

Planning and Zoning	9	December 6, 2023

[image: ]




CITY OF KIRKWOOD
PLANNING AND ZONING COMMISSION
MEETING MINUTES
December 6, 2023


	PRESENT:	
	
	ABSENT:

	Jim Adkins, Chair
	
	Darrell Scott

	Tom Feiner, Vice Chair
	
	Sandy Washington

	David Eagleton, Secretary/Treasurer
	
	

	Ron Evens
	
	

	Allen Klippel
	
	

	Mary Lee Salzer-Lutz
	
	

	Karen Coulson
	
	

	
	
	

	
	
	


Pursuant to notice of meeting duly given, the Planning and Zoning Commission convened on Wednesday, December 6th at 7:00 p.m. in the City Hall Council Chambers. City Attorney John Hessel, Planning and Development Services Director Jonathan Raiche, Planner II Amy Lowry, and Administrative Associate Tiona Brooks also attended the meeting. 

1. Chair Adkins called the meeting to order at 7 p.m. He informed the audience of the Speaker Cards and procedures for making public comments regarding items on the agenda requiring Special Use Permit (SUP) and Site Plan review. He announced that Commissioners Scott and Washington were absent and both absences were excused. 

2. Motion was made by Commissioner Feiner and seconded by Commissioner Salzer-Lutz to approve the minutes for the November 15th, 2023 meeting as written. The minutes were approved unanimously by the seven members present.

3. PZ-05-24 AMENDMENT TO B-5 FINAL SITE PLAN AND SPECIAL USE PERMIT FOR DRIVE-THROUGH FACILITY FOR 7-BREW RESTAURANT – 1147 S. KIRKWOOD ROAD
Planner II Amy Lowry provided the Commission with a brief overview of the changes to the plans from the previous meeting, including:
· Signage at the pedestrian crossing that reads “Yield to Pedestrians”.
· The new proposed landscaping meets the City’s regulations with three different varieties of ten canopy trees to be planted on the property. A new canopy tree will be placed on the opposite end of parking as required. The dumpster area will also be enclosed on three sides with shrubs. The revised plan also identifies about one hundred shrubs currently on the property. 
· The updated lighting plan, which will need revisions to add additional lighting points and to provide details of the S1 fixture to meet the City’s lighting regulations, will be required before permitting. 

The subcommittee met on site on November 20, 2023. Subcommittee discussion included the need for directional signage to the walk-up area; the question of whether the landscape rock east of the building could be replaced with turf; the recommendation that the pedestrian crosswalk employ lighting and high visibility paint for safety; and the recommendation for traffic calming on the off-site drive aisle west of the site. Although the last item cannot be required in this application, City staff will reach out to the shopping center operator to see if it can be incorporated into the parking lot.  

Upon conclusion of Ms. Lowry’s presentation, Chair Adkins opened the floor to the Commissioner’s questions. Commissioner Feiner questioned the recommendation of City staff on illumination of the crosswalk signage. Ms. Lowry reported that the City Engineer believed that the traffic volume is not such that lighting would be necessary. Commissioner Klippel asked for clarification in regards the final item of subcommittee discussion. Ms. Lowry said that the shopping center will be asked to include traffic calming measures. Commissioner Eagleton mentioned the five speedbumps currently in front of stores on the far west side of the parking lot and how incorporating similar speedbumps on the drive aisle adjacent to the site would benefit the business. 

In response to Chair Adkins’ requests for comments or questions of the petitioner, Commissioner Feiner asked if the petitioner had objections to implementing the flashing lighting signage.  Shawn Barry, civil engineer for the project, said that 7 Brew would have no issues, but mentioned that too much lighting might cause confusion. In response, Commissioner Eagleton suggested adding reflective tape to the pedestrian sign. Mr. Barry responded that usually reflectivity was incorporated into the sign. City Attorney John Hessel said that the Commission had identified safety concerns with the traffic lane immediately adjacent to the site and suggested that Mr. Barry relay that liability issue to the property owner.
 
Chair Adkins asked for comments from the public. There were no comments made. Commissioner Eagleton read the results of the subcommittee report:

CITY OF KIRKWOOD
PLANNING AND ZONING COMMISSION
SUBCOMMITTEE REPORT
December 6, 2023

PETITION NUMBER:	PZ-05-24

ACTION REQUESTED:	B-5 FINAL SITE PLAN AMENDMENT AND SPECIAL USE PERMIT (DRIVE-THROUGH FACILITY FOR RESTAURANT) – 7 BREW
		
PROPERTY OWNER:	MARIANIST PROVINCE OF THE UNITED STATES

APPLICANT:		BRANDON SEBALD, 7 BREW

APPLICANT’S AGENT:	SHAWN BARRY, TOTH & ASSOCIATES

PROPERTY LOCATION:	1147 S. KIRKWOOD ROAD

ZONING:	B-5, PLANNED COMMERCIAL DEVELOPMENT DISTRICT

DRAWINGS SUBMITTED:	DEVELOPMENT SITE PLAN (1 SHEET) PREPARED BY TOTH & ASSOCIATES STAMPED “RECEIVED NOVEMBER 29, 2023, CITY OF KIRKWOOD PUBLIC SERVICES DEPARTMENT”

LANDSCAPE PLAN (1 SHEET) PREPARED BY TOTH & ASSOCIATES STAMPED “RECEIVED NOVEMBER 29, 2023 CITY OF KIRKWOOD PUBLIC SERVICES DEPARTMENT”

PHOTOMETRIC PLAN (1 SHEET) PREPARED BY CJD ENGINEERING STAMPED “RECEIVED NOVEMBER 29, 2023, CITY OF KIRKWOOD PUBLIC SERVICES DEPARTMENT”
	
DESCRIPTION OF PROJECT
The applicant is requesting an Amendment to a B-5 Final Site Plan and a Special Use Permit (SUP) for a drive-through facility for a coffee restaurant at 1147 S. Kirkwood Road. The site is a former Arby’s drive-through restaurant that closed in March of 2023. The existing Arby’s building will be demolished and the site improvements completely removed. Two new prefab buildings of similar materials will be placed on the site, including: (1) a two-story building with an attached canopy with 510 square feet on the first floor and a mechanical area of 150 square feet on the second floor, and (2) a one-story remote cooler of 280 square feet. Two drive-through lanes will approach the restaurant building internally from the shopping center with the traffic pattern from north to south.

COMPREHENSIVE PLAN, LAND USE AND ZONING
The site is designated as Highway Commercial on the EnVision Kirkwood 2035 Future Land Use Map. Development types discussed in this land use category include regional/neighborhood commercial. The proposed development maintains the previous use of the site and is consistent with the uses listed.  

The subject property is zoned B-5, Planned Commercial Development District. Although not a separate lot from the greater Kirkwood Crossing shopping center, the subject site addressed as 1147 S. Kirkwood Road is about 41,100 square feet and is one of two outparcels not included in the original Kirkwood Crossing B-5 Development Plan. It has been a subleased parcel since at least 1983 when an SUP was approved for a Rax Roast Beef drive-through restaurant (which later became a Hardee’s). The zoning at the time was B-3, but the parcel was later rezoned to B-5 as part of the whole Kirkwood Crossing rezoning in 1997. The Arby’s drive-through restaurant was approved as a separate B-5 final development plan in 1999. The proposed restaurant is a permitted use, but a drive-through facility requires a new SUP as the one approved for Arby’s has expired. 

Surrounding land uses and zoning outside of the Kirkwood Crossing shopping center include:
To the north:	Immediately north of the shopping center is a property zoned B-5 containing a medical office building, and across Big Bend Road are properties zoned B-3 accommodating various restaurant and commercial uses.
To the south:	Immediately south of the shopping center is a property zoned B-5 housing the Lutheran Church-Missouri Synod headquarters, and across I-44 in the City of Sunset Hills is a commercial shopping center.
To the east:	Across South Kirkwood Road is the Kirkwood Commons shopping center, zoned B-5. 
To the west:	Vianney High School occupies the property to the west, zoned R-3.

DEPARTMENTAL/AGENCY COMMENTS
Electric:	Not in service area.

Water: 	1. Water service to be installed per City of Kirkwood Water and Fire Line Specifications.
2. Construction plans to call out the existing/ proposed diameter sizes for all water appurtenances.
3. Material submittals for the waterline installation shall be provided to the Water Superintendent and require approval prior to the start of construction.
4. All exterior waterline installations require inspection by Water Department personnel and shall be scheduled accordingly.
5. Existing curb stop valve to be utilized in place shall be protected by installing a complete valve box assembly around it.
6. Both domestic and irrigation meter boxes to be located outside of vehicular and pedestrian foot traffic. Bollards may be required as additional protection at the discretion of the Kirkwood Water Department. 
7. The irrigation line shall be tapped downstream of the domestic meter.
The above comments have been addressed by applicant.

Engineering:	Information is needed on grading, including cut/fill quantities. Based on the information submitted demonstrating a decrease in the impervious area with the project, no stormwater BMP is required, however, the plans should be submitted to MSD for review and approval. The above comments have been addressed by applicant.

Building/Fire:	Provide a Knox Box per the AHJ. The design must meet the current adopted building and fire codes. The comments have been addressed by applicant.

Forester:	No comments.

SITE ELEMENTS ANALYSIS:
Structure, Site Access & Traffic Management, Parking 
The buildings are proposed to be located 43.21’ from the property line; the required front yard setback is 40’ and there are no required internal side or rear yard setbacks. There are no height or floor area ratio restrictions in the B-5 zoning district.

The proposed restaurant building will not contain a dining area, but walk-up service will be available on the east side of the building. Instead of menu boards or speakers, signs with a QR code will be installed along the queueing lanes running north to south on the west side of the building with orders taken by employees and relayed to the restaurant. The two drive-through queueing lanes of about 10’ by 300’ will each terminate under the canopy where the orders will be delivered directly to vehicles. After leaving the canopy area, the two lanes will merge into one exit lane. Both the entrance and exit from the queueing lanes are internal to the Kirkwood Crossing shopping center.

The required number of parking spaces for the restaurant (1 per 100 square feet of floor area) is 8; 12 are provided. The total is calculated with a 15% exclusion of the gross floor area for storage accessory to the principal use, restrooms, utility or maintenance areas, loading docks, and other incidental areas under Section 25-65(a)(4) of the Zoning Code. Only 1 bicycle rack is required (1 per 1500 square feet); 2 are provided.  

There will be pedestrian access to the building from the parking areas on the parcel through a striped crosswalk of the queueing lines and then on to the restaurant. At the pedestrian crossing, signs will be placed directing drivers to yield to pedestrians.

Landscaping
The proposed landscaping meets the City’s regulations. For the 388’ of frontage on South Kirkwood Road, 10 canopy trees (1 tree per 40’) and 39 Type A or Type B shrubs (1 shrub per 10’, planted in groupings) are required. The applicant is providing 10 trees of 3 different varieties and there are over 100 shrubs currently on the property.  The applicant is also providing 2 canopy trees at the ends of the new parking area and boxwood shrubs on 3 sides of the trash enclosure as required.  

Lighting
The proposed plan includes 4 pole-mounted lights, 1 building wall pack, and 43 under canopy lights designed to meet the illumination level requirements of the Zoning Code. The lighting plan will need to be revised to take the lighting points out to 0.5 footcandles to the west of the subject site and to provide lighting points under the canopy (where a maximum of 42 footcandles at the finished grade is allowed). In addition, the plan will need to be revised to provide a detail of the S1 lighting fixture, which if it is a string or strip light must be full cutoff in a recessed channel in accordance with the City’s lighting regulations.

Trash/Recycling
The applicant is proposing a trash enclosure, with the required landscape screening, on the northeast side of the site adjacent to the queueing aisle.

DISCUSSION:
A Zoning Matters sign was placed on the property on November 10, 2023. The request was introduced at the Planning & Zoning Commission meeting on November 15, 2023. An on-site subcommittee meeting was held on November 20, 2023. A list of attendees of the subcommittee meeting can be seen at Exhibit B.  At the subcommittee meeting, the following items were discussed:
1. The subcommittee suggested that there is a need for directional signage to the walk-up service on east side of the building.
2. [bookmark: _GoBack]The subcommittee questioned whether the landscape rock on the west side of the drive-through lanes may be replaced with turf. The applicant’s revised plans maintained the proposed rock.
3. The subcommittee recommended that the pedestrian crosswalk from the parking area employ lighting and high visibility paint for safety.
4. The subcommittee discussed the need for traffic calming on the off-site, shopping center drive aisle to the immediate west of the site.
5. The subcommittee concluded that that the requirements of Site Plan review criteria in Section 25-19(h), and Special Use Permit review criteria in Section 25-20(e) and (f), have been met subject to the conditions below.

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.	The hours of operation shall be permitted as 5:30 am to 10 pm, Sunday through Thursday, and 5:30 am to 11 pm on Friday and Saturday.
3.	The internal pedestrian crosswalk through the drive-through lanes shall be striped with high visibility markings and provided with flashing lighted signage to alert drive-through vehicles of the pedestrian crosswalk.
4.	The applicant shall submit a revised lighting plan that complies with Section 25-52 of the City’s Zoning & Subdivision Code prior to issuance of a building permit.
5.	The applicant shall request that the shopping center owner or operator install speed bumps or other traffic calming measures in the shopping center drive aisle contiguous to the west line of the parcel.
6.	The applicant shall comply with all standard conditions as listed in Exhibit A.
Respectfully Submitted, David Eagleton and Tom Feiner.

Motion to approve PZ-05-24 Amendment to B-5 Final Site Plan and Special Use Permit for drive-through facility for 7-Brew Restaurant at 1147 S. Kirkwood Road, subject to conditions contained in the Subcommittee report, was made by Commissioner Evens and seconded by Commissioner Eagleton. Chair Adkins opened up the floor to discussion by the Commission. Motion to amend condition #3 of the Subcommittee report to clarify the description of the safety signage by deleting “flashing lighting” was made by Commissioner Evens, seconded by Commissioner Salzer-Lutz, and passed by a vote of 5 to 2, with Commissioners Feiner and Eagleton opposed.

Chair Adkins called for a vote on the Motion to approve PZ-05-24 Amendment to B-5 Final Site Plan and Special Use Permit for drive-through facility for 7-Brew Restaurant, subject to conditions contained in the Subcommittee report and the approved amendment. The seven members present unanimously approved the motion.

4.	PZ-06-24 SPECIAL USE PERMIT FOR MAJOR ANIMAL FACILITY FOR ANIMAL EYE ASSOCIATES – 10328-10330-10332 MANCHESTER ROAD (GREENTREE CENTER

Ms. Lowry presented the application with an explanation of Animal Facility, Major as a use created in the Zoning Code adopted in February 2021 and defined as follows in Section 25-104 therein: “Any building, structure, or land used, designed, or arranged for the boarding, breeding, or medical care of animals or pets. This term includes animal hospitals, kennels, shelters, overnight boarding, and veterinarian clinics.” Under the previous zoning code, animal hospitals were a permitted use in B-3 zoning district when conducted wholly within an enclosed building. In 1977, an emergency animal clinic was approved for occupancy of the original suite 10328 and, in 1990, Animal Eye Associates was approved for occupancy and took over the space. 

The applicant currently occupies suite 10328 and proposes to expand into suites 10330 and 10332. The facility is open Monday through Friday from 8 a.m. to 5 p.m. All surgery patients are released the same day of surgery and there are no overnight stays or staffing. There are 15 employees, including doctors, with 9 employees and 1 doctor on the maximum shift on Mondays. No outdoor uses are proposed for the space. The floor plans indicate indoor drainage in the kennel area that will need Metropolitan Sewer District (MSD) approval to tie into the sanitary line. There will be sound buffering constructed internally on the shared walls to reduce noise to adjacent businesses. There are no issues with parking.

In response to Chair Adkins’ request for comments from the Commission, Commissioner Eagleton questioned whether the current sound mitigation has a required maximum decibel level. Ms. Lowry specified that there is not an exact requirement, but it is preferred to have sound damping provisions in place.

With no additional questions from the Commission, Chair Adkins asked for comments from the petitioner. Carl Uhlig, architect with Uhlig Architecture, provided the supplementary information on the project. He asked about the MSD approval and whether that is separate from plumbing plans. Mr. Raiche provided clarification on that approval process with specific application requirements. In response to Commissioner Feiner’s question, Mr. Uhlig explained that the drainage system is interior, and that most patients do not utilize relief systems after surgery as sedation slows down digestion. Commissioner Evens asked about potential capacity increase from the expansion. Mr. Uhlig assumed that there could as much as double the number of procedures. With no more questions from the Commission, Chair Adkins asked for comments from the public. There were no comments made.

Recommendation:
Staff recommends this petition be approved with the following conditions:

1.	The project shall be constructed and maintained in accordance with the Site and Floor Plans (2 sheets) prepared by Uhlig Architecture, stamped "Received November 15, 2023 City of Kirkwood Public Services Department", except as noted herein.
2.	The hours of operation shall be 8 a.m. to 5 p.m. Monday through Friday.
3.	Overnight boarding services are prohibited.
4.	The petitioner shall receive approval from MSD for the installation of the trench drain in the kennel area and connection to sanitary sewer prior to issuance of permits.
5.	The premises and improvements as approved by this Special Use Permit shall be in good working order and maintained in good repair at all times.
6	The applicant, by accepting and acting under the Special Use Permit approval granted, accepts the approval subject to the reservations, restrictions, and conditions set forth in the Code of Ordinances and in the report and agrees to comply with each provision subject to the penalties

Motion to approve PZ-06-24 Special Use Permit for Major Animal Facility for Animal Eye Associates at 10328-10330-10332 Manchester Road, subject to the conditions contained in December 6, 2023 memorandum to the Planning and Zoning Commission was made by Commissioner Coulson and seconded by Commissioner Feiner. Chair Adkins opened up the floor to discussion by the Commission. A motion to amend condition #2 of the Memorandum on the description of the hours by adding “permitted” was made by Commissioner Feiner, seconded by Commissioner Eagleton, and passed by a vote of 6 to 1, with Commissioner Klippel opposed.

Chair Adkins called for a vote on the Motion to approve PZ-06-24 Special Use Permit for Major Animal Facility for Animal Eye Associates at 10328-10330-10332 Manchester Road, subject to conditions contained in the December 6, 2023 staff memorandum and the approved amendment. The seven members present unanimously approved the motion.

5. 	PZ-07-24 TEXT AMENDMENT FOR PERSONAL & COMMERCIAL SERVICE IN I-1, LIGHT INDUSTRIAL DISTRICT
	
Ms. Lowry reported that Personal & Commercial Service (P&CS) is a permitted or permitted with standards use in all commercial zoning districts, but a special use in the I-1 zoning district. In 2004 and 2005, the petitioner constructed buildings at 111 and 131 Prospect Avenue in the I-1 zoning district. At the time, beauty salons, massage therapy, physical therapy, mental health therapy and similar uses were all permitted uses. Ms. Lowry confirmed that tenant spaces that were approved to be occupied by P&CS businesses before the zoning code change in February 2021 are allowed to remain as nonconforming uses as long as the spaces are continually occupied by said uses; however, tenant spaces that do not currently have a P&CS approved occupancy must apply for an SUP if a P&CS business would like to occupy those tenant spaces. The petitioner would like to continue to rent to P&CS tenants in the building as he has for almost 20 years and requests that the P&CS use be changed to a permitted use, thus making application for an SUP unnecessary for future tenants. The petitioner considered rezoning of the two properties on the north side of Prospect Avenue to B-3 to match other buildings he owns on the south side, but part of the buildings have been built with warehousing components and he would like to continue to use the buildings for light industrial uses that would not be permitted in B-3.

Ms. Lowry said that the City has an interest in conserving industrially-zoned land for future industrial uses. She added that review of Table 35-1, Permitted Uses shows that not all uses permitted in the commercial districts are considered appropriate or desirable in the industrial district. For instance, an SUP is required for a retail use in I-1 and a restaurant is not permitted at all. While all of the uses grouped under the P&CS aggregated use category were permitted in I-1 under the previous zoning code, with the new code adoption City Staff and the City’s consultants recommended that some of the more customer-intensive uses may not be appropriate for the industrial district. With three years of experience with the new zoning code, staff believes that there are multiple of the City’s light industrial areas that were built more as office park areas and that these can be accommodating to the P&CS use.  Staff would still recommend against making retail and restaurants permitted uses in the I-1 District at this time, but does not have significant concerns with returning P&CS uses to permitted uses in the I-1 District.

Chair Adkins requested comments or questions from the Commission. Commissioner Coulson asked if there is a way to restrict business usage to the list on Table 35-1. Ms. Lowry responded that under the previous code if a specific use was not on the list, then the code would need to be amended to add such use, but the grouping of uses in the current code allows some flexibility. In response to Commissioner Lee Salzer-Lutz’s question, Mr. Raiche explained that each use listed is subject to the parking regulations of the City. Commissioner Eagleton remarked that this text change would reduce the requirement for special use applications for the industrial zone thereby enhancing development in that area. In response to Commissioner Evens’s questions regarding the number of potential businesses in the last three years that did not locate in the I-1 district due to the need for an SUP, Ms. Lowry said that she has spoken to a handful of businesses that opted to find another location rather than apply for an SUP. Mr. Raiche said that there are other current businesses that exist in the I-1 district with circumstances similar to this specific application.  

City Attorney John Hessel explained the grouping of uses in the current code and how code amendments can change over time what is considered as a special or permitted use. He believes the City is best served when there is not a requirement to have every type of business listed.  In response to Commissioner Coulson’s question, Ms. Lowry clarified that the special use permit applies to the tenant space or building and is not transferable to a new location if the business moves. Commissioner Evens asked for clarification on the location of the light industrial zones. In response to Commissioner Klippel’s question, Ms. Lowry said that the property purchased by the City for the new public works facility is already zoned I-1. 

With no additional questions from the Commission, Chair Adkins asked for comments from the petitioner. Steve Meskill, property owner, described the configuration of one of the buildings with the first floor as light industrial warehouse use and the second floor as office space that has been leased to a variety of businesses over the past twenty years, including eyelash extension, massage therapist, chiropractor, and mental health therapists. To Mr. Meskill’s knowledge, the City has never had a complaint issued about parking or problems with businesses occupying the space. Mr. Meskill believes that based on the history of the space more P&CS uses will look to occupy the space. 

With no questions from the Commission, Chair Adkins asked for comments from the public. There were no comments made.

Recommendation:
Due to the straightforward nature of the request, staff is requesting action from the Commission rather than the formation of a subcommittee. Staff recommends this petition be approved. Motion to approve PZ-07-24 Text Amendment for Personal & Commercial Service in I-1, Light Industrial District that would change personal and commercial service use to a permitted use in the I-1 Light Industrial District was made by Commissioner Evens and seconded by Commissioner Salzer-Lutz. Chair Adkins opened up the floor to discussion by the Commission. There being no questions, the motion was unanimously approved by the seven members present. Commissioner Klippel added that he thought anything the Commission could do to make it easier for businesses to open is a good thing.

6. 	PZ-08-24  MIXED USE IN B-2 FINAL SITE PLAN – ARIA CONDOMINIUMS, 132 E. MONROE AVENUE
	
Ms. Lowry presented the Commission with a recent updates from the development plan that was approved by City Council. 

Landscaping:
The Missouri Native Oaks trees were relocated last week to Greentree and City Parks. The plan meets the frontage tree requirements with 11 canopy trees provided along Monroe and 2 canopy trees provided along Taylor. A modification for the required landscaping along the south drive aisle is requested with the applicant to provide 14 canopy trees, 18 understory trees, and 28 evergreens elsewhere on the site.

Final Site Plan and Proposal Summary:
There is a slight change to building footprint and the area of the project, not including the parking garage, is 115,952 sq. ft. The applicant proposes 5214 sq. ft. in restaurant and commercial space in northeast corner, down from the previously approved 5480 sq. ft. The sidewalks in the right-of-way on both East Monroe and South Taylor Avenues have been set at 5 feet in width as required and the planting area between the sidewalk and the curb along Monroe Avenue has been increased to the required minimum of 7 feet in width. There are no substantial changes in building height, parking, or lighting plans. The code requires 7 bike racks for the residences, 2 for the proposed restaurant, and 1 for the proposed retail/commercial use. The applicant identified an area for bicycle parking off South Taylor, but is now proposing 4 bike racks instead of the 10 required. The ARB has approved the building design. The plaza area is now proposed at 143.5’ by 27’ with the public easement area as 98.33’ by 21’ (for a total of 2065 sq. ft.). 

Chair Adkins asked for comments from the Commission. Commissioner Eagleton mentioned funding from East-West Gateway for the Grant’s Trail extension and questioned if there is a plan to create safe connectivity from the plaza to the trail. Mr. Raiche said that there is already a raised intersection with high visibility crosswalks immediately adjacent to the site. In response to Commissioner Feiner’s questions about the placement of the four large planters in the plaza area, Ms. Lowry explained that the planters’ placement was an aesthetic choice by the applicant. Mr. Raiche said that a blank open plaza space may not be as inviting and the planters provide a positive benefit of usable area. In response to Commissioner Evens’s question regarding the light poles, Mr. Raiche replied that the light poles have banner hangers. 

With no additional questions from the Commission, Chair Adkins asked for comments from the petitioner. Architect Tyler Stephens with Core10 Architecture explained how the addition of planters to the plaza make it a more green, usable space. Mr. Stephens said the bike rack area was decreased in favor of storage for outdoor furniture for the plaza He also said each resident would have a storage locker in which bikes could be placed.  

Chair Adkins asked for comments and questions from the Commission. In response to Commissioner Evens’s and Feiner’s questions, Mr. Stephens said that the planters are not moveable and have a concrete seat around the perimeter that is about 18 inches in height.
 
With no further questions from the Commission, Chair Adkins asked for comments from the public. There were no comments made.

Recommendation:
Because little has changed from the approved development plan and Staff believes the review criteria set forth in Section 25-19(h) have been met, Staff recommends this petition be approved in accordance with Resolution 77-2023 and with the following conditions and the standard conditions contained in Exhibit A:
1. The mixed-use project shall be constructed and maintained in accordance with the plans referenced in the Documents Submitted portion of this memorandum, except as noted herein.
2. A consolidation plat shall be required to be recorded with the St. Louis County Recorder of Deeds and a copy of said plat provided to the City prior to issuance of permits.
3. A revised site plan shall be submitted prior to the issuance of permits that includes additional bicycle racks to meet the City's regulations.
4. Based upon the justification submitted per Section 25-19(g), the following site plan modifications shall be granted:
a. The modifications to the minimum street frontage occupation along both East Monroe and South Taylor Avenues required under Zoning Code Section 25-50(e)(i) shall be approved at 62% and 66% respectively.
b. The modifications to the perimeter landscaping adjacent to south drive aisle from South Taylor Avenue under Zoning Code Section 25-59(b)(1) shall be approved with 14 canopy trees, 18 understory trees, and 28 evergreens.
5. A public use easement to ensure the availability of the northeast plaza for public benefit shall be required as indicated on the final site plan.
6. The Landscape Plan shall be updated to include a planting key with species, caliper of trees and height of evergreens. Such plan shall be signed and sealed and submitted to the Planning and Development Services Department prior to the issuance of permits
7. An automated irrigation system plan for the landscaping shall be submitted to the Planning and Development Services Department prior to the issuance of permits.
 
Motion to approve PZ-08-24 mixed use in B-2 Final Site Plan for Aria Condominiums, 132 E. Monroe Avenue, in accordance to the resolution 77-2023, and subject to the conditions contained in the December 6, 2023 Memorandum to the Commission was made by Commissioner Feiner and seconded by Commissioner Coulson. Chair Adkins opened up the floor to discussion. In regards to Chair Adkins’ question of whether the Commission has the flexibility to modify the bike rack requirement, Mr. Raiche replied that the Commission could approve such a modification.  Commissioner Eagleton commented that the current recommendation for required bike racks is a good one as the proposed project and the Grant’s Trail extension project will increase usage of bikes in the area. There being no further questions, the motion was unanimously approved by the seven members present.

7.	DEVELOPMENT PROJECT UPDATE

Mr. Raiche asked the Commission refer to agenda B for project progress since the last Commission meeting. In response to Commissioner Klippel’s request for an update on the Greenbriar pickle ball sound study, Mr. Raiche reported that a second sound study has been completed, but the results have not been finalized. 

There being no further business, a motion was made by Commissioner Feiner and seconded by Commissioner Eagleton to adjourn at 8:30 p.m. The next meeting will be held on January 3, 2024 at 7 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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