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EXISTING CONDITIONS
CONTEXT

1/4 Mi Radius / 5 min walk

1/2 Mi R
adius / 1

0 min walk

TRANSIT & PED SHED

N

The downtown study area, which compris-
es 275 acres, is bounded by 4 streets: Bod-
ley on the north, Woodbine on the south, 
Clay on the west and Taylor on the east. 
The main north/south spine through the 

downtown is Kirkwood Ave, which is princi-
pally commercial in nature. The core of the 
downtown is centered around a train sta-
tion, the 3rd busiest in the state, which is 
centrally located within the study area.

C
la

y 
Av

e

U
.S

. 6
6

H
ar

ris
on

 A
ve

Ta
yl

or
 A

ve

Fl
lm

or
e 

Av
e

Argonne Dr

Jefferson Ave

Adams Ave

Washington Ave

Bodley Ave

Monroe Ave

McCullough Ave

Woodbine Ave

275 ac



Comprehensive Plan Goals

• Establish land use controls 

• Provide a document reflecting the 
vision and goals of the community 

• Strike a balance between demands 
relating to land and development 

• Protect valued community resources 

• Provide guidance for shaping physical 
appearance of the community and 
create a distinctive sense of place 

• Provide action steps and methodology 
for measuring progress and success 



Charrette



Existing Conditions
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EXISTING CONDITIONS
STREET NETWORK

Kirkwood generally has a well-connected street grid throughout the downtown 
area, particularly around the train station, where the scale of the blocks are sub-
stantially smaller then the larger blocks to the north and south. The average 
block perimeter within the downtown core is 1,800 ft, whereas the average block 
perimeter of the blocks outside the downtown core measure 3,300 ft. 

Study Area Boundary
Street NetworkN
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EXISTING CONDITIONS
OPEN SPACE

Open space is more prevalent in the downtown core, which illustrates the po-
tential need for additional open space in the north and south extents of the 
downtown.
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EXISTING CONDITIONS
TRANSIT
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The downtown seems well served by public transportation down Kirkwood Ave 
as there are several stops and multiple lines serving the downtown area.

Woodbine Ave
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EXISTING CONDITIONS
COMMuNITy FACIlITy INvENTORyCOMMuNITy FACIlITy INvENTORy
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The downtown is equally well served with a number of public fa-
cilities distributed throughout the study area. Particularly, churches, 
and schools are well represented.
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EXISTING CONDITIONS
SuRFACE PARKING

The downtown has an over-abundance of land devoted to parking, with both 
surface and structure parking facilities. More information is provided in the 
“Parking Study” on page 109.
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Documenting character
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EXIStInG COnDItIOnS
IMAGE SuRvEy
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EXIStInG COnDItIOnS
IMAGE SuRvEy

1.  Kirkwood Train Station

5.  Single Family Housing

3.  N Kirkwood Rd Strip Malls

2.  Adams Ave & Kirkwood Rd

6.  New Multi Family Building

4.  S Kirkwood Rd Strip Malls
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EXIStInG COnDItIOnS
IMAGE SuRvEy
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DOWNTOWN SURVEY
ZONING SuRvEy

Block Perimeter 1800 ft.

Avg. Units/Acre 8.8

PUBLIC FRONTAGE

Public Frontage Street

Right-Of-Way Width 98 ft.

Travel Lanes 2

Parking Angle - 2-sides

Pavement Width 80 ft.

Sidewalk Width 9 ft.

Planter Type Median

Planting Pattern Random

Street Lighting Cobra Head

Curb Type Header

PRIVATE FRONTAGE

Private Frontage Shopfront

Principal Building Ht 2

Outbuilding Height N/A

Building Type Mixed-Use

Garage Access N/A

Lot Width 30 ft.

Frontage Buildout 28 ft.

Front Setback 0 ft.

Side Setback 1 ft.

Front Encroachment 0 ft.

GRND Level Use Commercial

Upper Level Use Residential

Disect Address: 123 W Argonne DrQuadrat

Zoning: B-2

B-2 HISTORIC URBAN
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EXISTING CONDITIONS
ZONING ANAlySIS
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The zoning across the downtown has a wide range 
of residential types as well as commercial types. 
The map below helps illustrate where the zoning 
categories are in context with each other. 

The following pages begin to dig into the specific 
zoning categories to gain a better understanding 
of each zone and it’s intent and formulaic charac-
teristics.

MAP

Zoning / Survey



Market 
Analysis



Who Is the Market?  

• Median household size in 
Kirkwood is 2.31, smaller 
than the MSA’s 2.47 

  
• The distribution of household 

sizes in Kirkwood is similar 
to the region as a whole 

• 82 percent of households in 
Kirkwood have 3 people or 
less 

• 68 percent of households in 
Kirkwood have 1 or 2 people 

HOUSEHOLD SIZE
1%

2%

5%

13%

16%

34%

30%
1
2
3
4
5
6
7

Number of People 
In Household

1%

4%
12%

14%

34%

34%

1
2
3
4
5
6
7

Number of People 
In Household

St Louis 
MSA

City of 
Kirkwood

Household Size

Source: US Census American Community Survey, 2015



Businesses Employees

# % # %

Construction 22 5.7% 204 5.8%

Manufacturing 9 2.3% 154 4.4%

Wholesale Trade 11 2.8% 94 2.7%

Retail Trade 51 13.2% 341 9.8%

  Furniture/Home Furnishings 3 0.8% 12 0.3%

  Electronics/Appliances 2 0.5% 14 0.4%

  Bldg/Gardening Materials 5 1.3% 30 0.9%

  Food and Beverage Stores 3 0.8% 56 1.6%

  Health & Personal Care Stores 8 2.1% 64 1.8%

  Gasoline Stations 1 0.3% 9 0.3%

  Clothing/Accessories 11 2.8% 70 2.0%

  Sport Goods, Hobby, Books, Music 5 1.3% 30 0.9%

  General Merchandise 1 0.3% 6 0.2%

  Misc. 11 2.8% 43 1.2%

  Non-store Retailers 2 0.5% 3 0.1%

Transportation/Warehousing 8 2.1% 126 3.6%

Information 9 2.3% 55 1.6%

Finance/Insurance 38 9.8% 180 5.2%

  Central Bank/Credit 9 2.3% 72 2.1%

  Securities, Commodities, Other Financial 10 2.6% 45 1.3%

  Insurance Carriers/Funds/Trusts 18 4.7% 63 1.8%

Real Estate 20 5.2% 161 4.6%

Professional/Scientific/Tech 39 10.1% 203 5.8%

  Legal Services 8 2.1% 38 1.1%

Administrative/Support/Waste Management 16 4.1% 84 2.4%

Educational Services 10 2.6% 96 2.7%

Health Care/Social Assistance 48 12.4% 630 18.0%

Arts, Entertainment, Recreation 6 1.6% 75 2.1%

Accommodations and Food Services 27 7.0% 519 14.9%

Other Services 38 9.9% 261 7.5%

  Automotive Repair 1 0.3% 7 0.2

Public Administration 20 5.2% 270 7.7%

Unclassified 13 3.4% 38 1.1%

Of all businesses 
Downtown…. 

• 18.0 percent are health 
care/social assistance 

• 14.9 percent are 
restaurants/food services 

• 7.7 percent are public 
administration  

• Only 9.8 percent are retail/
trade 

DOWNTOWN 
BUSINESS PROFILE

Source: ESRI Business Analyst 2017



Inflow/Outflow of Workers in City of Kirkwood
• The amount of workers who 

live in Kirkwood but 
commute elsewhere is 
approximately the same as 
the amount of people who 
work in Kirkwood but live 
elsewhere. 

• Higher income workers 
commute out to 
professional jobs in St. 
Louis, while lower income 
workers commute in to staff 
retail and service jobs. 

• Need for greater diversity of 
residential building types 
and office space

COMMUTING

Source: US Census, Longitudinal Employer-Household 
Dynamics (LEHD)



SUMMARY OVERVIEW: 
STRENGTHS 

• People – engaged 
residents, high incomes to 
support upscale and niche 
retail 

• Excellent regional 
reputation 

• Strong sense of place 
• Successful farmers market 
• Well-established small/local 

businesses 
• Train station/Amtrak 
• Access to interstates and 

St. Louis CBD 
• Mix of housing densities 
• Housing and infrastructure 

for residents to age in place 



SUMMARY OVERVIEW: 
WEAKNESSES 

• Perception that there is no 
parking hurts retailers 

• Risk of stagnation 
• Lack of amenities/business to 

attract Millennials/younger 
customers 

• Lack of housing products that 
appeal to empty nesters and 
Millennials 

• Lack of restaurant diversity 
• No quality hotels in 

Downtown or nearby 
• Housing options for larger 

families are limited and 
expensive 

• Inactive/under-used spaces



SUMMARY OVERVIEW: 
OPPORTUNITIES 

• Theater development 
moving forward, creates 
“night out” demand 

• Developers that are very 
interested in building new 
projects in Downtown 

• Multiple infill/small 
incremental development 
opportunities 

• Capitalization on public/
institutional facilities, 
destinations 

• Housing demand is strong 
when product is available 



KEY RECOMMENDATIONS• Remove code and procedural barriers to developing 
smaller multi-family housing projects to address demand 
for “missing middle” homes. (up to 220 DU in 5 years) 

• Actively recruit unique retail to the corridor, particularly 
businesses that offer special shopping experiences and/
or successful integration of eCommerce into their 
business models.  

• Attract more non-chain, fast casual restaurants  where 
people can grab a quick meal without table service. 

• Address parking from a holistic perspective, and 
consider transitioning surface lots in prime areas into 
higher and better uses.  

• Encourage developments that integrate the existing 
character of Kirkwood with more modern elements that 
are attractive to younger consumers.  

• Test the potential market for co-working space in 
Kirkwood by doing a pilot project in a currently under-
used space. 

• Commission a hotel market study. • Consider instead an in-
depth retail study. 



Parking 
Findings
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EXISTING CONDITIONS
SuRFACE PARKING

The downtown has an over-abundance of land devoted to parking, with both 
surface and structure parking facilities. More information is provided in the 
“Parking Study” on page 109.
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Off-Street Parking

- 1,200 public (21%) 
- 2,665 private, unrestricted (46%) 
- 1,919 private, restricted (33%) 
= 5,784 total 

- @ 5 spaces/1,000 sq.ft. commercial = 
1.16m sq. ft. of potential commercial 

- @ 4 spaces/1,000 sq. ft commercial = 
1.45m sq. ft. of potential commercial
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Galleria Mall Downtown 
Kirkwood

2500’ 
(10 min walk)



Typ. Daytime Parking
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- Counts taken: 8.00a - 4.00p 
- Sept. 12, 2017 
- Nov. 18, 2017 

- Total spaces used in daytime 
was 2,497 (42%) 

- Total surplus of 3,287 (58%) 
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Typ. Evening Parking
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- Counts taken: 5.00p - 8.00p 
- Sept. 19, 2017 
- Nov. 11, 2017 

- Total spaces used in daytime 
was 1,953 (34%) 

- Total surplus of 3,831 (66%) 
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On-Street Parking
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- Total on-street: 1,012 spaces 
- Striped: 374 spaces 
- Non-striped: 638 spaces 

- Total spaces used in daytime 
was 406 (40%) 

- Total surplus of 606 (60%) 



Public parking  
(on and off-street)  

meets or exceeds demand  
by 90 - 113%



Parking 
Recommendations

• Adjust zoning code; 
• Modify on-street parking; 
• Negotiate shared parking 

agreements; 
• Regulate parking, (time, use 

and duration); 
• Provide better signage; 
• Encourage remote employee 

parking, 
• Subsidize ride-sharing, 
• Improve transit; 
• Adjust parking ratios; 
• Increase bike parking 
+ 
• Improve walking & biking 

environment.



Master Plan 
Proposals
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ILLUSTRATIVE PLAN

N

The illustrative master plan envisions the development of downtown Kirkwood, 
respecting property lines, historic buildings, taking into account the marketing 
studies, restitching the downtown back together, through a series of strategies 
that are proposed on the following pages.



Potential Redevelopment Sites



Frontage Analysis

- Continuous sidewalk 
- Pedestrian scaled buildings 
- Active Frontage 

- Automobile scaled buildings 
- Removed from the frontage 
- Constant Curb Cuts 

- No active frontage 
- Principally surface parking 
- Constant curb cuts 
- Inconsistent lighting

14 | Downtown Kirkwood:  Interim Report  |  Kirkwood, MO return to TOC

EXIStInG COnDItIOnS
FROntAGE SuRvEy

Defining the Frontages

•	 continuous sidewalk
•	 pedestrian scaled buildings at the 

frontage
•	 active frontage
•	 street lighting

•	 automobile scaled buildings
•	 removed from the frontage
•	 constant curb cuts

•	 no active frontage
•	 principally surface parking
•	 constant curb cuts
•	 inconsistent lighting

Good

Fair

Regrettable
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MASTER PLAN
SITE ANALySIS
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Phase 1 B Street
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THOROUGHFARE HIERARCHY MAP

1/4 mile / 5
 minute walk

A & B Grid, Phased

- Prioritize redevelopment in the 
downtown core 

- A-Grid: Excellent pedestrian 
experience 

- B-Grid: Functional 



Illustrative Master Plan

• Incentivize small-scale 
redevelopment in downtown 
core between Adams & Monroe 

• Create “kirkwalks” (cross-block 
passages), wherever possible 

• Activate land along rail-line and 
infill along Kirkwood Road. 

• Augment open space network 

• Support the bicycle and 
pedestrian network throughout 
as a top priority 

• Evaluate options for Jefferson Ave 
abutting St. Michael’s properties
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The illustrative master plan envisions the development of downtown Kirkwood, 
respecting property lines, historic buildings, taking into account the marketing 
studies, restitching the downtown back together, through a series of strategies 
that are proposed on the following pages.



Downtown Areas
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MASTER PLAN
DOWNTOWN MASTER PLAN

The following pages will show in greater detail the different areas outlined below.
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Lining Kirkwood Rd

128 | Downtown Kirkwood Master Plan | Interim Report return to TOC

MASTER PLAN
DOWNTOWN MASTER PLAN

N

Cl
ay

 A
ve

Ki
rk

w
oo

d 
Rd

Ha
rri

so
n 

Av
e

Ta
yl

or
 A

ve

Fi
llm

or
e 

Av
e

Argonne Dr

Jefferson Ave

Adams Ave

Washington Ave

Bodley Ave

Madison Ave

Monroe Ave

Clinton Pl

Scott Ave

Woodbine Ave

ILLUSTRATIVE PLAN

N

The illustrative master plan envisions the development of downtown Kirkwood, 
respecting property lines, historic buildings, taking into account the marketing 
studies, restitching the downtown back together, through a series of strategies 
that are proposed on the following pages.

1. Green fronted by 
townhomes 

2. Cluster of tower 
houses 

3. Pedestrian passage 

4. Plaza entries for 
Global Foods and 
the Alpine Shop 

5. Liners buildings to 
shield parking lot 

6. Proposed big-box 
retail 

7. Townhouse court
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Lining Kirkwood Rd
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MASTER PLAN
ENvISIONED CHARACTER
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The above illustration shows what the cross block passage might look like as it connects Taylor Ave to Clay Ave, across 
Kirkwood Rd, with buildings lining the big box stores, while providing a formal plaza at their entrance.

LINING KIRKWOOD RD



Downtown
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ILLUSTRATIVE PLAN

N

The illustrative master plan envisions the development of downtown Kirkwood, 
respecting property lines, historic buildings, taking into account the marketing 
studies, restitching the downtown back together, through a series of strategies 
that are proposed on the following pages.

1. Infill mixed-use 
buildings 

2. Potential boutique 
hotel sites 

3. Propose parking 
garage 

4. Pedestrian passage 
connecting Argonne 
Dr to proposed 
parking garage 

5. Drop-off plaza at 
train station 

6. Expanded farmers 
market 

7. Small multi-family 
courtyard building
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“Kirk-Walk”
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(above) Illustration of the ‘Kirk-walk’

(right) Proposed plan of the ‘Kirk-walk’, 
connecting Jefferson to Argonne.

(bottom) Key plan showing the location of 
the ‘Kirk-walk’ in yellow.
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View of cross block passage towards train station



Downtown South

128 | Downtown Kirkwood Master Plan | Interim Report return to TOC

MASTER PLAN
DOWNTOWN MASTER PLAN

N

Cl
ay

 A
ve

Ki
rk

w
oo

d 
Rd

Ha
rri

so
n 

Av
e

Ta
yl

or
 A

ve

Fi
llm

or
e 

Av
e

Argonne Dr

Jefferson Ave

Adams Ave

Washington Ave

Bodley Ave

Madison Ave

Monroe Ave

Clinton Pl

Scott Ave

Woodbine Ave

ILLUSTRATIVE PLAN

N

The illustrative master plan envisions the development of downtown Kirkwood, 
respecting property lines, historic buildings, taking into account the marketing 
studies, restitching the downtown back together, through a series of strategies 
that are proposed on the following pages.

1. Small multi-family 
building 

2. Townhomes or live/
work units 

3. Small mixed-use infill 
shielding parking lot 

4. Liner buildings create a 
plaza for Starbucks and 
sushi restaurant 

5. Pedestrian passage 
dividing large block for 
increased walkability 
surrounded by small 
liner buildings / kiosks 

6. Mixed-use infill 
shielding parking
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ILLUSTRATIVE PLAN

N

The illustrative master plan envisions the development of downtown Kirkwood, 
respecting property lines, historic buildings, taking into account the marketing 
studies, restitching the downtown back together, through a series of strategies 
that are proposed on the following pages.

Midtown

1. One story kiosks 

2. Tower house cluster 

3. Mixed-use building 

4. Townhouse court 

5. Potential boutique 
hotel site 

6. Turbine square 
surrounded  by live/
works 

7. Small multi family 

8. Series of small greens 
fronted by residential 
units
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Midtown
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MASTER PLAN
DOWNTOWN MASTER PLAN

The proposed infill units focus on mixed-use, smaller foot-
print and multi-family alternatives designed around shared 
gathering and recreational spaces that reinforce a sense of 
community. The typologies include live-works, townhouses, 
liner apartments, and smaller multi-plexes. Intended as a 
direct response to resident input during the charrette, this 
District’s residential component is meant to balance the pre-
dominance of large single-family homes, and in the process 
address the issue of affordability for young professionals 
and seniors on fixed-incomes. 

The PAC parking lot is envisioned as a courtyard surrounded 
by liner buildings. The ground floor of these liners as seen 
from the perimeter sidewalks appear to be habitable space 
with windows, but they actually house parking spaces below 
that open to the parking lot. The two or three levels of apart-
ments above could be market-rate rentals, or City-spon-
sored senior housing, or perhaps artist-in-residence studios. 

Detached Single-Family
Single-Family
Multi-Family
Mixed-Use
Commercial
Hotel
Civic Building

BUILDING TYPE PLAN
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Midtown Entertainment District
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MASTER PLAN
ENvISIONED CHARACTER

The above illustration frames the view towards the future Performing Arts 
Center, the anchor to the east side of downtown Kirkwood.

Washington Ave

MIDTOWN (ENTERTAINMENT) DISTRICT

View towards PAC



Parcel Lines



Open Space



Housing Opportunities

There is a mismatch between: 
• What the market wants and our changing 

demographics; and  
• What cities and towns are providing/permitting 

• 20-35% gap nationwide between supply & demand 
for walkable urbanism. 

• In Kirkwood: 

• 46% are 1-person households;  

• +60% are 1 or 2-person households.



Missing Middle Housing

Image by Opticos Design

a lot somenot enough



Small Multi-Family 
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MASTER PLAN
MISSING MIDDLE HOuSING

12th Street Mansion Apartments

Alfred Avenue Semi Detached 2 Family

Klemm Street Small Multi-Family

Lindenwood Avenue Mansion Apartments

39th Street Small Multi-Family

Botanical Avenue Semi Detached 2 Family

Lafayette Avenue Small Multi-Family

Waterman Boulevard Small Multi-Family

ST. LOUIS EXAMPLES
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MASTER PLAN
MISSING MIDDLE HOuSING

12th Street Mansion Apartments

Alfred Avenue Semi Detached 2 Family

Klemm Street Small Multi-Family

Lindenwood Avenue Mansion Apartments

39th Street Small Multi-Family

Botanical Avenue Semi Detached 2 Family

Lafayette Avenue Small Multi-Family

Waterman Boulevard Small Multi-Family

ST. LOUIS EXAMPLES

Embedded in walkable context, contextual & well-designed



Multi-plex Mansion Apartments



Liner Buildings

Contributing to street life and hides parking



Live Works
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MASTER PLAN
MISSING MIDDLE HOuSING

LIVE / WORKS

Atlanta, GA New Town, St Charles, MO

Habersham, Beaufort, SCEast Beach, Norfolk, VA

Kentlands, Gaithersburg, MD
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MASTER PLAN
MISSING MIDDLE HOuSING

LIVE / WORKS

Atlanta, GA New Town, St Charles, MO

Habersham, Beaufort, SCEast Beach, Norfolk, VA

Kentlands, Gaithersburg, MD

Contributes to local economy, great transition type



Cottage Courts
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MASTER PLAN
MISSING MIDDLE HOuSING

COTTAGE COURTS

Kentlands, Gaithersburg, MD Carlton Landing, OK

Lakelands, Gaithersburg, MD

East Beach, Norfolk, VANew Town, St Charles, MO
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MASTER PLAN
MISSING MIDDLE HOuSING

COTTAGE COURTS

Kentlands, Gaithersburg, MD Carlton Landing, OK

Lakelands, Gaithersburg, MD

East Beach, Norfolk, VANew Town, St Charles, MO

Lower perceived density, senior housing with active, usable open space



Senior Courts
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MASTER PLAN
MISSING MIDDLE HOuSING

SENIOR COURTS

Carlton Landing, OK



Tower Houses
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TOWER HOUSES

Kentlands, Gaithersburg, MD Gaithersburg, MD

East Beach, Norfolk, VA Lakelands, Gaithersburg, MD

Lakelands, Gaithersburg, MDLakelands, Gaithersburg, MD
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MASTER PLAN
MISSING MIDDLE HOuSING

TOWER HOUSES

Kentlands, Gaithersburg, MD Gaithersburg, MD

East Beach, Norfolk, VA Lakelands, Gaithersburg, MD

Lakelands, Gaithersburg, MDLakelands, Gaithersburg, MD

Small-scale, incremental and marketable



Missing Middle Housing



Westside
Townhouse Plan

Towerhouse Plan

25 townhomes & 22 stacked townhomes

39 Towerhouses



Missing Middle Housing



Westside
Small Multi-family Plan

Townhouse Plan

8 multi-family buildings (mix of 4 and 6-packs)

28 townhomes & 24 stacked townhouses



Master Plan Options



Inhabiting the Right-0f-Way



Market Pavilions



Incubator Retail: Kiosks
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MASTER PLAN
MISSING MIDDLE HOuSING

INCUBATOR RETAIL

Santana Row, San Jose, CA

Atlantic Station, Atlanta, GA

Birchbox pop-up shop, The Grove LA

Santana Row, San Jose, CA

J. Crew pop-up shop, Prince St, New York City
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Incubator Retail: Kiosks



Rethinking  
Streets

Image by Cales Tingvall



Argonne Dr
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RETHINKING STREETS
STREET SECTION ANALySIS

ARGONNE DRIVE

Existing Section

Proposed Section 1

Downtown Kirkwood Master Plan | Interim Report  | 161© 2017 DPZ Partners

RETHINKING STREETS
STREET SECTION ANALySIS

Proposed Section 2

Proposed section 1 characteristics
• Angled parking is re-striped to become reverse-in park-

ing instead of head-in which has been proven to be 
safer and more efficient.

• Narrow travel lanes, as they are currently too wide.
• Narrow the median to allow a 3x wider sidewalk, which 

is heavily used as opposed to the median.
• The wider sidewalks allow for street trees to be planted 

continuously.

Proposed section 2 characteristics
• Remove the angled parking and replace it with parallel 

parking
• The median is widened to allow it to be used by pedes-

trians. It may also permit a small ‘jewel’ building to be 
located within it.

• The sidewalks in this option are thus permitted to be 3x 
wider than the existing section.

98’



Existing Argonne Dr 



Argonne Dr Option 2
• Widen sidewalks 
• Retain smaller median 
• Back-in parking



Argonne Dr Option 2
• Widen median 
• Widen sidewalks 
• Parallel parking



Avalon, GA



Avalon, GA



Kirkwood Rd (North & South)
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RETHINKING STREETS
STREET SECTION ANALySIS

KIRKWOOD ROAD (NORTH & SOUTH)

Existing Section

Proposed Section 1
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RETHINKING STREETS
STREET SECTION ANALySIS

Proposed section 1 characteristics
• Convert the left turn lane to a full center lane, which 

could be used as a convertible lane during rush hour.
• Convert one lane to parking
• Increase the sidewalk width by 2 feet on both sides to 

allow for street trees.

Proposed section 2 characteristics
• Remove the center left-turn lane.
• Convert the two outside lanes to parking.
• Increase the sidewalk width by 3 feet on both sides to 

allow for continuous street trees.
• During rush hour the outside lanes could convert to 

travel lanes and back to parking once rush hour ends.

Proposed Section 2



Existing Kirkwood Rd Section



Kirkwood Rd Option 1
• Add parking on one side 
• Continuous center turn-lanes 
• Widen sidewalks



Kirkwood Rd Option 2
• Add parking on both sides 
• Widen sidewalks



Kirkwood Rd (core)
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RETHINKING STREETS
STREET SECTION ANALySIS

Existing Section

Proposed Section 1

KIRKWOOD ROAD (DOWNTOWN CORE)
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RETHINKING STREETS
STREET SECTION ANALySIS

Proposed section 1 characteristics
• Convert the left turn lane to a full center lane, which 

could be used as a convertible lane during rush hour.
• Convert outer lanes to parking.
• Increase the sidewalk width by 4 feet on both sides to 

allow for continuous street trees.

Proposed section 2 characteristics
• Remove the left turn lane
• Convert outer lanes to parking.
• This section only has two travel lanes, however the out-

er lanes could be convertible lanes, to be utilized during 
rush hour. Also, at key intersections the last few parallel 
spaces of one outer lane could deleted in favor of cre-
ating a permanent center turn lane. 

• The sidewalks in this option are also 10 feet wider than 
the existing section, promoting a high quality pedestri-
an realm.

Proposed Section 2



Existing Kirkwood Rd Section



Kirkwood Rd Option 1
• Add parking on both sides 
• Continuous center turn-lanes 
• Widen sidewalk on one side



Kirkwood Rd Option 2
• Add parking on both sides 
• Widen sidewalks



Jefferson Ave
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RETHINKING STREETS
STREET SECTION ANALySIS

JEFFERSON AVENUE @ ST. PETER’S CATHOLIC CHURCH

Existing Section

Proposed Section 1
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RETHINKING STREETS
STREET SECTION ANALySIS

Proposed section 1 characteristics
• Narrow the very wide lanes to slow traffic.
• Add parallel parking on both sides of the street to act 

as a buffer to pedestrians
• Implement a raised table (pavered) crossing to help 

slow cars and give ample space to pedestrians for a 
safer crossing. The crossing distance would be re-
duced by more than double.

• Widen the sidewalk and planter strip to be more useful.

Proposed section 2 characteristics
• Narrow the very wide lanes to slow traffic.
• Add angled parking on one side of the street to act as a 

buffer to pedestrians and slow through traffic.
• Implement a raised table (pavered) crossing to help 

slow cars and give ample space to pedestrians for a 
safer crossing. The crossing distance would be re-
duced by more than double. The raised table area in 
between the angled spaces could be detailed as a pla-
za with seating.

• Widen the sidewalk and narrow the planter strip to give 
space to the very narrow sidewalk.

Proposed Section 2



Existing Jefferson Ave Section



Jefferson Ave Option 1
• Add parking on both sides 
• Add raised table mid-block 
• Add trees and bump-outs



Jefferson Ave Option 2
• Add angled parking on one side 
• Add raised table mid-block 
• Add trees and bump-outs



Activating 
Development 

&  
Code 

Acupuncture
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FRAMING DEVELOPMENT
FRAMEWORK PLAN
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See also A-Grid and B-Grid diagram 
on page 127



Framework Plan

- Mandate retail frontage in the 
downtown core 

- Create cross-block passage to 
break the scale of oversized 
blocks, north and south of the 
downtown core 

- Be specific regarding the form of 
new open spaces  

- Terminate important vistas 

- Create a connected pedestrian & 
bike network (Connect Grant’s trail 
to downtown)
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Zoning Code Acupuncture
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FRAMING DEVELOPMENT
CODE HACKS

Waive the minimum  park-
ing requirements for liner 
buildings less than 24 feet 
in depth.

Remove surface parking as a permitted use in B2 for down-
town and let form take precedent over use.

1.

2.



Zoning Code Acupuncture

168 | Downtown Kirkwood Master Plan | Interim Report return to TOC

FRAMING DEVELOPMENT
CODE HACKS

Waive the minimum  park-
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Zoning Code Acupuncture
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FRAMING DEVELOPMENT
CODE HACKS

Measure height in stories, not 
feet, and reconsider height 
measurement for roofs.

Reduce parking ratios according to 
Tables 1.1, and 1.2, encourage shared 
parking, according to Table 1.3, and 
permit off-site parking within 500 ft. 

Too High!

3.

4. The following pages summarize the cur-
rent parking requirements and organize 
them into general groups of similar use and 
parking requirements. Table 1.1 includes 
the existing uses in blue, organized under 
proposed categories and sub-categories. 
These categories allow for a consolidated 
minimum parking requirement to be cali-
brated for downtown Kirkwood. 

Building on that is a proposed Shared 
Parking Strategy as per Table 1.3.
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Zoning Code Acupuncture
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FRAMING DEVELOPMENT
CODE HACKS

Table 1.1 Existing Uses and Parking Ratios Consolidated

Existing Land Use Existing Parking Requirements Proposed Parking Requirements

Residential

Three or More Family Dwellings
2 spaces/du for 1499 sf or less, 2.25 spaces/du for 1500 or more, 1 space/3 units 

visitor
1 space / unit

Two-Family Dwellings 2 spaces/du 1 space / unit

Single-Family Dwellings 2 space/du 1 space / unit

Hotel & Lodging

Motels / Hotels 2 spaces/room, additional spaces for accessory uses 0.5 space per room

Dormitories or Group Living Facilities 1 space/4 beds 1 space for every 4 beds

Commercial

General Retail

Barber Shop 3 spaces/chair 3 spaces per 1,000 sq.ft.

Beaty Shop 3 spaces/chair 3 spaces per 1,000 sq.ft.

Dry Cleaner, Drop Off / Pick Up 5 spaces/1000 sf, 9x60 ft drive thru lane 3 spaces per 1,000 sq.ft.

Laundromat 1 space/2 washing machines 3 spaces per 1,000 sq.ft.

Physical Fitness Facilities 1 space/7 customers at max capacity, 1 space/vehicle used in conduct of business 3 spaces per 1,000 sq.ft.

Retail, Indoor 5.5 spaces/1000 sf, 1 space/vehicle used in conduct of business 3 spaces per 1,000 sq.ft.

Retail, Outdoor 2 spaces/employee, 1 space/vehicle used in conduct of business 3 spaces per 1,000 sq.ft.

Post Offices & Similar Parcel Services 7.5 spaces/1000 sf, 1 space/vehicle used in conduct of business 3 spaces per 1,000 sq.ft.

Specialized Retail

Funeral Homes
1 space/vehicle used in conduct of business, 1 space/2 employees, 1 space/3 seats 

in chapel, 5 spaces/parlor
1 space / employee + 1 space / 5 seats

Food Service

Restaurants
20 spaces/1000 sf of seating area, 2 spaces/employee, 1 space/vehicle used in 

conduct of business
10 spaces / 1,000 sq.ft.

Restaurants, Drive Thru/In
32 spaces/1000 sf of seating area, 2 spaces/employee, 1 space/vehicle used in 

conduct of business, 9x160 ft drive thru
10 spaces / 1,000 sq.ft.

Office

Offices, General 5 spaces/1000 sf 4 spaces per 1,000 sq.ft.

Financial Institution 5 spaces/1000 sf, 9x60 ft drive thru lane 4 spaces per 1,000 sq.ft.

Auto Related

Motor Vehicle Service Station
3 spaces/employee on shift, 1 space/vehicle used in conduct of business, 

min. 4 per service station
1 space / employee + 3 spaces / 

1,000 sq.ft. of retail space

Food / Gas Store
5.5 spaces/1000 sf, 1 space/vehicle used in conduct of business, each double fuel 

pump shall count as 1 space, min. 5 spaces
1 space / employee + 3 spaces / 

1,000 sq.ft. of retail space

Convenience / Gas Store
5.5 spaces/1000 sf, 1 space/vehicle used in conduct of business, each double fuel 

pump shall count as 1 space, min. 5 spaces
1 space / employee + 3 spaces / 

1,000 sq.ft. of retail space

Motor Vehicle Service Station with Repair
1 space/employee, 1 space/vehicle used in conduct of business plus 5 spaces/

service bay
1 space / employee + 3 spaces / 

1,000 sq.ft. of retail space

Medical

Offices, Medical & Dental 7 spaces/1000 sf 5 spaces per 1,000 sq.ft.

Animal Hospital 7 space/1000 sf 5 spaces per 1,000 sq.ft.

Hospitals 1 space/patient bed, 1 space/ 5 spaces per 1,000 sq.ft.

Group Homes 1 space/4 beds 5 spaces per 1,000 sq.ft.

Medical & Dental Clinics 7 spaces/1000 sf 5 spaces per 1,000 sq.ft.

Nursing Home 1 space/4 beds 5 spaces per 1,000 sq.ft.

Recreation

Arcades 1 space/5 customers at max capacity, 1 space/2 employees
1 space / 6 fixed seats + 0.5 space / 
employee OR 5 spaces / 1,000 sq.ft. 

for unfixed seats

Athletic Fields 20 spaces/field or 1 space/4 seats
1 space / 6 fixed seats + 0.5 space / 
employee OR 5 spaces / 1,000 sq.ft. 

for unfixed seats

Bowling Alleys 1 space/5 customers at max capacity, 1 space/2 employees
1 space / 6 fixed seats + 0.5 space / 
employee OR 5 spaces / 1,000 sq.ft. 

for unfixed seats

Recreation Centers 1 space/5 customers at max capacity, 1 space/2 employees
1 space / 6 fixed seats + 0.5 space / 
employee OR 5 spaces / 1,000 sq.ft. 

for unfixed seats

Skating Rinks 1 space/5 customers at max capacity, 1 space/2 employees
1 space / 6 fixed seats + 0.5 space / 
employee OR 5 spaces / 1,000 sq.ft. 

for unfixed seats

Stadiums 1 space/3 seats at max capacity
1 space / 6 fixed seats + 0.5 space / 
employee OR 5 spaces / 1,000 sq.ft. 

for unfixed seats

Swimming Pools 1 space/5 customers at max capacity, 1 space/2 employees keep existing

�4

PROPOSED PARKING REQUIREMENTS ANALYSIS
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FRAMING DEVELOPMENT
CODE HACKS

Table 1.1 Existing Uses and Parking Ratios Consolidated

Existing Land Use Existing Parking Requirements Proposed Parking Requirements

Residential

Three or More Family Dwellings
2 spaces/du for 1499 sf or less, 2.25 spaces/du for 1500 or more, 1 space/3 units 

visitor
2 spaces / unit

Two-Family Dwellings 2 spaces/du 1 space / unit

Single-Family Dwellings 2 space/du 1 space / unit

Hotel & Lodging

Motels / Hotels 2 spaces/room, additional spaces for accessory uses 0.5 space per room

Dormitories or Group Living Facilities 1 space/4 beds 1 space for every 4 beds

Commercial

General Retail

Barber Shop 3 spaces/chair 3 spaces per 1,000 sq.ft.

Beaty Shop 3 spaces/chair 3 spaces per 1,000 sq.ft.

Dry Cleaner, Drop Off / Pick Up 5 spaces/1000 sf, 9x60 ft drive thru lane 3 spaces per 1,000 sq.ft.

Laundromat 1 space/2 washing machines 3 spaces per 1,000 sq.ft.

Physical Fitness Facilities 1 space/7 customers at max capacity, 1 space/vehicle used in conduct of business 3 spaces per 1,000 sq.ft.

Retail, Indoor 5.5 spaces/1000 sf, 1 space/vehicle used in conduct of business 3 spaces per 1,000 sq.ft.

Retail, Outdoor 2 spaces/employee, 1 space/vehicle used in conduct of business 3 spaces per 1,000 sq.ft.

Post Offices & Similar Parcel Services 7.5 spaces/1000 sf, 1 space/vehicle used in conduct of business 3 spaces per 1,000 sq.ft.

Specialized Retail

Funeral Homes
1 space/vehicle used in conduct of business, 1 space/2 employees, 1 space/3 seats 

in chapel, 5 spaces/parlor
1 space / employee + 1 space / 5 seats

Food Service

Restaurants
20 spaces/1000 sf of seating area, 2 spaces/employee, 1 space/vehicle used in 

conduct of business
10 spaces / 1,000 sq.ft.

Restaurants, Drive Thru/In
32 spaces/1000 sf of seating area, 2 spaces/employee, 1 space/vehicle used in 

conduct of business, 9x160 ft drive thru
10 spaces / 1,000 sq.ft.

Office

Offices, General 5 spaces/1000 sf 4 spaces per 1,000 sq.ft.

Financial Institution 5 spaces/1000 sf, 9x60 ft drive thru lane 4 spaces per 1,000 sq.ft.

Auto Related

Motor Vehicle Service Station
3 spaces/employee on shift, 1 space/vehicle used in conduct of business, 

min. 4 per service station
1 space / employee + 3 spaces / 

1,000 sq.ft. of retail space

Food / Gas Store
5.5 spaces/1000 sf, 1 space/vehicle used in conduct of business, each double fuel 

pump shall count as 1 space, min. 5 spaces
1 space / employee + 3 spaces / 

1,000 sq.ft. of retail space

Convenience / Gas Store
5.5 spaces/1000 sf, 1 space/vehicle used in conduct of business, each double fuel 

pump shall count as 1 space, min. 5 spaces
1 space / employee + 3 spaces / 

1,000 sq.ft. of retail space

Motor Vehicle Service Station with Repair
1 space/employee, 1 space/vehicle used in conduct of business plus 5 spaces/

service bay
1 space / employee + 3 spaces / 

1,000 sq.ft. of retail space

Medical

Offices, Medical & Dental 7 spaces/1000 sf 5 spaces per 1,000 sq.ft.

Animal Hospital 7 space/1000 sf 5 spaces per 1,000 sq.ft.

Hospitals 1 space/patient bed, 1 space/ 5 spaces per 1,000 sq.ft.

Group Homes 1 space/4 beds 5 spaces per 1,000 sq.ft.

Medical & Dental Clinics 7 spaces/1000 sf 5 spaces per 1,000 sq.ft.

Nursing Home 1 space/4 beds 5 spaces per 1,000 sq.ft.

Recreation

Arcades 1 space/5 customers at max capacity, 1 space/2 employees
1 space / 6 fixed seats + 0.5 space / 
employee OR 5 spaces / 1,000 sq.ft. 

for unfixed seats

Athletic Fields 20 spaces/field or 1 space/4 seats
1 space / 6 fixed seats + 0.5 space / 
employee OR 5 spaces / 1,000 sq.ft. 

for unfixed seats

Bowling Alleys 1 space/5 customers at max capacity, 1 space/2 employees
1 space / 6 fixed seats + 0.5 space / 
employee OR 5 spaces / 1,000 sq.ft. 

for unfixed seats

Recreation Centers 1 space/5 customers at max capacity, 1 space/2 employees
1 space / 6 fixed seats + 0.5 space / 
employee OR 5 spaces / 1,000 sq.ft. 

for unfixed seats

Skating Rinks 1 space/5 customers at max capacity, 1 space/2 employees
1 space / 6 fixed seats + 0.5 space / 
employee OR 5 spaces / 1,000 sq.ft. 

for unfixed seats

Stadiums 1 space/3 seats at max capacity
1 space / 6 fixed seats + 0.5 space / 
employee OR 5 spaces / 1,000 sq.ft. 

for unfixed seats

Swimming Pools 1 space/5 customers at max capacity, 1 space/2 employees keep existing
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Table 1.1 Existing Uses and Parking Ratios Consolidated

Existing Land Use Existing Parking Requirements Proposed Parking Requirements

Residential

Three or More Family Dwellings
2 spaces/du for 1499 sf or less, 2.25 spaces/du for 1500 or more, 1 space/3 units 

visitor
2 spaces / unit

Two-Family Dwellings 2 spaces/du 1 space / unit

Single-Family Dwellings 2 space/du 1 space / unit

Hotel & Lodging

Motels / Hotels 2 spaces/room, additional spaces for accessory uses 0.5 space per room

Dormitories or Group Living Facilities 1 space/4 beds 1 space for every 4 beds

Commercial

General Retail

Barber Shop 3 spaces/chair 3 spaces per 1,000 sq.ft.

Beaty Shop 3 spaces/chair 3 spaces per 1,000 sq.ft.

Dry Cleaner, Drop Off / Pick Up 5 spaces/1000 sf, 9x60 ft drive thru lane 3 spaces per 1,000 sq.ft.

Laundromat 1 space/2 washing machines 3 spaces per 1,000 sq.ft.

Physical Fitness Facilities 1 space/7 customers at max capacity, 1 space/vehicle used in conduct of business 3 spaces per 1,000 sq.ft.

Retail, Indoor 5.5 spaces/1000 sf, 1 space/vehicle used in conduct of business 3 spaces per 1,000 sq.ft.

Retail, Outdoor 2 spaces/employee, 1 space/vehicle used in conduct of business 3 spaces per 1,000 sq.ft.

Post Offices & Similar Parcel Services 7.5 spaces/1000 sf, 1 space/vehicle used in conduct of business 3 spaces per 1,000 sq.ft.

Specialized Retail

Funeral Homes
1 space/vehicle used in conduct of business, 1 space/2 employees, 1 space/3 seats 

in chapel, 5 spaces/parlor
1 space / employee + 1 space / 5 seats

Food Service

Restaurants
20 spaces/1000 sf of seating area, 2 spaces/employee, 1 space/vehicle used in 

conduct of business
10 spaces / 1,000 sq.ft.

Restaurants, Drive Thru/In
32 spaces/1000 sf of seating area, 2 spaces/employee, 1 space/vehicle used in 

conduct of business, 9x160 ft drive thru
10 spaces / 1,000 sq.ft.

Office

Offices, General 5 spaces/1000 sf 4 spaces per 1,000 sq.ft.

Financial Institution 5 spaces/1000 sf, 9x60 ft drive thru lane 4 spaces per 1,000 sq.ft.

Auto Related

Motor Vehicle Service Station
3 spaces/employee on shift, 1 space/vehicle used in conduct of business, 

min. 4 per service station
1 space / employee + 3 spaces / 

1,000 sq.ft. of retail space

Food / Gas Store
5.5 spaces/1000 sf, 1 space/vehicle used in conduct of business, each double fuel 

pump shall count as 1 space, min. 5 spaces
1 space / employee + 3 spaces / 

1,000 sq.ft. of retail space

Convenience / Gas Store
5.5 spaces/1000 sf, 1 space/vehicle used in conduct of business, each double fuel 

pump shall count as 1 space, min. 5 spaces
1 space / employee + 3 spaces / 

1,000 sq.ft. of retail space

Motor Vehicle Service Station with Repair
1 space/employee, 1 space/vehicle used in conduct of business plus 5 spaces/

service bay
1 space / employee + 3 spaces / 

1,000 sq.ft. of retail space

Medical

Offices, Medical & Dental 7 spaces/1000 sf 5 spaces per 1,000 sq.ft.

Animal Hospital 7 space/1000 sf 5 spaces per 1,000 sq.ft.

Hospitals 1 space/patient bed, 1 space/ 5 spaces per 1,000 sq.ft.

Group Homes 1 space/4 beds 5 spaces per 1,000 sq.ft.

Medical & Dental Clinics 7 spaces/1000 sf 5 spaces per 1,000 sq.ft.

Nursing Home 1 space/4 beds 5 spaces per 1,000 sq.ft.

Recreation

Arcades 1 space/5 customers at max capacity, 1 space/2 employees
1 space / 6 fixed seats + 0.5 space / 
employee OR 5 spaces / 1,000 sq.ft. 

for unfixed seats

Athletic Fields 20 spaces/field or 1 space/4 seats
1 space / 6 fixed seats + 0.5 space / 
employee OR 5 spaces / 1,000 sq.ft. 

for unfixed seats

Bowling Alleys 1 space/5 customers at max capacity, 1 space/2 employees
1 space / 6 fixed seats + 0.5 space / 
employee OR 5 spaces / 1,000 sq.ft. 

for unfixed seats

Recreation Centers 1 space/5 customers at max capacity, 1 space/2 employees
1 space / 6 fixed seats + 0.5 space / 
employee OR 5 spaces / 1,000 sq.ft. 

for unfixed seats

Skating Rinks 1 space/5 customers at max capacity, 1 space/2 employees
1 space / 6 fixed seats + 0.5 space / 
employee OR 5 spaces / 1,000 sq.ft. 

for unfixed seats

Stadiums 1 space/3 seats at max capacity
1 space / 6 fixed seats + 0.5 space / 
employee OR 5 spaces / 1,000 sq.ft. 

for unfixed seats

Swimming Pools 1 space/5 customers at max capacity, 1 space/2 employees keep existing

�4

Education

Day Care Center 1 space/employee, 1 space/classroom 0.5 space per employee

Learning Center 7 spaces/1000 sf 4 spaces per 1,000 sq.ft.

School, Elementary 1 space/employee, 1 space/classroom
Assembly per Assembly use; 0.5 space 

/ employee + 1 space for every 20 
students

School, High School
1 space/3 seats of auditorium, gym, or stadium, 1 space/employee, 2 spaces/

classroom or 1 space/employee, 25% of sophomore class, 35% of junior class, 50% 
of senior class

Assembly per Assembly use; 0.5 space 
/ employee + 1 space for every 5 

students

School, Middle
1 space/3 seats of auditorium, gym, or stadium, 1 space/employee, 2 spaces/

classroom

Assembly per Assembly use; 0.5 space 
/ employee + 1 space for every 5 

students

School, Technical or Vocational 1 space/4 seats of auditorium, gym, or stadium or 1 space/employee, 20 spaces/
classroom

Assembly per Assembly use; 0.5 space 
/ employee + 1 space for every 5 

students

School, University
1 space/4 seats of auditorium, gym, or stadium or 1 space/employee, 20 spaces/

classroom

Assembly per Assembly use; 0.5 space 
/ employee + 1 space for every 3 

students

Assembly

Libraries 7.5 spaces/1000 sf, 1 space/vehicle used in conduct of business 4 spaces per 1,000 sq.ft.

Museums 7.5 spaces/1000 sf, 1 space/vehicle used in conduct of business 4 spaces per 1,000 sq.ft.

Auditoriums 1 space/3 seats at max capacity 1 space / 6 fixed seats + 0.5 space / 
employee

Theaters 1 space/3 seats at max capacity
1 space / 6 fixed seats + 0.5 space / 

employee

Churches & Places of Worship 1 space/3 seats
1 space / 6 fixed seats + 0.5 space / 

employee

Industrial

Wholesale Business
2 spaces/employee, 1 space/vehicle used in conduct of business, 1 space/200 sf of 

office no minimum

Distribution Warehouse
1 space/vehicle used in conduct of business, 2 spaces/employee, 1 space/200 sf 

office no minimum

Freight Terminals
1 space/vehicle used in conduct of business, 2 spaces/employee, 1 space/200 sf 

office no minimum

Industrial Plants 1 space/vehicle used in conduct of business, 2 spaces/employee no minimum

Repair Shops - Plumbing, Electrical, Roofing 4 spaces/1000 sf, 1 space/vehicle used in conduct of business no minimum

Warehouses
1 space/vehicle used in conduct of business, 2 spaces/employee, 1 space/200 sf 

office no minimum

Airports & Helipads
1 space/200 sf of lobby, 2 spaces/3 employees, 1 space/vehicle used to conduct 

business
no minimum

Bus Passenger Terminals 1 space/100 sf of lobby no minimum

Table 1.1 Existing Uses and Parking Ratios Consolidated

Existing Land Use Existing Parking Requirements Proposed Parking Requirements
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Table 1.1 Existing Uses and Parking Ratios Consolidated

Existing Land Use Existing Parking Requirements Proposed Parking Requirements

Industrial

Wholesale Business
2 spaces/employee, 1 space/vehicle used in conduct of business, 1 space/200 sf of 

office no minimum

Distribution Warehouse
1 space/vehicle used in conduct of business, 2 spaces/employee, 1 space/200 sf 

office no minimum

Freight Terminals
1 space/vehicle used in conduct of business, 2 spaces/employee, 1 space/200 sf 

office no minimum

Industrial Plants 1 space/vehicle used in conduct of business, 2 spaces/employee no minimum

!epair S.ops � Plum(in-, �lectrical, !oofin- 4 spaces/1000 sf, 1 space/vehicle used in conduct of business no minimum

Warehouses
1 space/vehicle used in conduct of business, 2 spaces/employee, 1 space/200 sf 

office no minimum

Airports & Helipads
1 space/200 sf of lobby, 2 spaces/3 employees, 1 space/vehicle used to conduct 

business
no minimum

Bus Passenger Terminals 1 space/100 sf of lobby no minimum

Table 1.2 Minimum Parking Requirements

Uses Downtown Kirkwood Parking Requirements

Residential 1 space / unit 
0.5 spaces / adu

Hotel & Lodging 0.5 space / room
Commercial see below

General Retail 3 spaces / 1,000 sq.ft
Specialized Retail 1 space / employee + 1 space / 5 seats
Food Service 10 spaces / 1,000 sq.ft
Office 4 spaces / 1,000 sq.ft
Auto-Related 1 space / employee + 3 spaces / 1,000 sq.ft. of 

retail spaceMedical 5 spaces / 1,000 sq.ft
All Other 3 spaces / 1,000 sq.ft

Recreation & Assembly 1 space / 6 fixed seats + 0.5 space / employee OR 5 
spaces / 1,000 sq.ft. for unfixed seats

Education see below

Education (Elementary) Assembly per Assembly use; 0.5 space / employee + 
1 space for every 20 students

Education (High) Assembly per Assembly use; 0.5 space / employee + 
1 space for every 5 students

Higher Education Assembly per Assembly use; 0.5 space / employee + 
1 space for every 3 students

Industrial no minimum

All Other 1 space / 1,000 sq.ft

After reviewing the existing parking ratios 
by individual use and then consolidating 
similar uses into categories, the following 
table (Table 1.2) was created to simplify, and 
reduce parking requirement for downtown 
Kirkwood. These parking requirements 
could be further reduced by encouraging 
shared parking where appropriate accord-
ing to Table 1.3 Shared Parking.
 
Note: Consider permitting on-street park-
ing, only along lot perimeter, to count to-
wards the minimum parking requirements 
outlined in this table.  It is worth tracking 
the first few projects that take advantage of 
this on-street parking provision to ensure 
there are no unintended spillover parking 
problems along adjacent properties and 
that these more efficient parking ratios are 
functioning as intended. 
 
Cities around the country are significant-
ly reducing and adjusting parking require-
ments through a combination of transpor-
tation demand strategies that reflect their 
demographics, geographic and physical 
conditions and parking management abil-
ities. These proposed parking ratios are 
based on adjusted current parking demands 
in downtowns that are mixed use, com-
pact, connected and walkable.  Kirkwood 
fits that model.  Recognizing that too much 
parking is as harmful as too little parking is 
necessary for most downtowns to thrive.  
While more cities are implementing maxi-
mum parking requirements and removing 
minimum parking requirements altogether 
to address issues of affordability and land 
efficiency, this might be too aggressive for 
Kirkwood in the short-term.
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Table 1.3 Shared Parking Table [sample - req. mins. to change as needed]

Use Utilizing  
Shared Parking

Req. 
Parking / 

Min. 
Standard

Mon - Fri 
8am-6pm

Mon - Fri 
6pm-12am

Mon - Fri 
12am-8am

Sat - Sun 
8am-6pm

Sat - Sun 
6pm-12am

Sat - Sun 
12am-8am

Residential 25 60% 15 100% 25 100% 25 80% 20 100% 25 100% 25
Hotel & Lodging 40 70% 28 100% 40 100% 40 70% 28 100% 40 100% 40

Commercial see below
Food Service 30 70% 21 100% 30 10% 3 70% 21 100% 30 20% 6

Office, Industrial 20 100% 20 20% 4 5% 1 5% 1 5% 1 5% 1
All Other 10 90% 9 80% 8 5% 1 100% 10 70% 7 5% 1

Recreation & Assembly 0 60% 0 100% 0 100% 0 80% 0 100% 0 100% 0

All Other 0 70% 0 100% 0 100% 0 70% 0 100% 0 100% 0

Total Req. Spaces 125 93 107 70 80 103 73

The shared parking table determines the space usage at different times of the day for each day of the week 
and each use listed. All uses have a time of day they are at 100% occupancy. The shared use table deter-
mines the highest parking occupancy across all uses and times, which becomes the new requirement.

Shared parking reductions are available for multiple uses on:
1. Single or multiple adjacent sites under single ownership,
2. Multiple connected sites with a Shared Use Parking Agreement sharing parking facilities, and
3. City, or SBD managed facilities.

The number of minimum required parking spaces may be reduced according to Table 1.3 as follows:
1. In Column A, enter the minimum required parking spaces for each use;
2. For each following column (time of day and day of week), multiply the amount in Column A by the per-

centage listed in that column. 
3. Enter the sum of each column in the bottom row.

The revised minimum required parking is the highest value in the bottom row of the table.

SHARED PARKING REDUCTION
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Reduce side setbacks to incentivize middle 
missing housing in R5.

Remove the minimum required unit size and the maxi-
mum number of units per floor tied to height from R5.

5.

6.

?

• Multi-family dwellings of up to six units shall have a mini-
mum side yard of five feet.

• Attached single-family dwellings (row houses) are permit-
ted a zero side yard. End and corner units shall have a 
minimum side yard of five feet.
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Reduce side setbacks to incentivize middle 
missing housing in R5.

Remove the minimum required unit size and the maxi-
mum number of units per floor tied to height from R5.

5.

6.

?

• Multi-family dwellings of up to six units shall have a mini-
mum side yard of five feet.

• Attached single-family dwellings (row houses) are permit-
ted a zero side yard. End and corner units shall have a 
minimum side yard of five feet.
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Establish maximum lot widths in R5 and minimum 
frontage occupation in B2.

Increase maximum lot coverage in 
R5 to include desired building types 
such as townhouses.

7.

8.

Zoning Code Acupuncture

50%? 60%?
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Regulate retail at grade by the Framework Plan.  
This may mean revising building height “bonus” 
and use mix for mixed-use buildings.

9.

Revise

ReviseRemove

REWORD TO SAY '... EX-
CEPT FOR MIXED-USE 
BUILDINGS OR WHEN 
THE BUILDING IS PART 
OF A MIXED-USE DE-
VELOPMENT, THE 
HEIGHT SHOULD NOT 
EXCEED 60 FEET'

Remove the measurement by FAR as this doesn't 
provide a predictable result. 

Suggest measuring height by stories to allow 
more generous floor to ceiling height. The cur-
rent limit of 40 feet would translate to 4 stories 
and 60 feet to 6 stories.
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Calibrate ARB regulations to the A/B grid proposed 
by the Framework Plan.10.
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1. BEAUTIFY
• Set plan and measure projects against 

implementability of vision plan and Comp Plan 
Goals: to be attractive, walkable, vibrant and 
healthy.  

2. DIVERSIFY 
• Build in more equity and more choices: 

transportation options, building types, open 
space types, etc.. 

3. SIMPLIFY
• Make zoning code changes, facilitate 

redevelopment, permit activation of storefronts, 
streamline approvals and processes, build-in 
predictability, accept some messiness!



“Men do not love 
Rome because she 

is beautiful.     
Rome is beautiful 

because men have 
loved her” 

(The Roman Oath) 


