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CITY OF KIRKWOOD
PLANNING AND ZONING COMMISSION
November 17, 2021


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

Pursuant to notice of meeting duly given, the Planning and Zoning Commission convened on Wednesday, November 17, 2021, at 7:00 p.m. in the City Hall Council Chambers. Planning and Development Services Director Jonathan Raiche, Planner II Amy Lowry, and Administrative Assistant Patti Dodel also attended the meeting.  

1.	Chair Adkins called the meeting to order at 7:00 p.m.
 
Chair Adkins read the ground-rules for public comment regarding petitions requiring Site Plan Review and announced that Commissioner Eagleton was absent and his absence was excused.

2.	Motion was made by Commissioner Salzer-Lutz and seconded by Commissioner Feiner to approve the minutes for the October 6, 2021, meeting as written.  

Roll Call:
	Chairman Adkins 			“Yes
Commissioner Diel			“Yes
Commissioner Eagleton 		Absent
Commissioner Evens		“Yes”
			Commissioner Feiner 		“Yes”
			Commissioner Salzer-Lutz		“Yes”
			Commissioner Washington		“Yes”
	Commissioner Scott			Abstained
Commissioner Klippel		“Yes”

The motion was approved with seven in favor and one abstention out of the eight members present.


[bookmark: _GoBack]3.	PZ-09-22  SUBDIVISION WITH DRIVEWAY EASEMENT – 141 HORSESHOE AND 1334 WEST ADAMS AVENUE
	Submitted:  11-2-2021
	Petitioner, West Jefferson Properties (Steve Meskill)

Planner II Amy Lowry stated the lot at 1334 West Adams Avenue contains 2.37 acres and is zoned R1 and the adjoining lot to the south at 141 Horseshoe contains 0.8 acres and is zoned R3.  The unimproved property on Adams Avenue contains a creek and heavy vegetation along Adams Avenue and is not considered a flag lot since it has 292 feet of frontage along Adams Avenue. The house at 141 Horseshoe has been vacant for eight to ten years. The R1 Zoning District requires a 50-foot rear yard setback and 25-foot side yard setbacks for a new house at 1334 W Adams and the R3 Zoning District requires a 35-foot rear yard setback and 12-foot side yard setbacks for a new house at 141 Horseshoe Drive.  The front yard setback for both houses would be determined by averaging the front setback of the adjacent houses. A driveway easement to be located on the western property line off Horseshoe Drive would provide access to both houses. Section 25-81(c)(5)(i)c states: “If a private driveway easement is approved by the City Council after recommendation from the Planning and Zoning Commission as a subdivision waiver, then the building line shall in no event be less than 15 feet from any road maintenance easement, and no more than two lots shall be served by a common driveway or by a private driveway easement.” The house to the west (1394 West Adams) has access from a bridge and driveway easement that provides access to four houses. 

In response to Commissioner Feiner’s questions, the proposed houses on the lots are for illustrative purposes only and do not represent the actual footprints. 

Steve Meskill, 1519 Lynkirk, stated he and his wife Mimi own West Jefferson Properties and are proposing to construct their new home at 1334 West Adams and sell the lot at 141 Horseshoe Drive. Approximately five years ago, he sent a letter to the previous owner of the lots and never heard from her.  Earlier this year, NJL proposed to purchase the property and construct a new house; however, after receiving a bid of $460,000 for a driveway off Adams Avenue that required a retaining wall and bridge, he backed out of the contract.  Mr. Meskill purchased the properties prior to inspecting the interior of the current house. Upon inspecting the house, he discovered trash, broken water lines, mold, rotted wood, and termite damage. 

In response to Commissioners’ questions, Mr. Meskill responded that he did not personally receive a bid for a bridge. The approximate change in elevation from the proposed house to the bottom of the creek is approximately 60 feet.  He spoke to the property owner to the west of 141 Horseshoe regarding the driveway easement and preferred plantings.  The homeowner to the west of 1334 W Adams was not in favor of extending the existing shared driveway.  Mr. Meskill did not ask the property owner to the east (1322 W Adams) about extending that shared driveway. He has not calculated the difference in cost between the shared driveway from Horseshoe and constructing a bridge, retaining wall, and driveway from Adams Avenue.  

Chairman Adkins asked if there were any comments from the audience and the following responded:

Bob Callahan, 1322 West Adams, stated all of the houses along Adams Avenue have direct access to Adams Avenue and thinks the same should be required for 1334 West Adams Avenue.

Gwyn Wahlmann, 1002 West Adams, believes there could be issues regarding delivery of mail if the proposed house does not have a driveway from Adams Avenue.  She also believes this will create a flag lot and that the lot on Adams could be subdivided since it contains 2.37 acres.  She stated that she walks the creek and this section of the creek with a bluff is beautiful.  

Valery Starr, 1300 West Adams and also lived in two houses on Horseshoe, wants to know if the residents in the Horseshoe Subdivision have been informed. The subdivision has low traffic counts and this will raise the potential for crime.  

Planning and Development Services Director Raiche commented that 1334 West Adams does not have adequate frontage on Adams Avenue to subdivide the lot with two lots facing Adams.  He added that Staff cannot conclusively say that the property cannot be subdivided since there is always an option to add a new road that would serve the properties if enough land is available to create the road to City standards.  There are other factors to consider such as front setback that could prohibit the lot from being subdivided.

Chair Adkins appointed Commissioners Diel, Feiner, and Washington to the Subcommittee.  A Subcommittee meeting at the site was scheduled for November 30 at 8:30 a.m.

4.	Planning and Development Services Director Jonathan Raiche asked if there were any questions regarding the status of ongoing development projects.  Commissioners had no questions.

5.	ENVISION KIRKWOOD 2035 COMPREHENSIVE PLAN ANNUAL UPDATE

Planning and Development Services Director Jonathan Raiche presented the Annual Update and reviewed the progress of Goals and Objectives:

	Chapter
	# of Goals (Objectives)
	# of Goals (Objectives) with progress
	# of Goals (Objectives) Completed

	Housing & Neighborhoods
	5 (11)
	5 (7)
	0 (5)

	Mobility & Infrastructure
	4 (15)
	4 (14)
	0 (2)

	Active Living & Environ.
	4 (12)
	4 (8)
	0 (1)

	Econ. Growth & Vitality
	5 (13)
	5 (10)
	0 (3)



There were two zoning map amendments proposed, one was withdrawn after a negative P&Z recommendation (10939 Manchester) and one was denied by the City Council (250 Commerce). The City Council denied a text amendment request to add “Assisted Living” in the B-2 District. The City Council also denied a request for a Special Use Permit to allow a Nursing Home at 600 North Ballas.  The Mayor gave direction to staff to initiate a text amendment to remove “Nursing Home” as an available Special Use Permit in the single-family districts.  This text amendment has not yet been initiated but is expected soon.  The Plan identified six Sub-areas that would benefit from further in-depth study. The Downtown Master Plan & Parking Study was completed in 2018. A commercial market analysis for the Big Bend and Kirkwood Road area was conducted. Recently, the following businesses opened in that sub-area:  Plaza Tire constructed a new building at 915 S Kirkwood Road, an office building known as KirkWork at 10733 Big Bend was constructed, the completion of a renovation for a dog day care at 902 S Kirkwood Road, and the recent opening of the Hi-Pointe restaurant at 951 S Kirkwood Road. The City partnered with MoDOT for improvements along Manchester Road to include ADA access, pedestrian safety, enhanced bus shelters, and aesthetic enhancements.  Another sub-area, that referenced multiple Urban Village/Neighborhood Business areas, has seen progress through the evaluation and adjusting of zoning requirements that apply to the district including allowing more permitted uses with restrictions and revising architectural design standards.  Two sub-areas that have not yet had significant additional study conducted are the Meacham Park area and the Leffingwell Industrial area.  

There being no further business, motion was made by Commissioner Feiner and seconded by Commissioner Evens to adjourn at 8:30 p.m. Due to lack of New business, the December 1, 2021, meeting was cancelled. The next meeting will be held on December 15, 2021, at 7 p.m. 

						____________________________________
						Jim Adkins, Chair

						
						____________________________________
						David Eagleton, Secretary/Treasurer



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