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CITY OF KIRKWOOD
PLANNING AND ZONING COMMISSION
MEETING MINUTES
May 1, 2024


	Members Present
	
	Members Absent

	Jim Adkins, Chair
	
	Sandy Washington

	Tom Feiner, Vice-Chair
David Eagleton, Secretary/Treasurer
	
	Mary Lee Salzer-Lutz

	Allen Klippel
	
	

	Ron Evens
	
	

	Karen Coulson
Darrell Scott
	
	

	
	
	


Pursuant to notice of meeting duly given, the Planning and Zoning Commission convened on Wednesday, May 1, 2024 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 Tiona Brooks attended the meeting. 

1. Chair Adkins called the meeting to order at 7 p.m. He announced that Commissioners Washington and Salzer-Lutz were absent and their absences were excused. 

1. A motion to approve the April 3, 2024 minutes was made by Commissioner Coulson and seconded by Commissioner Eagleton. The minutes were approved by a vote of 6-0, with Commissioner Scott abstaining. 

1. PZ-01-24 ZONING MAP ADMENDEMENT (B-4 TO B-2) - 119 W. WOODBINE AVE

Presentation:		Ms. Lowry presented the application to the Commission. The subject lot is south of the Woodbine Center, north of Concordia Lutheran Church, east of the Kirkwood Manor Condos, and west of an office use (insurance agency). The 60-foot by 150-foot, 9000-square foot lot contains a single-family house built in 1922 that has been continuously used as a residence. The proposed use is a multifamily condominium development. This city block was rezoned B-4, Planned Commercial, in 1968 from R-5, Multifamily, on a request from Southwestern Bell to construct a division office on the site. The office was never built and Southwestern Bell sold the property. At the time, the development standards for B-4 were the “same as B-2”. Development was piecemeal from 1968 to 1984 when the Planning and Zoning Commission recommended all parcels not being used commercially be rezoned back to residential. The Woodbine Center was proposed shortly thereafter and completed in 1986. The request tonight is to rezone the lot from B-4 to B-2. Ms. Lowry provided the Commission with tables that showed allowed uses for each zone and the yard setbacks for each district. As the property is currently zoned, a first floor commercial use would be required as well as a Special Use Permit for the property to be used as residential on the second floor and above. 

In response to Commissioner Evens’s questions on the use behind the subject lot and the potential building layout, Ms. Lowry stated that the Woodbine Center is zoned B-4, with additional properties on the block are zoned to R-5 and B-1. Multiple former residences on Clay have been converted to business uses. As for the potential building layout, there is not much room to provide a drive aisle to parking and so the building would most likely utilize interior parking due to the drive aisle, side setback, and landscaping buffer constraints. Ms. Lowry added, in response to Commissioner Even’s follow-up question, that if the rezoning is approved and the proposed project meets all the zoning regulations, then City staff would be able to approve the project. If the project requires any modifications from the zoning code, then it would need to be reviewed by the Planning and Zoning Commission and City Council. 

[bookmark: _GoBack]Discussion:	Chair Adkins opened the floor to discussion from the Commission. Commissioner Klippel questioned if this request would be considered “spot zoning.” Ms. Lowry stated that Downtown Kirkwood is generally zoned B-2, Central Business District, but there are different zoning districts located near one another – including in the immediate area B-2, B-4, R-5, R-6 and R-4. Mr. Raiche said that this request is consistent with the future land use map. He added that B-2 allows a residential building to be developed consistent with the Downtown Plan. Commissioner Feiner asked for clarification for B-4 setbacks and if the zone change would permit townhomes without commercial usage. Mr. Raiche stated that they would probably need to request setback modifications to make the project feasible under the current zoning. A variance request from the Board of Adjustment would be a last recourse. Ms. Lowry added that the project still would need commercial on the first floor. In response to Commissioner Evens’s question, Mr. Raiche said that while setbacks could be modified, it would be difficult to provide parking for a commercial mixed use project given the small size of the lot. In response to Commissioner Coulson’s question, Ms. Lowry stated that a new single family home could not be built on the property under either the B-4 or B-2 zoning. With no additional comments from the Commission, Chair Adkins opened the floor to the petitioner. 

Petitioner Comments:	Architect Tyler Stevens of Core10 addressed the Commission regarding the application. Mr. Stevens stated that the site, even if combined with the property to the east, would not be viable under B-4 due to the required setbacks. Even if the City approves the rezoning to B-2, the applicant may still return to the Commission to request a modification for a more appealing and cohesive residential site. Mr. Stevens said that with townhomes designed perpendicular to the street, a garden area on the side would be appropriate – especially if the adjacent lot could also redevelop in a similar way.

Commissioner Evens questioned if the current owner of lot 117 would consider selling. Mr. Stevens responded that discussion took place, but there are current tenants that cannot be displaced. Commissioner Evens suggested proactively rezoning both lots B-2. Mr. Raiche stated that all owners would have to be a part of that conversation, and to rezone without consent would not be in the best interest of the community. Commissioner Feiner asked for clarification that the current intent of the lot is residential and that the mechanism for setback relief under B-4 would also apply to B-2 properties. Mr. Stevens stated that the intent is residential. Mr. Raiche stated that a setback modification is not allowed against a residentially zoned property. With no additional questions, Mr. Stevens concluded his presentation. 

Chairman Adkins appointed Commissioners Eagleton, Scott and himself to the subcommittee. A subcommittee meeting was scheduled on site for Monday, May 6, 2024 at 8 a.m. 

1. COMMISSION STAFF INTERNAL ITEMS

ENVISION KIRKWOOD 2035 - 1ST QUARTERLY UPDATE

	Mr. Raiche provided updates from the memo provided. 

DEVELOPMENT PROJECT UPDATES

Mr. Raiche provided the Commission with updates regarding multiple sites in Kirkwood. Frei Glass‘s project was approved by the City Council. The public hearing for the Accessory Dwelling Unit will take place on May 2, 2024. The Staff-initiated Code Text Amendment public hearing was pushed back to a later date.   

With no further business, a motion was made by Commissioner Feiner and seconded by Commissioner Scott to adjourn at 7:44 p.m. The next Planning and Zoning meeting will take place on May 15, 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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