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City of Kirkwood

Planning & Zoning Commission
139 S. Kirkwood Road
Kirkwood, MO 63122

RE: Rezoning Request - 422 S. Clay Avenue (Parcel ID: 24M-42-0440)
Dear Members of the Planning & Zoning Commission,

On behalf of our client, we respectfully submit this request to rezone the property located
at 422 S. Clay Avenue from B4 (Planned Commercial District) to B2 (Central Business
District).

The subject property is a 0.37-acre lot situated along South Clay Avenue, an area
characterized by a mix of residential and small-scale commercial uses. While currently
zoned B4, the dimensional requirements and development standards associated with that
district are geared toward larger, more intensive commercial sites. When applied to this
property, those standards significantly limit the buildable area and do not allow for a
practical or context-sensitive development solution.

We are proposing the development of a small-scale office building to be occupied by a
financial services firm. This use is inherently low-impact, with primarily appointment-
based traffic, limited daily trip generation, and minimal service or delivery activity. Hours of
operation will be consistent with typical business hours, and the use will not generate
noise, lighting, or other impacts that would adversely affect adjacent properties.

The requested B2 zoning designation is more appropriate for this site and aligns with the
existing character of the surrounding area. The B2 district is intended to accommodate
neighborhood-scale commercial uses and is better suited for smaller lots such as this. It
allows for a building scale, site layout, and overall intensity that is compatible with the
adjacent residential context and the established development pattern along South Clay
Avenue.

The proposed development will be designed to incorporate high-quality materials,
appropriate building scale, and enhanced landscaping to bring life to a property currently
sitting vacant. Parking will be sensitively integrated at the rear of site to minimize its visual
impact, and the overall design aims to contribute positively to the streetscape.

In addition to providing a professional office use that serves the local community, the
project represents a meaningful reinvestment in the property and will enhance the visual
quality and economic vitality of the area.



For these reasons, we respectfully request approval of the rezoning from B4 to B2. We
believe this change represents a logical and appropriate adjustment that allows for
reasonable use of the property while maintaining compatibility with the surrounding
neighborhood.

Thank you for your time and consideration.

Sincerely,

/

Matt Moore
FM Design Build



422 S Clay
Kirkwood MO 63122
Property Locator: 24M-42-0440

Legal Description

A tract of land in the Southwest 1/4 of Section 1, Township 44 North, Range 5 East, St. Louis
County, Missouri, being more particularly described as follows:

Beginning at a point on the eastern line of Clay Avenue (60 feet wide) at the northeastern
corner of property conveyed to Charles E. Mayberry and wife, as recorded in Book 1762
Page 515 of the St. Louis County Records;

thence eastwardly along the northern line of said Mayberry property a distance of 270 feet
to the northeastern corner thereof, said point being also on the western line of property
conveyed to Dale J. Notestine, et al., as recorded in Book 4519 Page 487;

thence northwardly along the western line of said Notestine property and along the western
line of property conveyed to Richard E. Holekamp, et al., as recorded in Book 3958 Page
286, a distance of 60 feet to the southeastern corner of property conveyed to Julius W.
Weber, as recorded in Book 239 Page 207;

thence westwardly along the southern line of said Weber property a distance of 270 feet to
a point on the eastern line of Clay Avenue;

thence southwardly along said eastern line of Clay Avenue a distance of 60 feet to the point
of beginning.



BOUNDARY RETRACEMENT AND IMPROVEMENT SURVEY

I.P.=IRON PIPE |.R.=IRON ROD (S)=SURVEYED (R)=RECORD
NR=NON-RADIAL P.B.=PLAT BOOK PG.=PAGE D.B.=DEED BOOK N/F=NOW

OR FORMERLY C/L=CENTERLINE S.F.=SQUARE FEET CONC=CONCRETE
R.O.W.=RIGHT-OF-WAY B.M.=BENCH MARK ESMT.=EASEMENT
ELE=ELEVATION BLD=BUILDING FFE=FINISHED FLOOR ELE FL=FLOWLINE

A TRACT OF LAND IN THE SOUTHWEST 1/4 OF SECTION 1, TOWNSHIP 44 NORTH, RANGE 5 EAST SURVEY MARKERS

FOUND/ SET SEMI-PERMANENT
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A TRACT OF LAND IN THE SOUTHWEST 1/4 OF SECTION 1, TOWNSHIP 44 NORTH, RANGE 5 EAST, AND BEING MORE

PARTICULARLY DESCRIBED AS FOLLOWS: BEGINNING AT A POINT ON THE EASTERN LINE OF CLAY AVENUE 60 FEET WIDE t FOUND/ SET ANCHOR

AT THE NORTHEASTERN CORNER OF PROPERTY CONVEYED TO CHARLES E. MAYBERRY AND WIFE; INSTRUMENT

RECORDED IN BOOK 1762 PAGE 515 OF THE ST. LOUIS COUNTY RECORDS; THENCE EASTWARDLY ALONG THE NORTHERN

LINE OF SAID MAYBERRY PROPERTY, A DISTANCE OF 270 FEET TO THE NORTHEASTERN CORNER THEREOF, SAID CORNER LEGEND

BEING ALSO A POINT IN THE WESTERN LINE OF PROPERTY CONVEYED TO DALE J. NOTESTINE, ETAL, BY INSTRUMENT - 5 CHAIN FENCE BOUNDARY LINE

RECORDED IN BOOK 4519 PAGE 487 OF THE ST. LOUIS COUNTY RECORDS: THENCE NORTHWERDLY ALONG THE WESTERN WOODNVINYL/

LINE OF SAID PROPERTY CONVEYED TO NOTOSTINE, ETAL, AND ALONG THE WESTERN LINE OF PROPERTY CONVOYED TO — —— —— EASEMENTLINE o METAL FENCE

RICHARD E. HOLEKAMP, ETAL, BY INSTRUMENT RECORDED IN BOOK 3958 PAGE 286 OF THE ST. LOUTS COUNTY RECORDS; — — — — SETBACKLINE — X —— WIRE FENCE

A DISTANCE OF 60 FEET TO THE SOUTHEASTERN CORNER OF PROPERTY CONVEYED TO JULLUS W. WOBOR BY PARCEL LINE —  BUILDING

INSTRUMENT RECORDED IN BOOK 239 PAGE 207 OF THE ST. LOUIS COUNTY RECORDS; THENCE WESTWARDLY ALONG THE FOOTPRINT

SOUTHERN LINE OF SAID WEBER PROPERTY. A DISTANCE OF 270 FEET TO A POINT ON THE EASTERN LINE OF SAID CLAY — - —— CENTERLINE
AVENUE 60 FEET WIDE; THENCE SOUTHWARDLY‘ALONG THE EASTERN LINE OF SAID CLAY AVENUE, A DISTANCE OF 60
FEET TO THE POINT OF BEGINNING.
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MEMORANDUM

TO: P&7Z COMMISSION
FROM: AMY LOWRY, PLANNER II

SUBJECT: ZAM-02-2026 — STAFF-INITIATED TEXT
AMENDMENT ON STREET FRONTAGE

OCCUPATION AND OTHER ZONING CODE WHERE COMMUNITY AND SPIRIT MEET ©
CLARIFICATIONS

DATE: MAY 20, 2026

CC: JONATHAN D. RAICHE, PLANNING & DEVELOPMENT SERVICES DIRECTOR

LAUREN HOERR, PLANNER I
JACQUELINE K. GRAVES, CITY ATTORNEY

Background
As City staff applies and interprets the 2021 Zoning and Subdivision Code, we discover needed corrections

or clarifications to improve Code usage. The requested changes are divided into clerical and substantive,
including an amendment of the calculation of Street Frontage Occupation in the Downtown Mater Plan
Study Area.

Code Corrections/Clarifications
1. In Section 25-36 (0), revise item (1) to include preschools in the minimum 2 acre lot size requirement
as follows:

(o) Educational institution (preschool and K-12).
(1) For preschools, kindergarten, and elementary schools, the minimum lot area shall be two acres
plus one additional acre per 100 students over 200 students.
(2) For middle schools, the minimum lot area shall be 10 acres plus one acre per 100 students.
(3) For senior high schools, the minimum lot area shall be 15 acres plus one acre per 100 students

2. In Section 25-47, Table 47-1, remove “or paved patio” from the second row of Table 47-1 and make it
its own row that cross-references Section 25-45(y). This is inconsistent with the intent and with Section
25-45(y) which allows patios in setbacks subject to a two-foot minimum setback.

Table 47-1
Permitted Encroachments in Residential Districts

Maximum Allowed Encroachment!

Encroaching Feature Front Yard Side Yard Rear Yard
Cantilevered interior space, such as bay |24 inches® 36 inches
windows, no more than 16 feet in width

Unenclosed porch or deck not more than 1|10 feet 10 feet
story in height erpaved-patie

Unenclosed paved patio that does not extend | Minimum of 2 feet | Minimum of 2 feet | Minimum of 2 feet
more than three feet above grade (See § 25- | from property line  |from property line |from property line

45(y))




3. Revise Figure 48-B to show that front yard setbacks for homes on both sides of a property next to an
adjacent lot should be included in the averaging calculation. The current figure only averages 3
properties to the right but should also include the one additional property to the left in the averaging.
The caption of the figure will also need to be revised to reference (A+B+C+D)

Esisling House

Vazant Lot Subjact Lol o i Exisling Houss

|

Right-al- Way

|

Subject Lot Existing House

Existing House
Existing Houss

- om S

le—— 1 ——

Right-of-Way
Figure 48-B
Ilustration of the averaging of front yard setbacks where the subject lot is adjacent
to a street or vacant lot. In this the first example, the front yard setback for the
subject lot will equal (A+B+C+D) divided by three four. In the second example, the
front yard setback for the subject lot will equal (A+B+C) divided by three.

4. In Section 25-48(c)(2), Figures 48-E, 48-F, and 48-G, change figure titles that read “Area To Be
Included In Floor Area Ratio” to “Area To Be Included In Floor Area Computation™.



Code Revisions

5. InSection 25-19(b), add the ability for the Planning & Development Services Director to process minor
projects through building permit rather than Minor Site Plan review. This will reflect the same ability
as in Special Use Permit review under 25-20(b)(2) which reads:

25-20(b)(2) This section shall also apply to any proposed change, modification, enlargement, or
alteration of an approved special use, or the site development conditions, or operations of an
approved special use unless the Director of Public Services determines that the alteration is minor
in nature, in which case, the alteration can be reviewed through the building permit application.

Add statement to 25-19(b)

25-19(b) Applicability and review authority.

(1) Unless specifically exempted in § 25-19(c), no construction or expansion of a building or
structure, or use of land, buildings, or structures, shall be permitted without the review and
approval of a site plan pursuant to this section.

(2) Minor site plan review applicability.

(i) The Director of Public Services shall be responsible for reviewing and making a decision
on site plan review applications for any application where the proposed use, building, or
structure is permitted or permitted with standards as established in § 25-35 unless the
application contains a simultaneous application for alternative equivalency review or site
plan modifications, in which case the site plan shall be subject to major site plan review.

(i1) If the Director of Public Services determines that the alteration is minor in nature, the
alteration can be reviewed through the building permit application.

G (iii) The Director of Public Services shall have the authority to forward a minor site
plan review application to the Planning and Zoning Commission and City Council for
review as a major site plan if the Director of Public Services finds:

a. That the proposed use or development could potentially create significant impacts on
an adjacent property based on the intensity or proximity of the proposed use or
development; or

b. There is difficulty in interpreting the application of a standard or regulation as it
pertains to the subject site.

GiH(iv) Any site plan review application that includes a request for alternative equivalency
review pursuant to § 25-22 and/or site plan modification pursuant to § 25-19(g) shall be
reviewed as a major site plan review.

6. In Section 25-44, Table 44-1 and Section 25-45(r), revise to add playsets and playground as permitted
with standards in all districts when associated with a school, church, daycare, or similar facility. In
Section 25-104: revise definition of Park or Playground to delete “Publicly Owned”.

Table 44-1
Permitted Accessory Uses and Structures

Use Type Key

P = Permitted Use

PS = Permitted Use with Standards
S = Special Use

B-2, Yards
B-3, Downtown Permitted
R-1, R- R-5, R-6, B-4, Master F = Front Use-Specific
2, R-3 R-7,0orR- B-5, Plan Study F- S =Side Standards in
Use Category or R4 MM B-1 orl-1 Area 1 R=Rear Section:
Playsets  and PS PS PS PS PS PS SorR § 25-45(r)

Playgrounds


https://ecode360.com/37227288

25-45(r) Playsets and Playgrounds.

(1) If a playset has more than 120 square feet of enelosed platform and/or roof play area, the use

shall be reviewed in the same manner as a detached storage/utility shed, gazebo, pool house,
greenhouse, and other similar building.

(2) Any playset with an enclosed area of less than 120 square feet shall be permitted in the side or

rear yard provided that the playset is set back a minimum of 5 feet from the side and rear lot

lines. For corner lots, these smaller playsets may be permitted in the front yard of the secondary

street frontage, provided that the playset is set back a minimum of +0 5 feet from the lot line.

letline: See Figure 42-B for an illustration of the location of the applicable front yards.

(3) In all districts unless otherwise restricted through the special use permit or major site plan
review process, a playset or playground associated with a school, church, daycare, multifamily
development, or similar facility is permitted in all yards provided that all playsets are set back
a minimum of 5 feet from all property lines.

25-104: PARK OR PLAYGROUND (PUBHCEY-OWNED)
An outdoor area designed for unorganized recreation play. Playgrounds may consist of open space
or informal play areas containing equipment such as swings, jungle gyms, seesaws, merry-go-
rounds, backstops, goals, etc. Areas designed specifically for organized athletic events or
containing buildings, bleachers, paved surfaces, field lights, or outdoor speakers are not included
within the definition of "park or playground."

Revise Section 25-64(b) on location of parking spaces and driveways for single and two family
residences. Revise Table 64-1 for clarification.

(b) Location.
(1) Except as otherwise expressly provided in Article V, Accessory Uses and Structures, all
required off-street parking, loading, and vehicle waiting spaces shall be located on the same lot
as the principal use.
(2) All vehicular use areas, other than the permitted drive entrances, shall be located a minimum
of 10 feet from any street right-of-way line, unless otherwise specified below.
(3) Single-family residential districts, single-family dwellings, and two-family dwellings.
(1) For lots that contain a single-family dwelling or two-family dwelling, or in any single-
family residential district, no parking space or portion thereof shall be located within the
required front yard except as provided in § 25-64(b)(3)(ii), below. Parking areas are
permitted behind the front building line. In the case of multiple frontage lots, a minimum
5 -foot setback is required from any street frontage that is not considered as the primary.
(i) Single-family and two-family residential driveways shall meet the following requirements:
a. Driveways leading to a side/rear entry attached garage or a detached garage shall have
a minimum width of 10 feet and a maximum width of 13 feet for the portion of
driveway located in the required front yard.

b. The maximum width of a circle drive in the required front yard is 13 feet. Turnaround
areas allowed in this Code shall be prohibited where a circle drive is utilized.

¢. The maximum width of a driveway beyond the property line leading to a front entry
garage without side or rear yard parking is seven feet multiplied by the number of
passenger vehicle spaces in the garage or carport plus an additional six feet. For
purposes of this measurement the following shall apply:



Table 64-1
DBriveway-Measurements Determination of Number of Passenger Vehicle Spaces

] - Opening Width (feet
Total Garage Opening Width (feet) Number of Passenger Vehicle Spaces™
4 Less than 14 Leccthan-44 1
2 Greater than or equal to 14 and less than 21 | Greaterthan-orequalto14-andess-than24 2
3 Greater than or equal to 21 and less than 28 | Greaterthan-orequalto-2t-andless-than28 3

* 1 passenger vehicle space shall be added for every 7 feet of additional garage opening width

8. Revise Sections 25-42(j) and 25-45(w) on Use-Specific Standards for Swimming pools (outdoors) to
allow in-ground pools to be closer than 10 feet without having to meet the principal structure setbacks
and to measure said setbacks to the water’s edge of the pool.

25-42(j) Setback and location requirements.

(1) Unless otherwise stated in this section, all accessory uses and structures shall be set back a
minimum of five feet from all lot lines.

(2) Any accessory structure that has a wall or facade length of 25 feet or more, regardless of the
presence of architectural features or facade offsets, shall maintain a minimum side and rear
yard setback equal to the side setback required for principal structures in the applicable zoning
district. See Figure 42-A. Accessory dwelling units shall be subject to the setback standards in
§ 25-45(b), regardless of facade length. This section shall not apply to in-ground swimming
pools.

(3) Additional setbacks may be required from the principal building, adjacent structures, or streets
based on the applicable building or fire code regulations.

(4) Detached accessory structures shall be separated from the principal building by a minimum of
10 feet unless a reduced setback is permissible by the applicable building and fire codes.

(5) Ifthe separation of the accessory and main structure is less than 10 feet, the accessory structure
shall conform to the same yard requirements as the principal building. This section shall not
apply to in-ground swimming pools.

25-45(w) Swimming pools (outdoors).

(1) A swimming pool shall be intended-and used solely by the occupants and guests of the principal
use of the property on which it is located.

(2) Measurement of setbacks for a swimming pool shall start from the water’s edge.

(23) Aboveground swimming pools shall meet the setback requirements of the principal building
on the lot, as established in §§ 25-48 and 25-49, as applicable. Aboveground swimming pools
shall be defined as any pool where the waterline is above grade and requires walls or a support
system to contain the water.

(34) In-ground swimming pools where the waterline is below grade shall comply with the accessory

use setbacks established in § 25-42(j) this-section;-however-said-pools-shall-not-berequired-to
. . : :

2o-beein-lephoss e,
(4-5) Any patio, deck, or other surface around a swimming pool shall be subject to the applicable
standards for such patio, terrace, deck or other structure established in this section

9. In Section 25-59(e) on landscaping standards for accessory structures and trash enclosures: add
stipulations as requested by Kirkwood Electric on transformers and on requiring landscaping where it
is unlikely to thrive.



(1) All accessory structures and/or mechanical equipment visible from the right-of-way or a public
access aisle shall be required to be landscaped around their respective footprints with a continuous
screen of Type C evergreen shrubs, except that the opening side of mechanical equipment may be
landscaped with ornamental grasses to provide access.

(2) All exterior trash areas shall be enclosed in accordance with § 25-53 and, if visible from the right-
of-way or a public access aisle, shall be required to be surrounded by landscaping on three sides
consisting of a continuous combination of Type A, B, and C deciduous and/or evergreen shrubs,
except where adjacent to a building facade or required fence.

10. In Section 25-46(1) on measurement of street frontage occupation: add revision to allow for maximum
building setback of 5 feet from side property line.

(1) Street frontage occupation. When calculating the percentage of the street frontage occupied by a
structure, any portion of the structure that is in compliance with the maximum front yard area
requirement for the applicable district shall be included. See Figure 46-F.

(M

2

The street frontage occupation requirement shall be adjusted to allow compliance with all
setback, landscape buffering, and similar requirements. When such requirements create a street
frontage occupation percentage less than what is required in § 25-50(e), the required frontage
occupation shall be the maximum percentage after deducting all other requirements. For
properties that do not require a side yard structure setback, a maximum deduction of 5 feet
from the street frontage occupation shall be allowed on each property line.

If the requirements below do not allow for a driving lane for vehicle access to a portion of the
subject property behind the structure, the minimum street frontage occupation requirement
shall be adjusted as follows:

(+1) Properties that have frontage on only one street and/or public alleyway shall be permitted
a twenty-two-foot-wide driving lanes;.

(2ii)Properties that have frontage on two or more streets and/or public alleyways shall be
permitted either a single twenty-two-foot-wide driving lane on one frontage or a twelve-
and-five-tenths-foot-wide (twenty-two-foot-wide if designated for access by the Fire
Department) driving lane on two frontages to allow a dedicated one-way entrance and
dedicated one-way exit.



