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CITY OF KIRKWOOD
PLANNING AND ZONING COMMISSION
Via Zoom Virtual Meeting
July 14, 2020

PRESENT:					ABSENT:
Allen Klippel, Chairman			Ron Evens
Jim O’Donnell, Vice Chairman
Greg Frick
James Diel					
Madt Mallinckrodt
David Eagleton
Jim Adkins
Thomas Feiner

Pursuant to notice of meeting duly given, the Planning and Zoning Commission convened on Tuesday, July 14, 2020, at 7:00 p.m. via Zoom Virtual Meeting. Planning and Development Services Director Jonathan Raiche, City Planner II Amy Lowry, City Attorney John Hessel, and Administrative Assistant Patti Dodel also attended the meeting.  

1.	Chairman Klippel called the meeting to order at 7:04 p.m.

Planning and Development Services Director Jonathan Raiche stated for the record that under Section 610.015 of the Missouri Sunshine Law provides that members of the Planning and Zoning Commission who are not physically in the City Hall can participate and vote on all matters when an emergency exists and the name of the emergency is stated in the minutes. So, let the minutes reflect that the U.S., and the World, is in a state of emergency due to the Coronavirus.  The Missouri Governor and the County Executive directed all citizens to limit the number of attendees for meetings and gatherings to avoid the spread of the Coronavirus.  Therefore, members of the Planning and Zoning Commission have elected to participate in this meeting electronically so that we are compliant with such Orders and for the public health and safety of each other and the general public.  To make a comment during the public comment portions of the meeting, you will need to use the following methods.  If you are accessing the meeting via the Zoom application/program, then you should click the hand icon on the bottom of your screen to “raise your hand”. If you are accessing the meeting solely using a dial-in phone line, you will need to “raise your hand” by dialing *9.  All individuals with raised hands will be called upon and unmuted one at a time.  Please begin your comment by providing your name and address for the record. Also, please note, the chat feature of the Zoom meeting will not be monitored by Commissioners.  

Chairman Klippel welcomed Thomas Feiner to the Commission.  City Attorney Hessel stated, as a new member, Commissioner Feiner is entitled to participate in those matters in which subcommittees have been appointed and the work has been done provided that he is satisfied that he has enough information provided by staff and documentation he can vote on the matter based upon his review of the materials. Commissioner Feiner stated he has fully reviewed the submitted materials, listened to the audio transcript of the meetings, and had discussions with Planning and Development Services Director Raiche for the three items on the agenda.

Chairman Klippel informed the audience of the procedure for making comments regarding items on the agenda requiring Site Plan Review approval and announced that Commissioner Evens was absent and his absence was excused.   

2.	Motion was made by Commissioner O’Donnell and seconded by Commissioner Frick to approve the minutes for the February 19, 2020, meeting as written.  

Roll Call:

	Chairman Klippel 			“yes”
	Commissioner Frick			“yes”
Commissioner O’Donnell		“yes”
Commissioner Mallinckrodt	“yes”
Commissioner Diel			“yes”
Commissioner Eagleton 		“yes”
Commissioner Adkins		“yes”
Commissioner Evens		Absent
			Commissioner Feiner 		“yes”

3.	PZ-24-18  SPECIAL USE PERMIT AMENDMENT /SITE PLAN EXTENSION – 
BP, 10901 MANCHESTER ROAD
Submitted:  3-10-20
Petitioner, Sudha Srinivas Anne

Planning and Development Services Director Jonathan Raiche stated that the petitioner has been delayed in obtaining a building permit for the addition and is requesting a one-year extension on the Special Use Permit granted in April 2016, amended in 2018, and extended for one year in 2019.  There being no questions from the Commissioners, motion was made by Commissioner Mallinckrodt and seconded by Commissioner O’Donnell to recommend a one-year extension on the Special Use Permit approval.  

Roll Call:
Chairman Klippel 			“yes”
	Commissioner Frick			“yes”
Commissioner O’Donnell		“yes”
Commissioner Mallinckrodt	“yes”
Commissioner Diel			“yes”
Commissioner Eagleton 		“yes”
Commissioner Adkins		“yes”
Commissioner Evens		Absent
	Commissioner Feiner 		“yes”

4.	PZ-15-20  MIXED USE/SITE PLAN REVIEW IN B-2–KIRKWOOD FLATS, 
	426 NORTH KIRKWOOD RD
	Submitted:  9-27-2019  
	Petitioner, Josh Udelhofen
	(Subcommittee – Commissioners Klippel, Frick, and Adkins)
	Opportunity for Public Comment

Planning and Development Services Director Jonathan Raiche stated the petitioner is proposing a Mixed-Use Development in the B-2 Zoning District on the 2.6 acre site.  The original proposal submitted in September 2019 consisted of retail on the first floor and 178 dwelling units on the second through sixth floors with a maximum height of 76’-7”. A revised plan submitted in January 2020 proposes a five-story building with 174 dwelling units on the second through fifth floors with a maximum height of 60 feet.  As of today, the City has received 44 e-mail comments and an on-line petition in opposition to the project and these have been provided to the Commission for their consideration.  Surface and below-grade parking is proposed for a total of 295 parking spaces.  The curb cut on Kirkwood Road would only provide right turns in and right turns out.  The curb cut on Washington Avenue would only provide right and left turns in and right turns out.  A public use easement to ensure the availability of the plaza area near the northwest corner of the site would be required.  The elevations submitted are for informational purposes, since Architectural Review Board review would be required. Five modifications to the Zoning Code are being requested, i.e., density, street occupation on Washington Avenue and on Kirkwood Road, landscaping along the eastern property line, and frontage trees on Kirkwood Road.

Josh Udelhofen, Managing Director of Development with Altus Properties, stated they are changing the name of the project to “The James” and launched a website (TheJamesKirkwood.com).  Similar projects in the St. Louis area include Grand Flats and Metro Flats and Arterra in Kansas City.  

Addressing the street occupation modification request, Jonathan Wirth, Senior Project Designer with HOK, provided context of surrounding buildings that are set back from Kirkwood Road and further south on Kirkwood Road where the buildings are directly behind the sidewalk.  

Mr. Udelhofen added that the height of the building was reduced from six to five stories with a maximum height of 60 feet.  The maximum Floor Area Ratio allowed in the B-2 District is 2.5 and the FAR of the proposed building is 20% smaller.  If the public plaza area were eliminated, the street occupation modification for Kirkwood Road frontage would not be required.  

In response to a question from Commissioner Eagleton regarding a curb cut extension on Kirkwood Road, Mr. Udelhofen responded he would investigate if adequate right-of-way was dedicated to allow a curb cut extension.

In accordance with Section 220.6 of the Zoning Code, Chairman Klippel asked if there was anyone in the audience who had comments concerning the site plan, and the following responded:

Carol Fischer expressed concern about additional traffic on Washington Avenue.

Dan Friederich, 240 East Bodley Avenue, is concerned that the limited access point on Kirkwood Road will create additional traffic in his neighborhood by requiring southbound Kirkwood Road motorists to turn left on Bodley, right on Taylor, and right on Washington.  In addition, he cited a section in the Downtown Master Plan that the recommendation was to remove parking on Kirkwood Road from Adams Avenue to Bodley Avenue.  

Al Rheinnecker, 201 North Taylor, is concerned that the petitioner is requesting almost a 50 percent increase in density.  

Rich Vandegrift, 131 East Adams Avenue Unit 1D, has no objection to having residential on this property but is concerned regarding the 174 apartments being proposed with a Zoning Code maximum density of 93 units.   This massive building will overwhelm the area with historical homes just half a block away.  The petition in opposition contained 699 signatures.  

Parker Pence, 3 Windsor Lane, supports The James/Kirkwood Flats project.  He believes this project goes above and beyond in all criteria and the modifications should be granted.

Dan Herren, 130 East Bodley Avenue, is opposed to the project for a variety of reasons.  He believes a development should be closer to the Downtown Master Plan which received public input and was adopted by the City envisions for this area.  Page 130 alludes to higher density being accomplished by townhouses and clusters of small single-family townhouses.  Page 125 cites single-family residential of three to six units per acre (missing middle).  

Marilyn Marcus, 522 North Kirkwood Unit 2C, believes a 600 square foot unit would be difficult to rent, believes young people don’t want to live in Kirkwood, and it would be difficult to access the retail space with the right-in right-out access on Kirkwood Road.  

Janice Davania, 451 North Taylor Avenue, stated residents along Taylor Avenue have invested time, money, and love into their homes and high rises should be built near other high rises.

Tim, 111 East Washington Avenue, spoke in opposition to the project citing the height and believes the traffic study under estimates how people will get into the building.  Motorists will circle the block, generating more traffic on Washington Avenue.  A woman added that they will see the windows of the proposed apartments when looking out of their windows.  She believes that, if it is approved, additional trees should be planted along the eastern property line of the proposed development. 

Mark Levy acknowledged that the Commission will have a proposal on their July 15 agenda for the Commerce Bank property.  If approved, the City would have two large developments in two blocks.  Approving this project will set a precedent.

Joan Lockwood, 336 North Woodlawn Avenue, is concerned about the height of the building and the amount of traffic generated.  She is concerned about pedestrians in the community.  She believes the Traffic Study did not take into consideration all of the problems that are created by the right turn only into the building/right turn only exit and how those vehicles will affect the pedestrians that live or shop at this project. 
 
Lise Herren, 130 East Bodley Avenue, believes the building is too tall and the value of the condominiums to the east will decrease.  She stated this building is not in line with the direction Kirkwood should be moving.  She believes the area is a concrete jungle and future development should be in accordance with the design guidelines.

Doug Schnell, 457 North Taylor Avenue, expressed concern regarding the height and density of the project.  The combination of the projects and the traffic patterns will be impacted.  The potential impact of the retail spending is minimal compared to a Starbucks.  

Angie McAlone, 445 North Taylor Avenue, believes 174 units adds too much density and is opposed to a five-story apartment building be built behind her house.  The additional traffic will take away from the charm and feel of Kirkwood.  

Andrew Struckhoff, 931 Curran Avenue, spoke in favor of the project.  The walkability to the Library and Farmers’ Market and the addition of housing options. He believes the scale of the proposed building would slow traffic down.  

Phil Hutchinson, 131 East Adams Avenue, is opposed to this project due to the density.  He spoke in favor of the two condominium buildings on East Madison and that is the type of building suggested in the Master Plan.  

John Burns, 1881 Charmwood Court, expressed concern about the density and that the Downtown Study is important. The proposed elevations are similar to buildings in Downtown St. Louis, i.e., they are flat with windows.  A long window-less corridor would be like being in a hotel or hospital and that would not be very appealing to the proposed residents.  The Downtown Study clearly states 15 to 25 dwelling units per acre.

Christopher Kurth, 229 South Van Buren, went to the Pitman School that was located on the property at 300 North Kirkwood Road.  He believes the height of the proposed building at 426 North Kirkwood Road should not exceed the height of the former Pitman School.  He wants to keep the historic nature of Kirkwood.

Dan Herren, 130 East Bodley Avenue, believes it is difficult using Zoom and trying to communicate, and it is not appropriate for the City to be making this type of decision during this time. 

Regina Popper, 522 North Kirkwood Unit 3C, believes that the 174 units will be occupied  with couples who may need affordable housing.  Five stories is too tall, four stories would “pay off” for the developer.  Believes a 600 square foot unit is too small.

Kathy Paulsen, 401 Frieda Avenue, believes the project is too dense, this is not the “missing middle”, that the buffer on the east side is not adequate because the understory trees will only be 30 feet tall at maturity in 25 years, and the electric lines should be buried.

Mark Gorris, 305 North Harrison, wants to know the successes and failures of the developer’s other communities in terms of capacity, taxes raised to help the community, etc.  

Commissioners Diel and Klippel read the underlined sections of the Subcommittee Report:

CITY OF KIRKWOOD
PLANNING AND ZONING COMMISSION
SUBCOMMITTEE REPORT
July 14, 2020

PETITION NUMBER:		PZ-15-20

ACTION REQUESTED:		B-2, MIXED-USE PRELIMINARY
DEVELOPMENT PLAN REVIEW
		
PROPERTY OWNERS:		UMB BANK, NA

APPLICANT:			JOSH UDELHOFEN, ALTUS DEVELOPMENT

PROPERTY LOCATION:		416 - 432 N. KIRKWOOD ROAD AND 
105 E. WASHINGTON AVENUE

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

	DRAWINGS SUBMITTED:	EXISTING SURVEY PLAN PREPARED BY STOCK & ASSOCIATES CONSULTING ENGINEERS, INC. STAMPED “RECEIVED JANUARY 29, 2020, CITY OF KIRKWOOD PUBLIC SERVICES DEPARTMENT”
	
	PRELIMINARY SITE PLAN PREPARED BY STOCK & ASSOCIATES CONSULTING ENGINEERS, INC. STAMPED “RECEIVED JANUARY 29, 2020, CITY OF KIRKWOOD PUBLIC SERVICES DEPARTMENT”

	PRELIMINARY TREE INVENTORY AND LANDSCAPE PLANS (3 SHEETS) PREPARED BY JEFFREY DAVIS STAMPED “RECEIVED JANUARY 29, 2020, CITY OF KIRKWOOD PUBLIC SERVICES DEPARTMENT”
	
	BUILDING ELEVATIONS ANALYSIS (5 SHEETS) PREPARED BY HOK, INC. STAMPED “RECEIVED FEBRUARY 18, 2020, CITY OF KIRKWOOD PUBLIC SERVICES DEPARTMENT”
	
	KIRKWOOD FLATS DEVELOPMENT PLAN RESUBMITTAL PACKET 	(22 SHEETS) PREPARED BY HOK, INC. STAMPED “RECEIVED JANUARY 29, 2020, CITY OF KIRKWOOD PUBLIC SERVICES DEPARTMENT”

	DESCRIPTION OF PROJECT:
The applicant is requesting approval of a proposed preliminary development plan according to the B-2, Mixed-use procedure set forth in Section 510.5 of the City’s Zoning Code.  The existing site is approximately 2.56 acres and consists of a stand-alone building for UMB Bank.  The proposed plan includes demolition of the existing structure and construction of a 5-story mixed-use building with 12,500 square feet of commercial space on the first floor and 174 residential units on the top 4 floors.  There is also structured parking included in the rear of the first floor and a lower level.  The proposed plan included a right-in/right-out access on Kirkwood Road and one access point on Washington Avenue with prohibited left-turns out.  Additional detail of the proposed site plan is provided later in this report.

COMPREHENSIVE PLAN, LAND USE AND ZONING:
The site is designated as Downtown on the EnVision Kirkwood 2035 Future Land Use Map. Attached Residential (Duplexes/Townhomes/Apartments) and Regional/Neighborhood are both listed in this land use category as appropriate development types.  

The subject properties are currently zoned B-2, General Business District (Central Business District) which allows for mixed-use buildings subject to certain requirements.

Surrounding land uses and zoning include the following:
To the north:	The property is zoned B-2 and is occupied by a retail business.

To the south:	There is one commercial property on the same block that is zoned B-2 and is occupied by a gas/service station.  Across Washington, there is another retail bank/office building zoned B-2.

To the east:	Directly adjacent to the subject site are existing multi-family buildings zoned R-5 with single-family residential zoned R-3 further to the east.

To the west:	Across Kirkwood Road, properties are zoned B-2 and contain various retail/commercial uses. 

DEPARTMENTAL/AGENCY COMMENTS:
Electric:	No comment.

Water: 	1. Installation of a service valve is required just east of the tapping valve.
2. All water lines to be installed per Water and Fire Department specifications.

Engineering:	No comment.

Forester:	1. Existing Ash tree on Washington Avenue shall be removed and replaced with a tree meeting the requirements of Section A-1020.
	2. The number of parking spaces along the eastern property line shall be reduced while still meeting the minimum parking requirements.  Said spaces shall be replaced with intermittent landscape islands with understory trees so that the modification needed for trees on this property line is lower.
	3. The planting area along Kirkwood Road shall be increased to a minimum width of 8 feet with a minimum length of 12 feet.

Building/Fire:	1. A flow test is required.
	2. Emergency access to the property to the north is required.  Recorded cross access easement shall be provided prior to issuance of permits.
	3. Signage and/or striping for prohibited parking along the proposed interior driveway shall be required at the direction of the Fire Department.
	4. Construction details for both divided entrances shall be provided prior to issuance of permits to ensure that Fire Department access is not impeded by curbs or signs.

SITE ELEMENTS ANALYSIS:
Structure and Unit Density
The proposed structure has a maximum building height of 60 feet which is the maximum height that can be considered without a modification or variance under the B-2, Mixed-use process.  In addition to the height in feet, the Code also restricts height to that which would create an FAR of 2.5.  The FAR indicated in the materials submitted for this project is 2.14; however, this calculation included 50% of the attached parking structure.  While this is applied to single-family residential projects, the City has not historically required attached parking structures to be included in the commercial FAR calculation.  With this revision, the proposed FAR would be 1.95.  

The B-2 District has a front setback requirement range of 0 feet to 51 feet.  The proposed structure is located approximately 14 feet from the property line along Kirkwood Road and approximately 4 feet from the property line along Washington Avenue.  There is no required structure setback along the north property line.  The required structure setback from the eastern property line is 50% of the proposed building height, or 30 feet in this case.  The structure is proposed to be set back a minimum of approximately 42 feet from the eastern property line.

The Zoning Code also requires that the structure must be located within the required front setback range in order to be included in the minimum street frontage occupation requirement.  The street frontage occupation requirement for the subject site, in Phase 2 of Downtown, is 75%.  The plans indicate that the proposed building occupies approximately 54% (167’/310’) of the Kirkwood Road frontage excluding the proposed plaza area.  If the proposed public plaza area were replaced with building, the frontage occupation would be approximately 79%.  The proposed street frontage occupation requirement along East Washington is approximately 50% (70’/140’).  Because this site is adjacent to an “R-District”, there is a minimum 30’ setback required which prohibits building within this area and limits the ability of the applicant to comply with this specific provision.  The lack of meeting this requirement will be further addressed in the modification section of this report.

The B-2 District regulates density by requiring a minimum lot size of 1,200 square feet per residential unit proposed.  The proposed plan includes 174 units which results in a 642 square feet of lot area per residential unit.  The applicant has requested a modification to this requirement and this is listed in the modification section of this report.

Traffic & Site Access Management
At the recommendation of City Staff, the applicant provided a traffic study conducted by CBB Transportation Engineers and Planners.  The study analyzed the anticipated trips that would be generated by the proposed development and what impacts it may have on the existing roadway system.  The study was conducted based on the original number of proposed residential units, 178 units, but was not required to be re-evaluated when the number of units was reduced to 174.  The traffic study found that the total new trips (in and out) generated by the development during morning peak hour were 110 new trips while those generated during the afternoon/evening peak would be 190.  Although the study indicates that there will be an increase in trips generated, it was the conclusion that the additional trips would have “minimal impact on the operating conditions at the adjacent intersections and would not warrant any roadway improvements to accommodate the proposed development”.

The applicant is proposing one restricted access point on Kirkwood Road and one restricted access point on Washington Avenue.  The Kirkwood Road access point is indicated as prohibiting left-turns into and out of the site.  This restriction was incorporated at the request of City Staff and as a result of the traffic study that was conducted by CBB.  The Washington Avenue access point is proposed to prohibit left turns out of the site. This restriction was in reaction to concern raised from nearby residents about the potential for negative impacts from traffic going into the adjacent neighborhood streets.  

There is also a proposed internal access point in the northeast portion of the site that would provide cross-access to the adjacent property to the north.  After review by City-staff, the internal cross-access point is recommended to be emergency-only so that site visitors don’t pre-empt the prohibition of left-turns into the site from Kirkwood Road by going through the neighboring property to the north.  

Conditions regarding these recommended access point restrictions are included later in this report.

Parking
The proposal includes a combination of surface parking and 2 levels of structured parking under the proposed building.  According to information provided by the applicant, there will be 295 parking stalls provided on the site.  The City’s Code would require 261 parking stalls for the residential portion of the development which would leave 34 dedicated spaces to accommodate the commercial tenants as well as the opportunity for shared parking to recognize the fact that not all residential and commercial tenants will be utilizing the site at the same time.  

In the building program information submitted in September of 2019, the applicant indicated that there would be approximately 2,500 sf of commercial space occupied by UMB bank and the remaining 10,000 sf of commercial set aside for general retail.  When these numbers were inputted into the City’s Shared Parking Table format, along with the required residential parking, the parking requirement for the overall development is 287 parking stalls.  At 295 parking stalls provided, there is an excess of 8 parking spaces.

Landscaping & Buffering
A species-specific landscape plan is required to be submitted under the final site plan process in the B-2, Mixed-use procedure.  A preliminary landscape plan showing proposed tree sizes and locations was provided for Staff to evaluate the various planting requirements on a preliminary level.  The frontage tree requirement along Washington Avenue of 3 canopy trees is indicated to be met by the plan.  The frontage tree requirement along Kirkwood Road is 9 trees; however, the proposed plan includes 7 canopy trees along the right-of-way and 8 additional understory trees in the on-site plaza in the northwest corner of the site.  A modification for this requirement is listed in the modification section of this report.  Additionally, the City Forester has recommended that the planting areas for trees along Kirkwood Road be revised to a minimum size of 8 feet by 12 feet to allow suitable growth area.  A condition related to this has been added to the recommendation section of this report.

The proposed plan also includes various parking lot trees in the southern and eastern portion of the site to meet those various requirements.  The side yard landscape requirement for the eastern property line; however, is not met.  The Code requires 15 canopy or understory trees along the eastern property line.  Although the plan only includes 2 trees at the end of the proposed parking row in this area, Staff has recommended that additional landscape islands be added to the plan to accommodate trees.  Since there is an excess of 8 parking spaces overall on the site, Staff recommends that a minimum of 4 parking stalls be replaced with landscape islands that will include understory trees.  The applicant is proposing a 6’ tall sight-proof fence along the entire length of the eastern property line to provide visual buffering which meets the minimum buffering requirements for the district, but not the minimum side/rear yard planting requirements.   

Lighting
A lighting plan is required to be provided as part of the final site plan package and will be evaluated for compliance with City regulations at that time.

Modifications
The proposed Site Plan requires consideration of 5 modifications from the current Zoning Code.   A comparison of the proposed and required items is as follows:

	Requirement
	Required
	Provided
	Difference

	Density (sf of lot area/unit)
	1,200
	642
	558

	Frontage Occupation (Kirkwood Road)
	75%
	54%
	21%

	Frontage Occupation (Washington Avenue)
	75%
	50%
	25%

	Eastern Rear Yard Plantings (understory trees)
	15
	0
	15

	Frontage Trees (Kirkwood Rd)
	9
	7
	2



As required by Section A-220.2 of the Zoning Code, the developer is providing the following benefits that help achieve the objectives listed in said section as attempted justification for the above modification requests.  A full written explanation of said justification is contained in the revised cover letter dated January 29, 2020; however, the following is a summary of items contained with said letter:

1. Providing a public plaza in the northwest portion of the development that will include a public use easement to provide additional functional and beneficial open space.
2. Five additional trees above the minimum requirements are being provided along the northern property line as well as eight additional trees being provided within the proposed public plaza. All trees are indicated to be a minimum 2” caliper which exceeds the requirement for instances where understory trees are required.
3. Subject to final design with the final site plan, the applicant is providing a Pedestrian Hybrid Beacon pedestrian signal across Kirkwood Road and curb extensions on the northwest and southwest corners of the Taylor Avenue and Washington Avenue intersection.  Both improvements are intended to increase pedestrian safety within the immediate area.
4. A pedestrian pathway with a public easement is being proposed along the northern property line which is intended to provide potential for east-west pedestrian movement into the site as envisioned in the Downtown Master Plan.

The subcommittee finds that the justification provided and the circumstances of the modifications requested provide for a better development than might otherwise be realized.  The subcommittee has included a recommendation for approval of the requested modifications in the recommendation section of this report.

Temporary Bank Branch Facility
As part of their proposal, the applicant is also requesting approval for the ability to operate a temporary banking branch facility during construction.  The applicant is proposing to locate the temporary operations on a surface parking lot on 136 West Washington Avenue.  A final site plan for this off-site operation would be required to be submitted with the project’s final site plan approval and has been included as a condition in the recommendation section of this report.

DISCUSSION:
Zoning Matters signs were placed on the property on November 1, 2019.   The request was introduced at the Planning & Zoning Commission meeting on November 6, 2019.  An on-site subcommittee meeting was subsequently held on November 14th and an additional subcommittee meeting was held at City Hall on February 12, 2020.  A list of attendees of the subcommittee meetings can be seen in Exhibit B.  At the subcommittee meetings, the following items were discussed:
1. Traffic concern was voiced in regards to ingress/egress for the Washington Avenue entrance as well as a potential conflict with existing on-street parking.
2. Height of the proposed building was discussed at the November meeting in comparison to Station Plaza.  At the February meeting, height was discussed again with additional information being provided by the applicant since the height was decreased from 76.5’ to 60’ and from 6 stories to 5 stories.  At the request of the subcommittee, the applicant later provided an additional building elevation analysis to compare the proposed building to nearby buildings and to show a perspective view from Taylor Avenue.
3. The applicant explained the various elements they were providing to justify the modifications requested which were mentioned previously in this report.
4. The applicant explained the topographical challenges for their site design as well as the challenge of not having control of the adjacent service station property.
5. The concern about potential traffic issues related to the cross-access in the northeast part of the lot was discussed and ultimately Staff recommended that this be emergency only access.

RECOMMENDATIONS:  
The Subcommittee recommends that the proposed Preliminary Development Plan for Mixed-use in a B-2 District for the above referenced properties be approved with the following conditions:

1. A final site plan shall be submitted for review within 12 months of approval of this Preliminary Development Plan by the City Council and said plan shall be consistent with the Preliminary Development Plan documents referenced in the Drawings Submitted portion of this report.
2. Exhibit C contains a list of uses requested by the applicant as required by Section A-510.5(2)(a) and the uses are found to be appropriate.  All uses listed under Section A-510.3, Special Uses shall require a separate application for a special use permit.
3. Based upon the justification submitted by the applicant per Section 220.2, the following modifications shall be approved:
a. Minimum lot area per unit from 1,200 sf to 642 sf.
b. Minimum Street Frontage Occupation on Kirkwood Road from 75% to 54%.
c. Minimum Street Frontage Occupation on Washington Avenue from 75% to 50%.
d. Rear Yard Plantings from 15 understory trees to a minimum of 4.
e. Frontage Trees on Kirkwood Road from 9 canopy trees to 7 canopy trees.

4. A public use easement to ensure the availability of said area for public benefit shall be required for the plaza area near the northwest corner of the building and the public walkway along the northern property line indicated on the proposed preliminary development plan.
5. A mid-block crossing across Kirkwood Road shall be provided including a Pedestrian Hybrid Beacon (a.k.a HAWK Signal).  Analysis by a professional transportation engineering firm shall be provided regarding the final design and location of said crossing with the submission for final site plan.  Said analysis will be reviewed by the Public Services Department.
6. Curb extensions shall be installed on the northwest and southwest quadrants of the intersection of Taylor Avenue and Washington Avenue.  Final design of said curb extensions shall be provided with the submission for final site plan and is subject to review by the Public Services Department.
7. The proposed access point on Kirkwood Road shall be constructed to permit right-in and right-out traffic only.  Signage shall be installed reflecting this restriction as directed by the Public Services Department.
8. The proposed access point on Washington Avenue shall be constructed to prohibit a left-out turning movement.  Signage shall be installed reflecting this restriction as directed by the Public Services Department.
9. In an effort to avoid unintended cut-through traffic and the potential for related issues on Kirkwood Road, the proposed internal cross-access in the northeast corner of the site between the subject site and the adjacent site to the north shall be restricted to emergency access only.  A gate shall be provided and coordinated with the Kirkwood Fire Department.  A recorded cross-access agreement shall be provided for emergency access prior to issuance of permits.
10. The planting areas for the proposed frontage trees on Kirkwood Road shall be increased to a minimum area of 8 feet by 12 feet for each tree.  Said revision shall be included with the submission for final site plan.
11. To provide some of the required rear yard plantings along the eastern property line, a minimum of 4 and a maximum of 8 parking stalls shall be replaced with landscape islands with understory trees.  Said revisions shall be included with the submission for final site plan.
12. Preliminary approval for a temporary banking facility at the property of 136 West Washington Avenue during the duration of development of the subject site is granted.  Said approval is subject to a detailed site plan and time-line being submitted with the submission for final site plan on the subject site.  Said final site plan approval shall include a limit on the duration of the allowed temporary use.
13. A minimum 6’ tall sight-proof fence shall be installed along the eastern property line and shall be built with either a cementitious finish or a material comparable to simtek composite.
14. All existing driveway entrances shall be removed and restored.
15. Construction details for both divided entrances shall be provided prior to issuance of permits to ensure that Fire Department access is not impeded by curbs or signs.
16. Prior to issuance of permits, adequate Fire Department access must be approved by the Fire Marshal.
17. The applicant shall comply with all standard conditions as listed in Exhibit A.

Respectfully submitted,

Jim Adkins		Greg Frick		Allen Klippel

Commissioner Frick made a motion, which was seconded by Commissioner Feiner, to approve PZ-15-20, a Mixed-Use Development and Site Plan Review in B-2 subject to the conditions contained in the Subcommittee Report.  

Commissioner Feiner made a motion to amend Condition No. 4 of the Subcommittee Report as follows “A public use easement to ensure the availability of said area for public benefit shall be required for the plaza area near the northwest corner of the building and the public walkway along the northern property line indicated on the proposed preliminary development plan.”

Roll Call:

	Chairman Klippel 			“yes”
	Commissioner Frick 		“yes”
Commissioner O’Donnell		“no”
Commissioner Mallinckrodt	“no”
Commissioner Diel			“yes”
Commissioner Eagleton		“yes”
Commissioner Adkins		“yes”
Commissioner Evens		Absent
Commissioner Feiner		“yes”
	
	The motion to amend the Subcommittee Report passed six to two.

Commissioner Diel believes this would be a quality project; however, he is concerned about the density and traffic.  Commissioner Frick believes the City should follow the advice of the consultants.

Roll Call:

	Chairman Klippel 			“yes”
	Commissioner Frick 		“yes”
Commissioner O’Donnell		“no”
Commissioner Mallinckrodt	“no”
Commissioner Diel			“no”
Commissioner Eagleton		“no”
Commissioner Adkins		“yes”
Commissioner Evens		Absent
Commissioner Feiner		“yes”

	The motion to recommend approval of the project failed by a vote of four to four. 

5.	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  
	Petitioner’s Agent, George Stock
	(Subcommittee – Commissioners Frick, Mallinckrodt, and Evens)
	Opportunity for Public Comment

Commissioner Adkins recused himself due to a perceived conflict of interest.  Since there were no other items on the agenda, he left the meeting.  

Planning and Development Services Director Jonathan Raiche stated the 2.7 acre-site contains nine parcels (four single-family homes, two commercial structures, and three vacant lots).  The application was submitted in December 2019 and a revised site plan was submitted in March 2020.  In response to the Traffic Study submitted March 5, the easternmost access point was moved to the west; and because of that relocation, the number of gas pump islands was reduced from ten to eight.  Staff received and provided ten email comments and information regarding an on-line petition in opposition of the project to the Commissioners. This project includes three requests – the rezoning of a portion of the site; a Special Use Permit for a gas station, convenience store, and car wash combination; and a Site Plan to re-develop the property. If the proposed rezoning is determined to be appropriate, the Commission then needs to consider 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, the Commission determines if the proposed site plan meets various site development standards, i.e., buffering, landscaping, parking, lighting, etc.  The request will also require the vacation of Earl Avenue, a 30-foot wide right-of-way bisecting the property north to south. The Envision 2035 Comprehensive Plan Future Land Use Map mirrors the existing zoning. The map shows the southern portion as Corridor Commercial and the northern portion is shown as General Residential. Mr. Raiche explained that the future land use map is a guiding document and that the boundaries are not determined parcel by parcel. Because of this, the Commission should also consider the site context.

The proposed site plan shows a 5,400 square foot convenience store roughly centered in the site, an eight-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 open 24 hours a day, seven days a week.  A series of retaining walls are proposed in order to level out the site.  An eight-foot high sight-proof fence is proposed on top of the retaining wall.  Three volume-reducing BMP’s would be constructed.  The number of curb cuts along Manchester Road would be reduced from six to two.  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.

George Stock of Stock & Associates and Grant Eble owner of Western Oil were in attendance.   Mr. Stock stated the westernmost curb cut allows right turns in and out and the easternmost curb cut is full access. The neighbor’s storm water concerns would be addressed.  

There were no questions from the Commissioners.  In accordance with Section 220.6 of the Zoning Code, Chairman Klippel asked if there were any questions from the audience.

Brad Lyons, 1151 North Harrison, is opposed to the proposed development encroaching into their neighborhood.  This development would create the largest gas station in Kirkwood by more than an acre.  He stated the comprehensive plan identifies how properties along Manchester Road should be developed and does not want the area around Earl Avenue changed from a quiet tree-shaded residential neighborhood into a bright, noisy, concrete-slabbed gas station. 

Diane Ryberg, 1141 North Harrison, said her property value has increased and is opposed to the rezoning request.  Rezonings from residential to commercial are rare in Kirkwood with just three approvals since 1992.  

Michael Carmody, 352 Wind Grove, stated the City has been proactive in planning ways to keep pedestrians, cyclists, and motorists safe while they navigate the City and it’s neighborhoods, and this plan falls short of Kirkwood’s focused practices for pedestrian safety.  The closest crosswalk to the west is 1,650 feet and to the east is 985 feet.  When the distance is more than 300 feet, a crosswalk is warranted by the Federal Highway Administration.

Carol, 408 Nelda, is opposed to the rezoning, light pollution, traffic, and encroachment into the neighborhood.  There is already a car wash and gas station in this block, and another one is not needed.

Linsey Stevens, 1109-1/2 North Clay, Western Oil’s petition to rezone the property is a threat to the diversity that rezoning poses.  An on-line petition on Change.org “Protect Kirkwood’s Neighborhoods Stop Petromart on Manchester Road”, had more than 1,300 signatures two days ago.

Dan Warmbrodt, 223 Avery Drive, stated numerous large trees will be lost to this development.  The area is a wild bird sanctuary and suggested an EPA study be performed.  In addition, he believes flooding will only get worse.  

Courtney Rawlins, 1201 North Clay Avenue, stated the 2.6 acre site is much larger than other gas station properties, with Waterway on a 1.53 acre site and the Petromart at I-44 and Kirkwood Road on a 1.6 acre site.

John Mullen, 316 Charlene Drive, referenced the 2020 Traffic Study with errors on Pages 1 and 3.  Taking away the eastbound shoulder on Manchester to create a turn lane would take away the lane for the busses and any additional congestion in this area is hazardous.  

Chuck Levy doesn’t believe that another car wash will increase revenues for Kirkwood and that the site of the former Shop ‘n Save was better-suited for a gas station.

Matthew Bearfield, 408 Belva, stated he is opposed to this proposal and wants the Commission to vote no.  

Sharon Pentland, 220A Avery Drive, agrees with the other comments and is concerned of the damage this development will do to her wooded lot.  

Commissioners Frick and Mallinckrodt read the underlined sections of the Subcommittee Report:
CITY OF KIRKWOOD
PLANNING AND ZONING COMMISSION
SUBCOMMITTEE REPORT
July 14, 2020

PETITION NUMBER:		PZ-25-20

ACTION REQUESTED:		PARTIAL REZONE (R-4 TO B-3), SPECIAL
USE PERMIT (GAS STATION/C-STORE & 
CAR-WASH) AND SITE PLAN REVIEW
		
PROPERTY OWNERS:		ARCTIC ROOSTER LLC
						CDF & CNF HOLDINGS LLC

APPLICANT:			WESTERN OIL, INC. 

APPLICANT’S AGENT:		GEORGE STOCK – STOCK & ASSOCIATES 
					CONSULTING ENGINEERS, INC.

PROPERTY LOCATION:		10921, 10935, AND 10939 MANCHESTER RD
			1113, 1119, 1120, 1121, 1123, 1125 EARL AVE

EXISTING ZONING:		R-4, SINGLE-FAMILY RESIDENTIAL & 
B-3, HIGHWAY BUSINESS

PROPOSED ZONING:		B-3, HIGHWAY BUSINESS

	DRAWINGS/DOCUMENTS SUBMITTED:	
	SITE PLAN PACKET (6 SHEETS) PREPARED BY STOCK & ASSOCIATES CONSULTING ENGINEERS, INC. AND LOOMIS ASSOCIATES STAMPED “RECEIVED MARCH 16, 2020, CITY OF KIRKWOOD PUBLIC SERVICES DEPARTMENT”
	
	TRAFFIC IMPACT STUDY (20 SHEETS) PREPARED BY LOCHMUELLER GROUP DATED MARCH 5, 2020

	DESCRIPTION OF PROJECT:
The applicant is requesting multiple approvals to accommodate the development of the 2.66 acre site into a gas station with convenience store (c-store) and car-wash.  This includes a partial rezoning (R-4 to B-3), a special use permit, and site plan approval.  Each request will require a separate recommendation by the subcommittee.  The site currently includes two commercially-zoned parcels, seven parcels zoned R-4, Single-family, and Earl Avenue right-of-way.  The two commercial parcels are currently unoccupied by were most recently occupied by a restaurant and a gas station. The seven residential parcels include four single-family homes and three vacant parcels.  The proposed site plan includes a 5,400sf c-store, 8 pump island gas canopy, and drive-thru car wash.  The site design is described in more detail in the Site Elements Analysis portion of this report.

COMPREHENSIVE PLAN, LAND USE AND ZONING:
The site is designated as a mixture of Corridor Commercial and General Residential on the EnVision Kirkwood 2035 Future Land Use Map.  The land use designations for the site follow the delineation of current zoning.   The proposal would be considered Regional Commercial which is listed as an appropriate development type for consideration in the Corridor Commercial land use category; however, it is not appropriate in the General Residential land use category.  In making their recommendation, the subcommittee has considered both the future land use map and the overall context of the site.

The seven northern-most subject properties are currently zoned R-4, Single-family Residential District, while the two southern properties are zoned B-3, Highway Business.  The applicant is requesting consideration of rezoning the entire site to B-3.

Surrounding land uses and zoning include the following:
To the north:	The properties are zoned R-4 with various single-family homes located on the properties.

To the south:	Across Manchester Road, the properties are primarily zoned B-3 with various regional commercial uses occupying the sites.

To the east:	Directly adjacent to the subject site, there is a combination of B-3 properties along Manchester Road with various regional commercial uses and R-4 properties behind the commercial uses.

To the west:	Directly adjacent to the subject site, there is a combination of B-3 properties along Manchester Road with various regional commercial uses and R-4 properties behind the commercial uses.

DEPARTMENTAL/AGENCY COMMENTS:
Electric:	Tree selection and placement along the eastern property line should be made to optimize distance from the over-head electric line located in this area.

	Forester:	1. Areas that are to be planted with overhead utility wires will require understory trees to be planted that are utility line friendly instead of canopy trees.  The spacing of these trees shall remain at 30 ft. increments.  Evergreen trees required in these areas shall not exceed a max height of 30 feet, or be planted no less than 20 feet from the utilities.
	2. Revise the landscape plan planting details to include the phrase, “Remove all twine, burlap, and wire baskets from the top 1/3rd of the root ball”. 

Water: 	No comments.

	Engineering:	1. Provide approval from MoDOT of the site plan and plan improvements within the right of way maintained by MoDOT.
2. Provide approval from Metropolitan St. Louis Sewer District (MSD).
3. Provide all required easements and additional right of way and/or easements MoDOT necessary for the Phase II of Rt. 100 – Manchester Road Project.
4. As part of the Manchester Road Project, pedestrian sidewalk lighting is planned between the sidewalk and the curb. Depict and label post top pedestrian lighting on the site plan between the sidewalk and curb spaced according to the attached preliminary plan drawing from EFK Moen.
5. The sidewalk shall connect to the existing sidewalk to the west and meet ADA requirements. 

	Fire:	1. A current fire hydrant flow test in accordance with the Kirkwood Fire Hydrant Policy must be provided prior to permits being issued.
2. Fire Marshal has concern regarding the proposed narrowing of lanes on Manchester Road to accommodate a center turn lane.
3. Current and proposed fire hydrant locations must be provided on plans prior to permits being issued.
4. The proposed raised island in the western entrance shall be constructed with curbing and sign locations that allow Fire Department access.  Details are required to be submitted prior to issuance of permits.

	Building: 	1. 2015 International Building Codes must be met.
	2. The Architectural Review Board is required to review all proposed building and signage.

	SITE ELEMENTS ANALYSIS:
Building Layout
The c-store is approximately centered in the site with parking on all sides, the eight-island gas canopy is located along Manchester Road, and the car-wash building is located along the eastern property line.  The design also indicates 21 of the parking spaces will have direct access to vacuum stations.  The gas-station/c-store is proposed to operate 24 hours per day/7 days per week with the car-wash operable from 7am – 10pm.  

The site is surrounded by the following landscape buffers (minimum measurements in each area): 20.5’ to the west, 43’ to the north, 25’ to the east, and 25’ to the south.  These buffer areas include multiple water quality basins which are intended to meet MSD requirements.  Due to a significant existing grade change, a series of retaining walls around 3 sides of the property are proposed to provide a level pad for the development.  An 8’ tall sight-proof fence is also proposed around the western, northern, and eastern sides of the site. 

Traffic & Site Access Management
The proposal reduces the existing six access points along Manchester Road to two.  The western-most entrance is proposed as a right-in/right-out only access point and the eastern access is proposed as an unrestricted access with one entrance lane and dedicated right and left-out lanes.  The proposal also includes a two-way left turn lane which begins its taper approximately even with the western property line and extends through the site and two adjacent parcels until it tapers back to its ending point at North Clay Avenue.  A traffic impact study was conducted for this site by Lochmueller Group and was reviewed by City Staff and MoDOT.  The following is an excerpt from the summarized conclusions of that study:
· As shown, the proposed site plan consolidates six access point to two along the north side of Manchester Road, which is a substantial access management improvement to this section of the corridor.
· The two-way left turn lane (TWLTL) would have a significant positive impact on traffic operations along the site’s frontage.
· Place all traffic exiting the site at unsignalized access drive under STOP control via the installation of signage.
· All proposed drive should conform to the sight distance requirements set forth by the American Association of State Highway and Transportation Officials (AASHTO).
· Care should be given to ensure that signage and/or landscaping does not pose sight distance limitations at any of the proposed drive locations.
· Wayfinding signage should be posted within the site to guide vehicles to the car wash stacking entrance, and a DO NOT ENTER sign (MUTCHD Sign R5-1) should be posted at the exit of the car was to deter traffic from entering.
· The study intersections would operate at similar levels of service as compared to baseline conditions.  In fact, the intersection levels of service would remain mostly unchanged.

Conditions are included in the recommendations section of this report that require final approval by MoDOT along with the requirement for the recommendations included in the traffic impact study.

Stormwater & Landscaping
As previously mentioned, there are multiple water quality basins (two along Manchester Road and one along the northern property line) that are proposed on the site.  The sits has been designed so that nearly all of the stormwater that falls onto buildings or paved areas will be piped to one of the water quality basins before going into the stormwater system.  The proposal also includes the extension of a 72” box-culvert through the site to put the existing drainage stream in an underground culvert that would discharge into a heavy stone revetment with energy dissipators to reduce the velocity of the stormwater before leaving the site.

The proposed landscape plan includes a mixture of canopy trees, evergreen trees, and various low-lying plantings along the perimeter of the site.  Some of the trees along the western property line may have to be substituted for understory trees or shifted further from the property line to allow more clearance for the existing overhead lines.  A condition has been added into the recommendation section of this report regarding this substitution.  In addition to the landscape buffer areas between the site and adjacent properties, the plan includes the required street frontage trees, dumpster enclosure screening trees, interior parking lot open space, and interior parking lot trees.

Lighting
The lighting plan indicates that there will be 9 pole-mounted lights, 14 wall-mounted lights and 24 gas-canopy lights.  The lighting plan provided indicates that both the minimum on-site illumination requirements and the maximum off-site illumination requirements are met.  The maximum off-site lighting level onto residential property is indicated as 0.0fc while the maximum off-site lighting level on commercial properties is 0.2fc.  

DISCUSSION:
Zoning Matters signs were placed on the property on January 10, 2020.   The request was introduced at the Planning & Zoning Commission meeting on January 15, 2020.  An on-site subcommittee meeting was subsequently held on January 27, 2020.  A list of attendees of the subcommittee meeting can be seen in Exhibit B.  At the subcommittee meeting, the following items were discussed:
1. The applicant provided an overview of the proposal while walking the site with additional explanation of the relationship of the existing topography and site drainage as it affected their proposed design.
2. The applicant also explained the proposed access points and compared them to the existing access points on the site.  The proposed two-way left turn lane was included in this discussion.
3. Kirkwood Electric recommended that the applicant keep a minimum 6-8’ separation between the existing overhead lines and proposed trees.
4. The applicant indicated that they were further evaluating the sightlines of building and lights in relation to proposed screening which could result in shifting the proposed landscaping along the east property line to being placed on top of the proposed retaining wall.  A revised plan reflecting this possibility was not submitted by the applicant.
5. The applicant also explained that their proposed stormwater measure will reduce runoff from the site, but would not solve larger pre-existing issues in the watershed.

The recommendation section of this report will represent the majority of the 3-member subcommittee; however, the recommendation for approval with conditions is not unanimous.  Commissioner Mallinckrodt finds that the request encroaches too much into the adjacent residential neighborhood and decreases the housing options in the immediate area.  He believes that the proposal could be positive if it were contained to the properties already zoned commercial.  

Commissioners Evens and Frick are in favor of the proposal.  Although the proposal involves rezoning residential property, the rezoning is limited to a pocket adjacent to a small cul-de-sac street of which all properties are contained within the subject site.  There is concern about the viability of the subject residential properties remaining as single-family residential due to their proximity to Manchester Road and their isolation from other residential property.  The proposed site design has provided adequate buffering and various design considerations for the surrounding properties that remain residentially zoned including, but not limited to; investment in an improved stormwater system to manage the site, and improved traffic safety with the reduction in entrances and the addition of a center turn lane on Manchester Road.  The existing shallow depth of the existing commercial lots has not provided successful commercial interest in recent years and increasing the depth of commercially zoned property in this specific location will allow for a more viable commercial use.

RECOMMENDATIONS:  
The Subcommittee recommends that the rezoning from R-4, Single-family Residential to B-3, Highway Business for the properties located at 10939 Manchester Road; and 1113, 1119, 1120, 1121, 1123, 1125 Earl Avenue be approved.

The Subcommittee recommends that the proposed Special Use Permit and related Site Plan for the subject site 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. An 8’ tall sight-proof fence shall be installed in the locations indicated on the proposed plan and shall, at minimum, be a material comparable to simtek composite material.
3. Site access shall be limited to two entrances as indicated on the proposed plans and is subject to MoDOT approval.  Said approval must be provided to the City prior to issuance of permits.

4. Prior to City Council approval, a survey of the existing front yard setbacks for the properties at 10907 Manchester Road and 10947 Manchester Road shall be provided to verify the required front yard setback for the subject proposal.  It is assumed that the proposed structures meet the required setback; however, if the survey does not verify this, the applicant will need to address the issue.
5. Prior to City Council approval, the site plan shall be revised so that the sidewalk along Manchester Road shall connect to the existing sidewalk to the west and meet ADA requirements.
6. Prior to City Council approval, a revised landscape plan must be submitted to revise the plantings along the western property line to ensure proper clearance for the existing overhead utility lines.  Additionally, the plan shall be revised to include the following phrase for the planting details, “Remove all twine, burlap, and wire baskets from the top 1/3rd of the root ball”.
7. Prior to issuance of building permits and filing of the consolidation plat, the Earl Avenue right-of-way shall be vacated by separate petition to the City Council.  Demolition permits may be issued prior to the vacation of Earl Avenue.
8. Prior to the issuance of permits, a revised site plan incorporating the following recommendations from the traffic impact study shall be submitted:
a. All traffic exiting the site at unsignalized access drives shall be placed under STOP control via the installation of signage.
b. Wayfinding signage should be posted within the site to guide vehicles to the car wash stacking entrance.
c. A DO NOT ENTER sign (MUTCD Sign R5-1) shall be posted at the exit of the car wash to deter traffic from entering at that location.
9. As part of the Manchester Road Project, pedestrian sidewalk lighting is planned between the sidewalk and the curb. Prior to issuance of permits, a revised site plan depicting and labeling post-top pedestrian lighting on the site plan between the sidewalk and curb shall be provided Spacing shall be as advised by the City and MoDOT.
10. Prior to issuance of permits, approval from MoDOT of the site plan and plan improvements within the right of way maintained by MoDOT shall be provided.
11. All easements and additional right of way and/or easements necessary for the Phase II of Rt. 100 – Manchester Road Project shall be provided to MoDOT prior to issuance of permits.
12. Prior to issuance of permits, a revised site plan must be submitted with the current and proposed fire hydrant locations provided.
13. Prior to issuance of permits, a revised site plan must be submitted indicating that the proposed raised island in the western entrance shall be constructed with curbing and sign locations that allow Fire Department access.
14. All proposed public sidewalks shall be constructed so that they terminate in a manner compliant with ADA/PROWAG.  Sidewalks within MoDOT right-of-way shall be ADA compliant and approved by MoDOT.
15. A consolidation plat shall be required with easements as required by the City prior to issuance of permits.
16. The applicant shall comply with all standard conditions as listed in Exhibit A.

Respectfully submitted,

Ron Evens			Greg Frick		Madt Mallinckrodt
[bookmark: _GoBack]
Commissioner Frick made a motion, which was seconded by Commissioner Feiner, to approve rezoning 10939 Manchester Road and 1113, 1119, 1120, 1121, 1123, and 1125 Earl Avenue from R4 to B3 as requested in PZ-25-20 subject to the conditions contained in the Subcommittee Report.  

Commissioners Diel, Eagleton, and Mallinckrodt expressed concern regarding encroaching into the neighborhood and flooding.

Roll Call:

	Chairman Klippel			“no”
	Commissioner Frick			“yes”
Commissioner O’Donnell		“no”
Commissioner Mallinckrodt	“no”
Commissioner Diel			“no”
Commissioner Eagleton		“no”
Commissioner Adkins 		Recused
Commissioner Evens		Absent
Commissioner Feiner 		“no”

Commissioner Feiner made a motion, which was seconded by Commissioner Frick, to approve the Site Plan and Special Use Permit for a convenience store/gas store and car wash on the combined properties of 10921, 10935, and 10939 Manchester Road and 1113, 1119, 1120, 1121, 1123, and 1125 Earl Avenue as requested in PZ-25-20 subject to the conditions contained in the Subcommittee Report.  

Roll Call:

	Chairman Klippel			“no”
	Commissioner Frick			“yes”
Commissioner O’Donnell		“no”
Commissioner Mallinckrodt	“no”
Commissioner Diel			“no”
Commissioner Eagleton		“no”
Commissioner Adkins 		Recused
Commissioner Evens		Absent
Commissioner Feiner 		“no”
	
6.	Chairman Klippel thanks Commissioners Drewel, Frick, and Mallinckrodt on their years of service to the Planning and Zoning Commission.


There being no further business, motion was made by Commissioner Diel and seconded by Commissioner Frick to adjourn at 10:30 p.m. The next meeting will be held on July 15, 2020, at 7 p.m. via Zoom webinar. 	




						____________________________________
						Allen Klippel, Chair
	

					



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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