CITY OF KIRKWOOD
PLANNING AND ZONING COMMISSION
STAFF REPORT
June 18, 2014

PETITION NUMBER: P7-21-14

ACTION REQUESTED: AMENDMENTS TO CITY OF KIRKWOOD CO E OF ORD NANCES
APPENDIX A: THE CITY OF KIRKWOOI (
SPECIFICALLY THE ADDITION OFE<NEW ZOl
B-6 PLANNED COMMERCIAL.

DESCRIPTION OF AMENDMENT:

The redevelopment of the Manchester Rd I
initiated a conversation about the best \ ldress new commercial
development, in particular development ct Rd. Staff
proposed a new zoning district, B-6 Planned ) ent District, that
would have open and flexible standards in or to promote taillored,
innovative site planning that allows for the dev opment of a piece of
property while at the same time respecting: surrounding
neighborhood. Please see E t ordinance,
this proposal would be riously adopted
planned development dis 1968) and the B-
5 (1992).

erty zoned commercial

for new development in the
" unique dinance and site plan,
be tied to the property and would
and permitted uses. Please see
iscussion of the B-6 Planned

The B-6 District would be av
and industrial, but it would
B-3 Highway Business Distric
approved by
dictate
Exhibit
Developn

jective/action step of the adopted Vision 2015

A stated
~Comprehensive n supports the enhancement of planned development
‘procedures

- and Industrial Development:
upport a balance of mixed-use residential in
isting commercial areas.

Objective B. Support mixed-use developments through a
anned development approach.

‘Action Step 1. Enhance existing planned development
procedures to appropriately integrate mixed-uses into the
community’s fabric.
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DISCUSSION:

The Planning and Zoning Commission received a presentation reg
the proposal on April 16, 2014. Discussion was held at that
and the following meetings on May 7, 2014 and May
respectively.

The Planning and Zoning Commission had two respective points of
The view in favor of the proposed B-6 district noted @h t it cou
the City more in a position to perform planning and
grow. It could allow for the proper infill development
properties by promoting flexible standards
approach, city and developer. The view in opp
B-6 district noted that the current zoning
prospective developers, whereas the open-en
promote uncertainty. The B-6 distric
responsibility on the Planning and Zon

ould aldso place too

RECOMMENDATION:

The Planning and Zoning Commission, at their May 21°° m ting,
show of hands a majorit hoose not to pursue: VX,’zoning
amendment . '

SUBMITTED BY:
Ryan Spencer, AICP, City Plan
Wednesday, June 18, 2014, Plan

ission Meeting

June 18,

5oa team-oriented -
n:of the proposed
b»de provides certainty to
d approach of a B-6 could.

much

by a
code
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EXHIBIT A (MEMO)

PUBLIC SERVICES

Bil!ing, Engineering, Planning & Zoning,Strets, anltatlon and Wate o

TO: Chairman Kleinknecht and Commissioners
FROM: Ryan Spencer, Zoning Administrator
DATE : April 9, 2014

SUBJECT: Proposed B-6 Planned Development District

The City of Kirkwood is a mature, built-out community that is
approximately eighty-five percent single-family residential. New
commercial development must therefore be as sensitive and
unobtrusive to surrounding residential properties as possible.
Unfortunately, base zoning district standards are not flexible and |
therefore a contéxt-sensitive solution cannot be reached without a i
Board of Adjustment decision or inferior site plan redesign. There ’
are numerous non-residentially zoned properties in town that abut
residential and because of size limitations are often forced to
trade-off smart site planning din order to meet required setbacks,
parking and landscaping regulations. The Zoning Code does have two |
zoning districts that embrace some flexibility, the B-4 and B-5 i
zoning districts, but these districts have a number of “strings

attached” that limit their ability to be truly effective.

The solution that Staff is proposing is to create a new zoning
district, the' B-6 Planned Development District. This new district
would be required of all new development in the existing B-3 zoning
district and also be permitted for new development in the other
commercial and industrial zoning districts. This new district would
allow for negotiated zoning whereby the applicant and the City will
reach an agreement on the conditions and regulations that will
apply to the property in question. Regulations for parking,
landscaping, setbacks, density, etc.. would be recommended by the
Planning and Zoning Commission and approved in the form of a
resolution by the City Council. The uncertainty of a Board of
Adjustment deécision is eliminated and a development plan can be
agreed to that is neighborhood-sensitive and property-specific.

June 18, 2014



EXHIBIT B (DRAFT ORDINANCE)

DRAFT

Section A-550: B-6 Planned Development District

550.1:

550.2:

550.3:

550.4:

550.5:

550.6:

Purpose. The purpose of the B-6 Planned Development District is to provide a means of
achieving greater flexibility in development of land for intensive single and mixed uses;
to encourage a more imaginative and innovatiye design of projects; to promote a more
desirable community environment; and to retain maximum control over both the
structure and future operation of the development.

It should be noted that these regulations are not intended to allow excessive densities,
or the development of incompatible land uses, either within the development, or as the
development relates to the general neighborhood. This district is also not intended to be
solely or merely a method of avoiding area restrictions in other conventional zoning
districts. Adequate services must support such intensive development or will be
provided prior to occupancy.- A B-6 development will be approved only if the project is
of an enhanced ‘design quality, if desirable amenities are an integral part of the
development,if the project can provide for adequate transition to adjacent
neighborhood areas; and if the project is in accordance with the adopted comprehensive

plan.

Development plans - when required, A B-6 development plan shall be required for all
new developments within the B-3 Highway Business District. The City may also, upon
proper application, approve a B-6 Development in the B-1, B-2, B-4, B-5 and I-1, zoning
districts for a site at least 10,000 square feet to facilitate the use of flexible techniques of
land development and site design, by providing relief from zone requirements designed
for conventional developments.

Permitted Uses. The types of permitted uses to be included in the B-6 defined area shall
be established in the approved development plan.

Height Regulations. The maximum height requirement for uses in this district shall be
established on the approved development plan with due regard to site and general area
characteristics including land use, zoning, topography and setbacks, etc.

Density, Area and Coverage Regulations. The density of development, the minimum
dimensions of lots, yards and maximum lot coverage shall be established on the
approved development plan with due regard to site and general area characteristics
including land use, zoning, topography, thoroughfares and open space opportunity.

Minimum Site Area. 10,000 square feet. This minimum site area may be waived by the
City Council upon recommendation by the Planning and Zoning Commission if the
parcel in question has certain unique physical characteristics; or if it is determined that
the use proposed is desirable or necessary in relationship to the surrounding
neighborhood; or if the Commission should determine that such waiver to be in general

public interest.
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Administration

. 550.12:

ities and leading zones
pment plan. Minimum
be established in the approved
nimum requirements specified in
1010 Loading Zone Regulations shall

550.7: Parking and Loading Zone Regulations. Off-street pa
shall be provided at locations designated on the app
off-street parking and loading zone requiremen
development plan. Any deviation less than
Section A-1000 Parking Regulations and Se
require specific approval from the Planni

the project site and
ning and Zoning
a specific B-6 development
er open space areas within a
: and low shr ubs, suitable

550.8: Landscaping & Buffering. Landscapin |
any adjoining use. Landscaping shall be re
Commission and approved by the City Council as
plan. Formal street tree planting shall be provided
snte shall be p1 ovided w1th ornamental or ﬂowenng

550.9:
prior to consideration
redevelopment agreem
550.10: T ‘affic Impact. The City sh

aty
traffic flows may be required. This analysis shall be

n current and futi
gineer and submitted with the Preliminary Plan to the

able television, and telephone distribution lines
of buildings and structures located in the B-6
d underground for new construction and major
ng enclosures, pad mounted transformers and service
stals may be installed above gr ound where 1ecommended by the Planning and

© 550.11:

Development Plans.

(1) When Required. A development plan shall be submitted as part of the application
for a B-6 Planned Development.
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Article XI Administrati

development plan application. Each plan drawing contain
information.

One or more plan drawings of the pro
following:
(1) Location of all proposed str;
(2) Any land areas within t
3) Parking spaces, traffi
Q)
(5)
(6) The existing and pr oposed contou
N Public streets, identifying arterial
service and loading areas, points of acce

es
-year floodplai
sidewalks

(8) All easements and dedlcatmns
(9
(10) sions and grades to indicate 1 ship between

ines, parking areas and ol

Existing
patterns
Focal points
Internal and
Physical barr
Proposed noise

All other inf
wocondition o

interstate hlghways)
ion sources
on which the City Council may designate as a

evelopment plan approval

+(3) Exterior building sketches. The application shall include preliminary sketches

- depicting the general style, size and exterior construction materials of the buildings
roposed.  Where several building types are proposed on the plan, such as
ments4nd commercial buildings, a separate sketch shall be prepared for each
ketches shall include elevation drawings, but detailed drawings and

es are not required.

(4) Schedules. A schedule shall be included indicating total floor area, dwelling units,
land area, open space, parking spaces, land use intensity, hours of operation of the
business, and other quantities specified in the appropriate zoning district
regulations.
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Administration

entire development
all have the phases

apphcant shall submit a development plan that al
at the completion of all phases. The phased
clearly outlined with expected dates for b
completion of construction. No buildin,
development until a firm developn

1egulat10ns, if requested, shall be submitted in
preliminary development plan approval.

550.14:

(2) A filing fee shall | the
Chapter 5, Article V1, *Fee ( plication.

view the application at an open
ays after open meeting the Planning and Zoning
e City Council with its recommendations as to the
nt planx If the Planmng and Zoning Commnssnon fails

The Planning and Zoniz
ing, and within 1

having given notice of the time, place and purpose of such pubhc hearing by at least
_ one notice in a newspaper of general circulation within the City of Kirkwood at least
 days prior to the date of the public hearing, and by sending a copy of said notice
r “mail to all property owners shown by the City tax records within 300
boundaries of the area. The City Council may then either approve,
disapprove, or modify and then approve the rezoning application and the
development plan by ordinance, or it may return the same to the Planning and
Zoning Commission for further study and report.

(3) Within twelve (12) months of the date of approval of the rezoning/development
plan by the City Council, construction shall commence, or the development approval

shall be void.

June 18, 2014




Article XI

Administrati

550.15:

acceptable to the city, to be

cash deposit, letter of credit, or other financial guara ‘
vrequirements as completion

furnished by the developer to insure compliance with st
timelines, drives, walks, utilities, sewers, parking, landsc
guarantee shall be d ited w1th the City within six (6)

the City Engineer under this subsection may be
, Zoning Commission by the applicant within seven (7)
:days after the date of the determination. In all such appeals, the Planning and
Zoning Commission shall act in accordance with paragraph (2) of this Section.

7) Definition of minor changes. For purposes of this Section, "minor changes” to the
) elopment plan shall mean all changes that are not "substantial' (as

fined herein) including but not limited to any of the following:

A. Increases in the density or intensity of residential uses between 0% and 5%

. Increases in the total floor area of all nonresidential buildings covered by the
plan between 0% and 10%

C. Increases of lot coverage between 0% and 5%

D. Increases in the height of any building between 0% and 10%

E. Decreases of any side yard setback between 0% and 5%

June 18,
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Administration

Article X1

F. Decreases of areas devoted to open space between 0% and 5%
G. Reconfiguration of building locations that do
changes, as defined in this Section

(3) Substantial changes. An approved developm

changes shall be reviewed in accordance with S \550.14(2)

involve “substantial

plan that contains substantial

June 18, 2014




EXHIBIT C (Q&A)

LIST OF QUESTIONS (May 21 P&Z Meeting)
B-6 Planned Commercial District?

1. Under a B-6 petition and site plan received, describe the duties of the foIIowmg in processmg and/or
approving the request? . :
s Zoning staff/Building Commissioner
v Planning and Zoning Commission
s City Council

yin p/ace fora spectal use permit or
he process and’ requ1rements Staff would

Answer: The duties would be similar to the process curr
rezoning. Staff would meet with the applicant and disc’

issues from a site planning perspective. Staff would also enf e
ord/nance Jjust as we now do with Special Use Permlt condltlons

on the proposed location.

2. Who decides if the petition wil g
Petitioner/Developer, or P&Z

Answer: The B-6 District would b
Highway Business. A rezoning to

about the best course of act/on, but it
direction they go.

b : "~currently zonedB 1; B 22, Bs 4 B-5 andl 1.

1 B-6 be hm|ted to new comprehenswe developments {new building, parking, etc.)? Or could B-6
he used here there the current site is being modified/expanded to fit a new or existing business?

Answer: The ent dmft ordinance limits B-6 use for new developments. It will be up to the
= Planning & Zon Ii] Commlsston and City Council to make a determination if a certain percentage of
h an addition (for e e greater than 50%) would trigger a B-6 rezoning.

iy will B-6 be"}e(jurred for all existing B-3 zoning districts?

ver: Properties zoned B-3 Highway Commercial are for the most part located along Manchester
|, Kirkwood Road and Big Bend Boulevard. These properties are the most in need of a flexible

g district due to the nature of residential adjacency, traffic circulation and property size. By
_dcompelling a more detailed review these properties will benefit from the more tailored site planning
= d flexible B-6 district would permit.
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6. Could the advantages of B-6 be accomplished by amending the current B-3, B-4 and B-5 zoning
districts? '

Answer: No. It is important to keep in mind that the zoning code is a static set of reguld! Nn's4 that are

for all intents and purposes ”one size fits al/” To achieve site planning flexibility under“the urrent

7. Summarize 3-4 recent examples where the current zonfng codé‘Hz@‘S‘reyrstrict in eféd good
commercial/business development? Include some specific items in'the Code that are causing
problems? :

Answer: The area of Manchester Rd/Kirkwood Rd., while not a recent projec is a good e/)fu[m)/e

of where the zoning code and its one size fits all approach could possible hinder
development. The parcels in th npddly shaped or undersized yet are com

mandated by the Zonin
approvals. As was disc
& Zoning Commission and City Cou
Many recent commercial projects n

khyme Market. The B-6
unique property by putting

Answer: Possibly. T 15 N. Kirkwood Rd. case. imilar to what a B-6 process would entail,

The subcommittee, met muitiple times with the ¢ ant and outlined conditions that needed to be

. satisfied for appr: 'Val The main difference in a B-6 process is that the Planning & Zoning Commission

= w.and City Council Would have-even more d/scret/o then in a straight site plan review process. In the

E end the City. still has ultimate authonty over what it determines is the best development layout for

the | roperty It is true that development of the 915 N. Kirkwood Rd site was challenged and needed a

of variances. It is hard to say in hindsight, but a B-6 process could have allowed for more

creatlve thought with respect to the design of the site. Instead of dwelling on issues related to

ecific, quantitative regulations; issues such as how the use functions on the site and how

the proposed u ! flt within:the fabric of the neighborhood could have been front and center.

“‘\9,"?'Purswng aB-b (vs B:3,4, or 5), how will the petitioner or developer aveid inconsistency or

ncertainty. Some would say that the current zoning code provides consistency and clear guidelines
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10.

to follow. B-6 suggest that the technical requirements would be dependent on the proje u
consideration

Answer: This is really a question of how do we insure that the Planning & Zoning Cofmission and
City Council are consistent? No two properties are alike in the City of Kirkwood and Jjust like in
rezoning cases and special use permit cases the Planning & Zoning Commission and City G ouncil will
have to exercise discretion. Consistency is provided by reviewing each cas '
same checklist of important factors such as traffic circulation, landscap > b T
etc. Further, just as in special use permit cases; conditions of approval for one case are utilized again
for a similar case. This is where staff must play its role in terms of malntammg institutional memory
of the history of decisions made by City Council. Staff should”m" ke the current Planning & Zoning
Commission and City Council aware of this history as well gpplicants so that expectations can be set
and a framework established for consistent review.

Describe in more clarity. What is a “context-sensitive solution?”. "negotlated zonmg’r”’

Answer: A “context-sensitive solution” in this case refers to a the deve‘v yment of a particular site
that takes into account all of the factors of the site that make it unique"‘in‘ order to help insure that

bring the best product forward forr
Council have to ask the tough quest

Commission the training necessary to undertake this
eviously under the jurisdiction of BOA?
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