 3 feet. On the site plan, there may not be a 3-foot aisle for the northwest bike rack; moving the bike racks a few feet to the east will resolve this issue. Said revision is reflected in the recommendation section of this report.

Trash/Recycling
The applicant does not propose any changes to the existing trash enclosure on the northeast side of the property adjacent to the alley. The fence along the north property line is recommended to be required to remain.

Landscaping
There is an approved landscape plan for this site from 1995 with a combined 24 canopy and understory trees provided. For every 100 linear feet of building addition, a minimum of 2 canopy trees, 1 understory tree and 5 type C shrubs shall be provided. The additions extend the western façade by about 10 linear feet and the eastern façade by about 30 linear feet. Therefore, 1 additional canopy and 1 additional understory tree will be required to be planted in the area where the middle vehicular curb cut will be removed. There are 4 remaining trees on the site, however, the City Forester is recommending removal of the 2 honey locust trees in the north of the property under the utility lines and requiring all trees in that area be understory trees. The landscape plan provides for the planting of 8 canopy trees, 14 understory trees, and 44 shrubs, including 4 in the immediate rear of the building. A requirement to revise the landscape plan to incorporate the City Forester’s recommendations is included in the recommendation of this report.

Lighting
The proposed lighting plan includes pole-mounted and wall-mounted lights. The proposed lighting fixtures are full cut-off. Some fixtures will be mounted on existing poles, with the fixture heights in compliance with the lighting regulations. The lighting plan does not extend the point-by-point footcandle layout a minimum of 10 feet beyond the lot on the east, south, and west or until the lighting levels reach 0.5 footcandles, and does not include the parking lot only average illumination level. Staff believes the plan will be able to achieve compliance once revised and a condition requiring the revised plan is included in the recommendation section of this report.

DISCUSSION:
A Zoning Matters sign was placed on the property on April 1, 2022. The request was introduced at the Planning & Zoning Commission meeting on April 6, 2022. A subcommittee meeting was conducted on site on April 11, 2022. A list of attendees of the subcommittee meeting may be seen in Exhibit B.  At the subcommittee meetings, the following items were discussed:

1. The northwest corner of the site will serve 2-way traffic, with no right turns out to Simmons Avenue.
2. The restrooms are already to code and there will be cosmetic changes on the interior.
3. New rooftop electric or HVAC units will be screened as required.
4. Electrical service will be upgraded to the site. 
5. The applicant is providing parking spaces to meet the parking regulations.
6. The City Forester recommends understory trees under the utility lines on the north.
7. The applicant expressed a desire to seasonally enclose the eastern covered patio to extend its use in the winter.
8. The middle entrance to the site will remain until closed with the MoDOT Manchester Road project. This item was later revised with a recommendation by the City Engineer to install concrete planters as an interim closure.

These items have been discussed throughout the report and outstanding items have been included in conditions in the Recommendation section of this report.

RECOMMENDATION:  
The Subcommittee recommends that this application be approved with the following conditions:

1. The project shall be constructed and maintained in accordance with the plans referenced in the Drawing Submitted portion of this report, except as noted herein.
2. Outdoor Dining shall be confined to the areas indicated as such on the proposed site plan.
3. The Outdoor Dining shall comply with all conditions herein and with Section 25-45(o) of the Zoning and Subdivision Code. 
4. The allowable hours of operation for the outdoor dining area shall be Monday to Thursday from 7:30 am to 8:30 pm, Friday from 7:30 am to 9:30 pm, Saturday from 9:00 am to 9:30 pm, and Sunday from 10:00 am to 3:00 pm. 
5. The covered patio on the east side of the building may be seasonally enclosed pursuant to review and approval of plans by the Architectural Review Board.
6. Outdoor entertainment for the Outdoor Dining areas, both live and recorded, shall be restricted to Monday to Thursday from 7:30 am to 8:30 pm, Friday from 7:30 am to 9:30 pm, Saturday from 9:00 am to 9:30 pm, and Sunday from 10:00 am to 3:00 pm.
7. A revised landscape plan shall be provided prior to the issuance of permits that accurately identifies the existing honey locust trees, shows the existing honey locust trees along the western property line to remain, and includes only understory trees along the north property line under the utility lines.

8. The existing 6’ tall privacy fence shall remain on-site or shall be replaced by another minimum 6’ tall fence of comparable or greater quality.

9. A revised lighting plan shall be provided prior to issuance of permits that includes a summary table with the average illumination for the parking lot to meet the minimum 1.0 footcandles at finished grade. The revised plan must also extend the point-by-point footcandle layout a minimum of 10 feet beyond the lot on the east, south, and west or until the lighting levels reach 0.5 footcandles, and add the parking lot only average illumination level to the statistics table. If any lighting fixtures are proposed for under the outdoor canopy (other than string lights), they must also be added to the lighting plan.

10. A revised site plan shall be provided and approved by the Public Services Department prior to issuance of permits that includes (a) one-way traffic from north to south on the site on the west side of the building as the drive aisle is less than 22’ wide; (b) movement of the bike racks to the east in order to provide an approved hard surface of at least 6 feet by 6 feet, with aisles of at least 3 feet; (c) specifications for the “Improved Surface Pavement” in the alley at the northeast corner of the site; (d) replacement of the curbing and sidewalk with concrete along Simmons Avenue; and (e) concrete planter barriers placed in the center curb cut in the instance that the MoDOT work is not complete prior to occupancy of Taco Buddha.

11. Prior to the issuance of occupancy, a traffic signage and striping plan shall be provided to and approved by the Public Services Department; and said signage and striping must be installed as approved. 

12. Prior to the issuance of permits, MoDOT shall be provided a copy of the revised site plan and approval correspondence shall be obtained from MoDOT for the removal of the center curb cut on Manchester Road. 

13. A fire apparatus plan shall be provided prior to issuance of permits that includes drive lane widths and turn radius as well as distances to nearest 2 fire hydrants.

14. A consolidation plat shall be required with easements as required by the City prior to issuance of permits.

15. The applicant shall comply with all standard conditions as listed in Exhibit A.

Respectfully submitted,

Jim Adkins and James Diel


In accordance with Section 25-19(e)(iii) of the Zoning Code, Chair Adkins asked if there was anyone in the audience who had comments concerning the site plan, and no one responded.

Motion was made by Commissioner Evens, and seconded by Commissioner Feiner, to approve PZ-15-22, an application submitted by Taco Buddha for a Special Use Permit for an outdoor use and Site Plan Review at 11111 Manchester Road subject to the conditions contained in the Subcommittee Report.

In response to Commissioner Scott’s question regarding a later opening time on Saturdays compared to weekdays, Mr. Eller replied the hours at this location would be the same as the hours at his other location.

There being no further discussion, the motion to approve PZ-15-22 was unanimously approved by the seven members present (Commissioners Diel and Eagleton were absent).

4.	1ST QUARTER UPDATE – ENVISION KIRKWOOD 2035

Planning and Development Services Director Jonathan Raiche provided the First Quarter Update of the Comprehensive Plan.  

Housing & Neighborhoods Item 3 - the Landmarks Commission drafted an ordinance that protects landmarks, historic districts, and historic homes from demolition as well as alterations. The ordinance has been reviewed by a committee of Landmarks Commissioners and Councilmembers and will be presented to the City Council soon.
	
Mobility and Infrastructure Item 2 – the City Council approved the Complete Street Policy that was created by the Vision Zero Task Force. 

Active Living and The Environment Item 3 – a master plan to address preservation and expansion of the urban forest will be completed in May.

A subcommittee consisting of Commissioners Eagleton, Evens, Feiner, and Salzer-Lutz will meet on April 26 to begin the five-year review of the Comprehensive Plan.

5.	DEVELOPMENT PROJECT UPDATE

Planning and Development Services Director Jonathan Raiche stated the City Council will hold public hearings on May 5 for a Zoning Code Text Amendment to add Dog Training as an Accessory Use in Single-Family Residential Districts, a Zoning Map amendment to R-MM at 10414 Big Bend, and a Special Use Permit for Kennelwood Pet Resort at 10936 Manchester Road.


Due to lack of business, the May 4, 2022, meeting was canceled, and the next meeting will be held on May 18, 2022, at 7 p.m. There being no further business, motion was made by Commissioner Scott and seconded by Commissioner Washington to adjourn at 7:25 p.m. 

						____________________________________
						Jim Adkins, Chair


						____________________________________
						David Eagleton, Secretary/Treasurer



Upon request, these minutes can be made available within three working days in an alternate format, such as CD, by calling 314-822-5822.  Minutes can also be downloaded from the City’s website at www.kirkwoodmo.org, then click on City Clerk, Boards & Commissions, Planning & Zoning Commission.
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