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CITY OF KIRKWOOD
PLANNING AND ZONING COMMISSION
JANUARY 15, 2020

PRESENT:					ABSENT:
Allen Klippel, Chairman		 	James Diel
Jim O’Donnell, Vice Chairman	
Wanda Drewel, Secretary/Treasurer
Madt Mallinckrodt
David Eagleton
Jim Adkins
Ron Evens
Greg Frick

Pursuant to notice of meeting duly given, the Planning and Zoning Commission convened on Wednesday, January 15, 2020, in the City Hall Council Chambers at 139 South Kirkwood Road.  City Attorney John Hessel, City Planner Jonathan Raiche, Assistant City Planner Amy Lowry, and Administrative Assistant Patti Dodel also attended the meeting.  

1.	Chairman Klippel called the meeting to order at 7:00 p.m. and informed the audience of the Speaker Cards and procedures for making comments.  Chairman Klippel announced that Commissioner Diel was absent and his absence was excused.   


2.	PZ-19-20  AMEND B4 DEVELOPMENT PLAN AND FINAL SITE PLAN – 
	EZ STORAGE, 10461 MANCHESTER
	Submitted:  11-15-19  Automatic Recommendation:  3-15-2020
	Petitioner’s Agent, Stephen Nolan

Chairman Klippel recessed the meeting for the purpose of conducting a public hearing regarding an amendment to a B4 Development Plan for EZ Storage at 10461 Manchester Road.  City Attorney John Hessel stated the public hearing is being held in accordance with Section 530.13(2) of the Zoning Code and entered the following exhibits into the record: Exhibit 1 is an Affidavit of Publication in the St. Louis Countian on December 23, 2019; Exhibit 2 is an Affidavit of Publication in the Webster-Kirkwood Times on December 27, 2019; Exhibit 3 is an aerial view map showing the subject property and properties who were notified; Exhibit 4 is a list of property owners who were sent notice of the public hearing; Exhibit 5 is the postcard sent to the property owners on January 2, 2020; Exhibit 6 is the Application submitted by the petitioner on November 15, 2019; Exhibit 7 is a Letter from EZ Storage to the Planning and Zoning Commission submitted on November 15, 2019; Exhibit 8 is the Interior layout of EZ Storage building at 10461 Manchester submitted on November 15, 2019; Exhibit 9 is the Photometric plan, landscape plan, and Final Site Plan submitted on January 13, 2020; Exhibit 10 is the Letter from City Planner Jonathan Raiche to J. D. Howell of Sterling Engineering Company dated December 26, 2019; Exhibit 11 is Resolution 17-2019; Exhibit 12 is Ordinance 10558 granting a Special Use Permit and approving the final site plan for EZ Storage; and Exhibit 13 is the City of Kirkwood Code of Ordinances.
  
City Planner Jonathan Raiche stated there are four applications on tonight’s agenda for this parcel of property.  The purpose of the public hearing is an amendment to the B-4 Development Plan at 10461 Manchester Road.  The property has been subdivided into four lots – Lots A and B to the right and left of the main entrance, Lot C in the middle with the existing building, and Lot D behind the existing building. In order to accommodate the proposed physical fitness facility (PZ-20-20 below), additional parking spaces are proposed on the east side of the building which previously hosted a loading docks and some green space. Revisions are also proposed by re-aligning the main drive and to the parking lot on Lot B.  

Bill Bowman of EZ Storage and Nolan Real Estate Interests, Jamie Mansfield of Armstrong Teasdale, and J. D. Howell of Sterling Engineering were present.   Mr. Bowman stated the revised plan provides for convenient parking for the proposed Burn Boot Camp.  They have up to 7,000 square feet of space still available in the EZ Storage building and are in negotiations for the proposed multi-tenant building. 

Chairman Klippel informed the audience of the Speaker Cards and asked if there were any questions or comments from the audience, and the following responded:

	Jeremy Whitt of Audi Kirkwood stated he owns Lot D (behind the EZ Storage building) and wanted to confirm that the area for the semi-truck turn-around was still shown on the plans. 

There being no further discussion, Chairman Klippel closed the public hearing and appointed Commissioners Adkins, Diel, and O’Donnell to the subcommittee.  At the conclusion of the fourth item for this property, the subcommittee scheduled a meeting on January 24 at 8 a.m. at Kirkwood City Hall.


3.	Motion was made by Commissioner O’Donnell and seconded by Commissioner Drewel to approve the minutes for the December 4, 2019, meeting as written.  The motion was unanimously approved. 


4.	Motion was made by Commissioner O’Donnell and seconded by Commissioner Mallinckrodt to approve the minutes for the January 8, 2020, meeting as written.  The motion was unanimously approved. 



5.	PZ-17-20  AMEND ZONING CODE AND SPECIAL USE PERMIT (AUTO REPAIR, MINOR, PRIVATE) – LOU FUSZ TOYOTA, 10831 MANCHESTER RD
	Submitted:  11-12-19   Automatic Recommendation: 2-10-2020
	Petitioner’s Agent, Dan Van Fleet
	(Subcommittee – Commissioners Mallinckrodt and Diel)

City Planner Jonathan Raiche stated this is a two-part request for text amendments to the Zoning Code and a Special Use Permit to operate a minor motor vehicle repair shop that operates only to service the inventory of the Lou Fusz Toyota Dealership. The proposed hours of operation are 7 a.m. to 5 p.m. Monday through Friday.  Vehicles would not be stored on the lot for more than 2 business days, which is a condition from their current Special Use Permit.

Dan Van Fleet stated that the building would not be open to the public. There being no questions from the Commission, Commissioner Mallinckrodt read the underlined sections of the Subcommittee Report:

CITY OF KIRKWOOD
PLANNING AND ZONING COMMISSION
SUBCOMMITTEE REPORT
JANUARY 15, 2020

PETITION NUMBER:	PZ-17-20

ACTION REQUESTED:	AMENDMENTS TO CITY OF KIRKWOOD CODE OF ORDINANCES APPENDIX A: THE CITY OF KIRKWOOD ZONING CODE AS IT PERTAINS TO THE ADDITION OF A NEW SPECIAL USE CATEGORY (MOTOR VEHICLE REPAIR SHOPS, MINOR [PRIVATE]) IN THE B-3 DISTRICT AND TO THE DEFINITION AND PARKING SECTIONS ACCORDINGLY, SPECIFICALLY SECTIONS 520.3, 140.1, AND 1000.4

SPECIAL USE PERMIT – MOTOR VEHICLE REPAIR SHOPS, MINOR (PRIVATE)
		
PROPERTY OWNER:	STANCORI LLC

APPLICANT:		DAN VAN FLEET

PROPERTY LOCATION:	10831 MANCHESTER ROAD

ZONING:		B-3, HIGHWAY BUSINESS DISTRICT

BACKGROUND/DESCRIPTION:
The applicant has submitted a multi-part application which includes the following items: 1) multiple text amendments to the Zoning Code to allow for a new Special Use category in the B-3 district, and 2) a Special Use Permit for the new category of “Motor Vehicle Repair, Minor (Private)” at the property known as 10831 Manchester Road.  

The applicant is currently operating under a Special Use Permit for a Car Wash associated with Lou Fusz for the purpose of cleaning and detailing inventory vehicles for the dealership.  The applicant now desires to expand those operations to include minor vehicle inspections and repair in addition to the car wash/detailing.  The repairs would be restricted to inventory vehicles owned by their dealership; hence, the use of the word “private” for the new proposed use category.  This business would not be open to the public for vehicle repairs and would thus not generate the same customer traffic or parking needs that are generated by vehicle repair shops that are open to the public.

The requested text amendments include adding the new use category as a Special Use in the B-3 District, defining said use category, and including a parking rate for said use category.  The applicant has proposed the following language to define this use category:

Motor vehicle repair shops, minor (private) - An establishment whose principal business activity includes incidental repairs, replacement of parts, and motor service to motor vehicles, but not including an operation specified under “Motor vehicle repair, major”.  Said facility must be operated by an automotive dealership that is owned and operated within the city limits of Kirkwood.  Said facility shall provide services only to vehicles owned by said automotive dealership and shall not be open to the public.

The applicant proposed a parking requirement of 2 parking spaces per service bay/lift plus 1 parking space per employee on the maximum shift.  The proposed operation would require 10 spaces under these requirements while 16 spaces are provided on-site.  The proposed hours of operation are 7am to 5pm.

COMPREHENSIVE PLAN, LAND USE AND ZONING:
The site is designated as Corridor Commercial on the EnVision Kirkwood 2035 Future Land Use Map.  Development types discussed in this land use include regional/neighborhood commercial.  The proposed development fits within this broad land-use category.  

The subject property is zoned B-3, Highway Business District.  The proposed use is not currently permitted in any zoning district; and therefore, the applicant is required to request a text amendment.

Surrounding land uses and zoning include the following:

To the north:	Properties are zoned R-4 and occupied by single-family residential uses.

To the south:	Across Manchester Road, properties are zoned B-3 with various commercial uses being conducted.

To the east:	Properties are zoned B-3 with various commercial uses being conducted.

To the west:	Properties are zoned B-3 with various commercial uses being conducted.

DISCUSSION:
A Zoning Matters sign was posted on the property on November 26, 2019.  The request was introduced at the Planning & Zoning Commission meeting on December 4, 2019.  An on-site subcommittee meeting was held on December 9, 2019 (See Exhibit B for a list of attendees).  The subcommittee discussed the following items:

1. The service lift equipment has already been installed and required inspection.
2. No waiting room will be required since the operation is not open to the public.
3. All work required by the 2016 Special Use Permit has been completed including an oil separator that was installed for the car wash activities.
4. The typical sounds will include compressors and impact wrenches.
5. Two employees are anticipated.
6. The applicant indicated the on-site parking would accommodate their proposed operations and that overnight parking would be minimal with most cars being parked at the main facility overnight.

RECOMMENDATIONS:  

The Subcommittee recommends that the following text amendments to the Zoning Code be approved:

1. Section A-140 be amended to include a new definition as follows:
Motor vehicle repair shops, minor (private) - An establishment whose principal business activity includes incidental repairs, replacement of parts, and motor service to motor vehicles, but not including an operation specified under “Motor vehicle repair, major”.  Said facility must be operated by an automotive dealership that is owned and operated within the city limits of Kirkwood.  Said facility shall provide services only to vehicles owned by said automotive dealership and shall not be open to the public.

2. Section A-520.3 be amended to include a new Special Use category for “Motor vehicle repair shops, minor (private)”.
3. Section A-1000.4 be amended to include a new category and requirement into “Table 1000-1, Parking Requirements” as follows:
Motor vehicle repair shops, minor (private) – Two (2) spaces per service bay/lift plus one (1) space per employee on the maximum shift.

The Subcommittee recommends that the request for a Special Use Permit to operate a Motor Vehicle Repair Shop, Minor (Private) at the property of 10831 Manchester Road be approved with the following conditions:

1. All conditions of Ordinance 10338, granting approval for a Car Wash at the subject site, shall remain in effect.

2. Hours of operation shall be limited to 7am through 5pm, Monday through Friday.

3. Vehicles shall not be stored outdoors on the premises for longer than two business days.

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

Respectfully submitted,

James Diel			Madt Mallinckrodt

Commissioner Frick made a motion and seconded by Commissioner Adkins to approve PZ-17-20 to amend the Zoning Code and a Special Use Permit for an auto repair, minor (private) for Lou Fusz Toyota at 10831 Manchester Road subject to the conditions contained in the Subcommittee Report.  There being no discussion, the motion was unanimously approved by the eight members present.


6.	PZ-18-20 SPECIAL USE PERMIT (RESTAURANT)–TELEO COFFEE, 142 W MONROE
	Submitted:  11-15-19  Automatic Recommendation: 3-14-2020
	Petitioner’s Agent, Brian Ivy
	(Subcommittee – Commissioners Evens and Eagleton)

Assistant City Planner Amy Lowry stated the subcommittee met on December 11, 2019.  The coffee shop would be located on the ground floor tenant space and a yoga studio is currently operating on the second floor.   The building is a landmark and exterior renovations would be reviewed by the Architectural Review Board and the Landmarks Commission.  The proposed hours of operation are 6 a.m. to 8 p.m. Monday through Saturday. The petitioner is not proposing to have outdoor speakers or any additional lighting on the patio.   

Commissioner Evens read the underlined sections of the Subcommittee Report:

CITY OF KIRKWOOD
PLANNING AND ZONING COMMISSION
SUBCOMMITTEE REPORT
JANUARY 15, 2020

PETITION NUMBER:	PZ-18-20



ACTION REQUESTED:	SPECIAL USE PERMIT AMENDMENT (RESTAURANT, OUTDOOR SEATING) 
		
PROPERTY OWNER:	GARY AND GAIL ANDREWS

PETITIONER:		OLIVIA OGLESBY, TELEO COFFEE

PROPERTY LOCATION:	142 WEST MONROE AVENUE

ZONING:	B-2 GENERAL BUSINESS DISTRICT (CENTRAL BUSINESS DISTRICT)

	DRAWINGS SUBMITTED:	CONSTRUCTION DOCUMENTS (FLOOR AND CONCEPT PLAN, 1 SHEET) PREPARED BY BRIAN IVY, IDEA ARCHITECTS, STAMPED "RECEIVED NOVEMBER 15, 2019 CITY OF KIRKWOOD PUBLIC SERVICES DEPARTMENT”)

DESCRIPTION OF PROJECT:
The petitioner is requesting a Special Use Permit Amendment with Outdoor Seating approval for the existing first floor space located at the southeast corner of West Monroe and South Clay Avenues.  The building is City Landmark #10, the Hoffman-Ward House, which was converted from residential to commercial use in the early 1980s.  The space was most recently used for office and the current second floor tenant is a yoga studio.  From 1992 to approximately 1998/99, the second floor housed “Café Victorian,” an 84-seat restaurant with the front patio used for restaurant services.  The current request is for a coffee shop with up to 48 outdoor seats on an existing patio.  The only exterior change to the building will be removal of the west side bay window and the construction of an ADA ramp and chair lift in its place to make the first floor accessible.  A new vinyl trash enclosure will be constructed at the rear of the building.

COMPREHENSIVE PLAN, LAND USE AND ZONING:
The site is designated as the Downtown category on the EnVision Kirkwood 2035 Future Land Use map.  Development types discussed in this land use include regional and neighborhood commercial.  The proposed development fits within this broad land-use category.  

Surrounding land uses and zoning include the following:

To the north:	Across West Monroe Avenue are multi-family developments, and office and commercial businesses zoned B-2 General Business District.

To the south:	Office and commercial businesses zoned B-2 General Business District.

To the east:	Office and commercial businesses zoned B-2 General Business District.

To the west:	Across South Clay Avenue are residences zoned R-4 Single-Family Residential and multi-family developments zoned R-5 Multiple-Family Residential District.

DEPARTMENTAL/AGENCY COMMENTS:

Electric:	The petitioner has been advised to provide commercial load information.

Water: 	No comments.

Engineering:	No comments.

Building/Fire:	No comments.

Forester:	The removal of the two holly bushes and other vegetation close to the front northwest corner of the building is not a concern.

All of the above Departmental Comments were addressed in discussion at the on-site subcommittee meeting.

PARKING ANALYSIS:
The change in use of the building does not trigger a review of the parking.  There are 18 parking spaces provided, two of which are accessible.  The site also has a reciprocal parking agreement and vehicle easements with 132 W. Monroe Avenue and 314 S. Clay Avenue.  

DISCUSSION:
Zoning Matters signs were placed on the property on November 26, 2019 and this item was introduced at the Planning & Zoning Commission meeting on December 4, 2019.  A subcommittee meeting was held on site on December 11 with proper notification posted.  A list of attendees at that meeting is attached as Exhibit B.  At this subcommittee meeting, the following items were discussed:
1. A bicycle rack will be added to the site.  The Zoning Code requires one rack to accommodate two bicycles.
2. A new ADA ramp and chair lift will be constructed.
3. The parking lot will be patched, resealed and restriped.
4. The subcommittee discussed the possibility of moving the two accessible parking spaces to the parking area immediately west and closer to the building.  Upon inspection with the City Engineer, the slope of the parking lot is too great in that area to meet ADA standards.
5. The existing patio and front porch will be used for outdoor seating.
6. A new trash enclosure will be constructed with closing gates.

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 petition be approved with the following conditions:

1. The project shall be constructed and maintained in accordance with the Construction Documents (Floor and Concept Plan, 1 Sheet) prepared by Brian Ivy, Idea Architects, stamped "Received November 15, 2019 City of Kirkwood Public Services Department,” except as noted herein. 

2. The petitioner shall provide one bicycle rack to accommodate two bicycles.

3. Outdoor seating will be limited to the hours of operation, 6 a.m. to 8 p.m., Monday through Saturday.  There shall be no outdoor speakers.

4. The parking lot will be patched, resealed and restriped.

5. The petitioner shall comply with all standard conditions as listed in Exhibit A.

Respectfully submitted,

Ron Evens			David Eagleton

Commissioner Eagleton made a motion and seconded by Commissioner Mallinckrodt to approve PZ-18-20 for a Special Use Permit to operate a restaurant with outdoor seating at 142 West Monroe Avenue subject to the conditions contained in the Subcommittee Report.  There being no discussion, the motion was unanimously approved by the eight members present.


7.	PZ-20-20  SPECIAL USE PERMIT (PHYSICAL FITNESS FACILITY) – BURN 
	BOOT CAMP, 10461 MANCHESTER ROAD
	Submitted:  12-4-19   Automatic Recommendation:  4-2-2020
	Petitioner’s Agent, Ted Theodoropoulos

City Planner Jonathan Raiche stated a physical fitness facility known as the Burn Boot Camp is proposing to occupy the tenant space in the southeast corner of the existing building.  The maximum capacity based on the Building Code is 120 persons for the 5,500 square foot space.  The tenant is not proposing to use the outdoor area for activities.  

Ted Theodoropoulos, of Burn Boot Camp, stated there are three other locations in the area (Manchester at 141, on Lindbergh in South County, and in O’Fallon).  The female-focused facility provides 13 camps a day, with 4 camps being co-ed.  The facilities offer free child care.  The facility on Manchester Road has 600 members with only 10 being men.  

There being no questions or comments from the Commission or audience, Chairman Klippel appointed Commissioners Adkins, Diel, and O’Donnell to the Subcommittee.  At the conclusion of the fourth item for this property, the subcommittee scheduled a meeting on January 24 at 8 a.m. at Kirkwood City Hall.


8.	PZ-21-20  SPECIAL USE PERMIT (OUTDOOR USE) – SCHNUCK MARKETS,
	10233 MANCHESTER ROAD
	Submitted:  12-17-19  Automatic Recommendation:  4-15-2020
	Petitioner’s Agent, Brad Moore

Due to a perceived conflict of interest, Commissioner Adkins recused himself and stepped out of the Chamber.

City Planner Jonathan Raiche stated Schnuck Markets is proposing to revamp the interior space and the exterior façade.  A more-substantial area for service and consumption of food is proposed in the southeast corner of the store which will still meet the maximum 10% of total gross floor area requirement for food service areas in a grocery store. The current side entries will be relocated to a new center entry area. The Food Hall space on the interior will provide seating and three tenant restaurants for in-store dining.  A new outdoor seating space will be located on the right side of the storefront under an existing canopy that will seat up to 18 customers. The City Council granted reductions in the required parking in 1985, 1986, and 2013 to allow 228 parking spaces.  The proposed changes will not require additional parking spaces.

Brad Moore with BRR Architecture and Kathy Duffy with Schnuck Markets were present.  Mr. Moore commented that the outdoor seating would be utilized when seasonally appropriate.  Outdoor speakers and additional lighting are not proposed.  

Chairman Klippel asked if any Speaker Cards were completed and turned in, and Administrative Assistant Dodel responded there were none for this application. 

Chairman Klippel appointed Commissioners Drewel and Evens to the Subcommittee.  The subcommittee scheduled a meeting at the site for Tuesday, January 21, at 8 a.m. 

	Commissioner Adkins returned to the meeting.


9.	PZ-23-20  FINAL B4 PLAN – GENERAL RETAIL AND SPECIAL USE PERMIT 
	(RESTAURANT WITH DRIVE-THRU), 10463 MANCHESTER ROAD 		
	Submitted:  12-27-19  Automatic Recommendation: 4-25-2020
	Petitioner’s Agent, Stephen Nolan
	Opportunity for Public Comment

City Planner Jonathan Raiche stated a 10,000 square foot multi-tenant building with a drive-thru restaurant is proposed for Lot A.  The tenant for the restaurant has not been identified yet.  The Architectural Review Board will be reviewing the building at their January 21 meeting.  Parking will be evaluated as each tenant is identified.  

Chairman Frick asked if outdoor seating is proposed, as shown on the rendering.  Bill Bowman of Nolan Real Estate Interests stated the umbrellas were shown on the rendering; however, outdoor seating is not being requested at this time.  J. D. Howell of Sterling Engineering stated the restaurant would occupy approximately 1,900 square feet of the 10,000 square foot building.  Mr. Howell added that the turn-around that Mr. Whitt from Audi Kirkwood referenced during the public hearing is shown on the recorded subdivision plat.  

Commission Drewel asked to see the path that patrons of the drive-thru restaurant would drive after entering the site.  There was concern that the patrons would be driving between the entrances to the other tenants in the building and the parking lot to the north.  Commissioner Eagleton suggested a raised crosswalk be constructed to provide a safer path for the patrons.  

Chairman Klippel asked if any Speaker Cards were completed and turned in, and the following were called to the podium:

Daniel Smith, 230 Woodridge, believes more traffic, lights, and noise will be generated by the restaurant’s drive thru and by the drive thru for the bank on the east side of the main entrance.  

Jeremy Whitt, Audi Kirkwood, did not have any comments on this petition.

There being no further questions or comments from the Commission or audience, Chairman Klippel appointed Commissioners Adkins, Diel, and O’Donnell to the Subcommittee.  At the conclusion of the fourth item for this property, the subcommittee scheduled a meeting on January 24 at 8 a.m. at Kirkwood City Hall.


10.	PZ-24-20  FINAL B4 PLAN – FIRST COMMUNITY CREDIT UNION, 10357 
	MANCHESTER ROAD 
	Submitted:  12-27-19  
	Petitioner’s Agent, Stephen Nolan
	Opportunity for Public Comment

City Planner Jonathan Raiche stated the credit union with a drive thru is a permitted use in the B-4 Zoning District.  The proposed layout is similar to the preliminary plan.  A cross-access easement between Lots A and B to Lot C is provided on the Subdivision Plat.  Four drive-throughs and one ATM are proposed for the credit union.  

Bill Bowman of Nolan Real Estate Interests stated EZ Storage has a long-term lease agreement with First Community Credit Union.  

Chairman Klippel asked if any Speaker Cards were completed and turned in, and the following were called to the podium:

Jeremy Whitt, Audi Kirkwood, did not have any comments on this petition.

There being no further questions or comments from the Commission or audience, Chairman Klippel appointed Commissioners Adkins, Diel, and O’Donnell to the Subcommittee.  The subcommittee scheduled a meeting on January 24 at 8 a.m. at Kirkwood City Hall for all four petitions regarding this property.


11.	PZ-25-20  REZONE R4 TO B3, SPECIAL USE PERMIT (CONVENIENCE/GAS 
	STORE & CAR WASH) AND SITE PLAN REVIEW – PETRO-MART; 10921, 
	10935, 10939 MANCHESTER AND 1113, 1119, 1120, 1121, 1123, AND 1125 
	EARL AVENUE
	Submitted:  12-26-19  Automatic Recommendation:  3-25-2020
	Petitioner’s Agent, George Stock
	Opportunity for Public Comment

Due to a perceived conflict of interest, Commissioner Adkins recused himself and stepped out of the Chamber.

City Planner Jonathan Raiche stated the multi-part request to rezone a portion of the property from R-4 to B-3, a Special Use Permit, and site plan approval of a convenience/gas store with a car wash.  The 2.7 acre site contains nine parcels, four of which have single-family residences, one has a former restaurant, one has a former gas station that has been vacant for quite some time, and three are vacant.  There are two property owners that have the site under ownership and are under contract by the petitioner.  The elevation of the site drops from west to east.  There are three questions to consider:  Is the proposed rezoning appropriate when considered with the context of the site and the City’s future land use map?  If the proposed rezoning is determined to be appropriate, are there reasonable conditions that can be placed upon the use that will ensure that the use will not substantially increase traffic hazards or congestion, substantially increase fire hazards, adversely affect the character of the neighborhood, adversely affect the general welfare of the community, or overtax public utilities? Also, does the proposed site plan meet various site development standards, i.e., buffering, landscaping, parking, lighting, etc.  The northern two-thirds of the site is zoned R-4, Single-Family Residential. The southern one-third of the site is zoned B-3, Highway Business, which is the zoning being requested for the northern portion.  The request will also require the vacation of Earl Avenue, a 30-foot wide right-of-way bisecting the property north to south. Earl Avenue provides access to these sites only.  When the subdivision occurred that created Earl Avenue, it came from the western property. If vacated, the area would revert to the property to the west.  The Envision 2035 Comprehensive Plan future land use map shows the southern portion as Corridor Commercial and the northern portion is shown as General Residential. The proposed use fits in the Corridor Commercial category.  The map mimics the existing zoning for the area.  

The proposed site plan shows a 5,400 square foot convenience store roughly centered in the site, a ten-pump island under a canopy towards the front of the site, a drive-thru car wash and 21 vacuum spaces along the eastern portion.  The proposed hours for the car wash are 7 a.m. to 10 p.m. and the convenience store and gas station would be 24 hours a day, seven days a week.  They anticipate three to five employees during peak hours.  They are proposing a series of retaining walls in order to level out the site.  They have an eight-foot high sight-proof fence on top of the retaining wall.  Three volume-reducing BMP’s would be constructed along the front along Manchester Road, one on the north of the parking lot, and a box culvert on the eastern portion.  MoDOT approval is required, and a traffic study is currently underway.  There are six curb cuts along Manchester now, and two are proposed.  A two-way center turn lane is proposed in Manchester Road for eastbound patrons to safely queue on Manchester Road prior to turning into the site.

Tree protection for trees along the property line and on neighboring properties is proposed.  Due to overhead electric lines along the western property line, the City Forester and Kirkwood Electric suggested that evergreens and shorter, under story trees be planted.  A photometric plan with the lighting levels shown was provided.  All of the trespass from the site meets or exceeds the minimum Code requirements.  One of the poles along the front of the property is too tall and will be lowered.  

M.S.D. and MoDOT review and approval will be required. A survey of the adjacent commercial structures is required to verify the front setback of the proposed structures.  

George Stock of Stock & Associates; Grant Eble, owner of Western Oil; Rusty Saunders of Loomis Associates, and Bud Pennington, who is a consultant, were in attendance.   Mr. Stock stated the western property line has an elevation of 612 and the low end on the northeastern side is 580, which is 32 feet of fall in a diagonal direction.  There is a large storm water watershed south of Manchester Road that drains through a 6’x6’ box culvert under Manchester Road and then discharges about 100 feet into the site.  He stated he spoke with M.S.D. and they do not have a record of a storm water problem; however, he did receive some information from the City in regard to a problem.  A traffic impact study is being performed by Lochmoeller Group and a draft should be complete in about two weeks.  MoDOT was receptive to their re-striping Manchester Road to add a fifth lane in front of this property.  They are proposing to construct a 5,400 square foot convenience store with doors on the north and south side of the building with parking flanking the building, 10 gasoline dispensers are proposed under a canopy, and a car wash along the eastern portion of the site.  The existing five curb cuts would be reduced to two.  The dryer for the car wash is along Manchester Road.  There would be 60 parking spaces on the site.  There are 19 parking spaces for the the car wash vacuums along the eastern property line.  The site contains approximately 34% green space and includes three rain gardens (bio detention basins) that would collect all of the storm water from the site. An eight-foot tall SimTek screen wall would be constructed around the perimeter.  The convenience store and gas pumps would be open 24 hours a day, 7 days a week.  The car wash would be open from 7 a.m. to 10 p.m. seven days a week.  There is 45 feet of green space between the north property line and the northern edge of the drive thru, 25 feet from the eastern property line to the car wash, and 21 feet along the western property line to the curb.  In response to Commissioner Frick’s questions, he stated that, if approved, they would be adding sidewalks and meeting ADA requirements along Manchester Road in conformance with MoDOT’s plans at their expense.  Mr. Eble added that the car wash would be owned and operated by Western Oil.  The canopy would be a muted or khaki color to blend in.  Extra insulation is added to the car wash and vacuum area for sound attenuation. They have a similar c-store on Lindbergh at I-44 and a c-store with a car wash at Baxter and Clayton Roads.  

In accordance with Section 220.6 of the Zoning Code, Chairman Klippel asked if any Speaker Cards were completed and turned in, and the following were called to the podium:

John Mullen, 316 Charlene Drive, stated this plan is an intrusion of commercial property into a quiet residential neighborhood. The current houses on the site have green space that absorb the storm water.  Believes this will have a negative impact to the surrounding houses and will set a precedent to spread sideways.  He submitted a traffic study (partial transcript of June 5, 2008, City Council meeting).

Linsey Stevens, 1109-1/2 North Clay, purchased their house in 2014.  She is opposed to the lot being rezoned from residential and to the parking lot lights being on 24 hours a day and having to install black-out shades on her windows. She referenced a study that indicates increased criminal activity at 24-hour c-stores.  

Brad Lyons, 1151 North Harrison, is opposed to the “carving out of the hill” and traffic configurations being altered.  This is the only commercial property between Lou Fusz Toyota and the City Limits that would have this depth off Manchester Road.  The creek on Avery came out of the bank the weekend before Labor Day.  The City won’t be collecting additional sales tax revenues from the proposed store, it will just disperse from other locations in Kirkwood.  

Sharon Pentland, 220A Avery Drive, stated her property backs up to this property on the north side.  Her lot, with big trees, backs to quiet homes with trees.  She is concerned she will hear the car wash.  

Megan Scharr, 216 Avery Drive, Her property backs up on the north side and she is opposed to another car wash and gas station.   She has advised Kirkwood and M.S.D. of storm water problems.  

Diane Ryberg, 1141 North Harrison, said she didn’t see an image of what the view will be from the adjacent houses.  She believes the proposed development would be a significant intrusion into the existing neighborhood and that property values would decline.

There being no further questions or comments from the Commission or audience, Chairman Klippel appointed Commissioners Frick and Mallinckrodt to the Subcommittee.  The subcommittee will schedule a meeting at the site after the traffic study has been submitted. 

Commissioner Adkins returned to the meeting.


12.	DEVELOPMENT PROJECT UPDATE

City Planner Raiche stated the Industrial Development Authority and City Council have been involved in a commercial market study for downtown Kirkwood with PGAV.  There will be a presentation at the City Council Work Session on January 16.  For those who cannot attend or would prefer, the study can be emailed to the Commissioners.   

The Townes at Geyer Grove project passed the final reading of the bill to rezone the property and the resolution approving the site plan.  The property owner at 902 South Kirkwood (previously approved for Camp Bow Wow) is pursuing other tenants.  

City Attorney Hessel updated the Commissioners on the status of the St. John Vianney lawsuit.

The petitioner for the project known as Kirkwood Flats is still pending and being re-evaluated.  

There being no further business, motion was made by Commissioner Adkins and seconded by Commissioner Eagleton to adjourn at 9:40 p.m. A Special Meeting concerning the re-write of the Zoning, Subdivision, and Sign Codes will be held on January 29 at 6 p.m.; and the next regular meeting will be held on February 5, 2020, at 7 p.m. in the Council Chambers at Kirkwood City Hall. 	

[bookmark: _GoBack]
						____________________________________
						Allen Klippel, Chair
	

						____________________________________
						Wanda Drewel, 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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