
A digital copy of the packet for this meeting may be accessed by clicking on the event for this meeting on the
City’s website calendar at the following link: https://www.kirkwoodmo.org/government/city-council/meetings-calendar.

Planning & Zoning Commission
Agenda

Wednesday, June 5, 2024, 7:00 p.m.
Kirkwood City Hall

139 S. Kirkwood Road
Kirkwood, MO 63122

Posted May 31, 2024

I. ROLL CALL

II. APPROVAL OF THE MAY 15, 2024 MEETING MINUTES

III. UNFINISHED BUSINESS
None.

IV. NEW BUSINESS
1. PZ-03-25  SPECIAL USE PERMIT FOR OUTDOOR DINING – 436 N. KIRKWOOD RD

Submitted: 05-17-24; Automatic Recommendation Date: 09-16-24
Petitioner: Kye Pietoso, Napoli Brothers LLC
Petitioner’s Agent: Paul Fusz, CBRE
Opportunity for Public Comment

2. PZ-04-25  MAJOR SITE PLAN PARTIAL AMENDMENT – GREENBRIAR HILLS 
COUNTRY CLUB, 12665 BIG BEND BLVD
Submitted:  5-30-24  Automatic Recommendation Date:  09-27-2024
Petitioner: John Matthew Lacefield, Greenbriar Hills Country Club
Opportunity for Public Comment

V.  COMMISSION/STAFF (INTERNAL) ITEMS
1. Development Project Update

VI. PLANNING AND ZONING SCHEDULE:
1. July 17, 2024 – 7:00 p.m.

Staff Liaison:   Jonathan Raiche; Phone: (314) 984-5926; email: RaicheJD@kirkwoodmo.org

Kirkwood Planning and Zoning Commission:  Chairman Jim Adkins, Commissioners David 
Eagleton, Ron Evens, Tom Feiner, Sandy Washington, Mary Lee Salzer-Lutz, Darrell Scott, Allen 
Klippel, and Karen Coulson.

Accommodation:  The City of Kirkwood is interested in effective communication for all persons. Persons requiring an 
accommodation to attend and participate in the meeting should contact the City Clerk at 314-822-5802 at least 48 
hours before the meeting. With advance notice of seven calendar days, the City of Kirkwood will provide interpreter 
services at public meetings for languages other than English and for the hearing impaired. Upon request, the minutes 
from this meeting can be made available in an alternate format, such as CD, by calling 314-822-5802.

https://www.kirkwoodmo.org/government/city-council/meetings-calendar
mailto:RaicheJD@kirkwoodmo.org


CITY OF KIRKWOOD
PLANNING AND ZONING COMMISSION

MEETING MINUTES
May 15, 2024

Members Present Members Absent
David Eagleton, Secretary/Treasurer Jim Adkins, Chair 
Karen Coulson Tom Feiner, Vice-Chair 
Ron Evens
Allen Klippel
Mary Lee Salzer-Lutz
Darrell Scott
Sandy Washington

Pursuant to notice of meeting duly given, the Planning and Zoning Commission 
convened on Wednesday, May 15, 2024 at 7:00 p.m. in the City Council Chambers. 
Planning and Development Services Director Jonathan Raiche and Planner II Amy 
Lowry attended the meeting. 

1. Serving as Acting Chair, Secretary/Treasurer David Eagleton called the meeting 
to order at 7 p.m. He announced that Chair Adkins and Vice Chair Feiner were 
absent and their absences were excused. 

2. A motion to approve the May 15, 2024 minutes was made by Commissioner 
Coulson and seconded by Commissioner Scott. The minutes were approved by a 
vote of 5-0, with Commissioner Salzer-Lutz and Washington abstaining. 

3. PZ-01-24 ZONING MAP AMENDMENT (B-4 TO B-2) – 119 W. WOODBINE AVE.
Presentation: Ms. Lowry summarized the application for the Commission. 
The subject lot is south of the Woodbine Center, north of Concordia Lutheran 
Church, east of the Kirkwood Manor Condos, and west of an office use 
(insurance agency). The 60-foot by 150-foot, 9000-square foot lot contains a 
single-family house built in 1922 that has been continuously used as a residence. 
The proposed use is a multifamily condominium development. The subcommittee 
consisting of Chair Adkins and Commissioner Eagleton met on site on May 6, 
2024. The subcommittee discussed the availability of the multifamily use under 
the B-2 zoning and the difference in setbacks between the current B-4 zoning 
and the proposed B-2. The subcommittee cited the inability under the current 
Zoning Code for the Planning and Zoning Commission/City Council to grant a 
modification with site plan review for the west side yard setback. The 
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subcommittee noted the consistency of the proposed zoning map amendment 
with the 2018 Downtown Master Plan Report, the Downtown Master Plan, and 
the Future Land Use Map.

Upon conclusion of Ms. Lowry’s presentation, Acting Chair Eagleton opened the 
floor to the Commissioner’s questions and comments. The Commission had no 
questions for either Ms. Lowry or the applicant. Acting Chair Eagleton read the 
results of the subcommittee report:

[INSERT REPORT]

RECOMMENDATION:
The Subcommittee recommends the Zoning Map amendment from B-4 to 
B-2 be approved after finding that the request met the review criteria for a 
zoning map amendment listed in Section 25-17(e) (1) of the Zoning Code.

Respectfully submitted by James Adkins and David Eagleton.

Motion to approve PZ-01-24 Zoning Map Amendment (B-4 to B-2) at 119 W. 
Woodbine Ave., as recommended in the subcommittee report, was made by 
Commissioner Klippel, and seconded by Commissioner Evens. Acting Chair 
Eagleton opened up the floor to discussion and questions from the Commission. 
Commissioner Klippel expressed his support for the map amendment as an 
improvement to the property. Acting Chair Eagleton called for a vote on the 
Motion. The seven members present unanimously approved the motion.

4. PZ-02-25  SPECIAL USE PERMIT FOR OUTDOOR DINING – 10935 
MANCHESTER RD., SUITE 200
Ms. Lowry presented the application to the Commission. The property is on north 
side of Manchester Road between Clay and Harrison Avenues and zoned B-3, 
Highway Business District. The building first floor is occupied by a dentist’s office. 
The second floor has been approved for occupancy for a new restaurant, Snarf’s 
Sandwich Shop. The previous use of the entire building on the property was a 
restaurant, Pi Pizza, but the former SUP for outdoor dining has expired. The 
applicant, Maty Aronson of Snarf’s Kirkwood LLC, has indicated that there would 
be up to 24 outdoor dining seats on the uncovered, raised deck of about 600 
square feet on the east side of the building. The days and hours of operation are 
proposed as 8 a.m. to 8 p.m. seven days a week. The applicant anticipates 15-20 
total employees, with 7 employees on the peak day shift and 4 employees on the 
evening shift. The applicant is also requesting outside entertainment in the form 
of speakers for the same hours of the restaurant. Because there is no physical 
expansion of the building and the deck seating is not covered by a roof, Ms. 
Lowry explained that no additional parking on site is required. Ms. Lowry referred 
the Commission to her memo recommending approval of the application for 24 
outdoor dining seats. 
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In response to Commissioner Klippel and Evens’ questions, it was determined 
that the previous restaurant tenant had no speakers and that the request here is 
for speakers only – no live entertainment. The applicant and Ms. Lowry clarified 
the issue of access to the deck for Commissioner Evens. In response to 
Commissioner Scott’s question regarding disturbing noise levels, Ms. Lowry 
referred to the County noise ordinance on decibel levels and the City’s nuisance 
code for resolution of complaints. She added that due to the background noise 
from Manchester Road, there would probably be no issue with the sound levels. 
Mr. Aronson confirmed that he is requesting 24 seats and that the speakers 
would be for ambient sound, but no live bands.

Acting Chair Eagleton called for public comment. There being none, a motion to 
approve PZ-02-25 Special Use Permit for Outdoor Dining at 10935 Manchester 
Rd., Suite 200 in accordance with Staff’s memo to the P&Z was made by 
Commissioner Salzer-Lutz and seconded by Commissioner Scott. Commissioner 
Evens made a motion to amend Condition 3 in Staff’s memo to add a statement 
that “This shall exclude live outdoor entertainment.” Commissioner Coulson 
seconded the motion and it passed unanimously by the seven members present. 
There being no further discussion on the original motion, Acting Chair Eagleton 
called for a vote on the approval of PZ-02-25 in accordance with Staff’s amended 
memo to the P&Z. The seven members present unanimously approved the 
motion. Commissioner Evens confirmed with Staff that if the restaurant opens 
before the SUP is approved by City Council, the restaurant could still have 12 
seats by right on the deck. 

5. COMMISSION STAFF INTERNAL ITEMS/DEVELOPMENT PROJECT UPDATES

Mr. Raiche provided the Commission with updates regarding the Accessory 
Dwelling Unit application at 740 N. Taylor Avenue that will have second reading 
before City Council on May 16 and the staff-initiated code text amendment on 
hours of operation for uses in the B-1 zoning district that will have a public hearing 
before the City Council also on May 16. With no further business, a motion was 
made by Commissioner Salzer-Lutz and seconded by Commissioner Coulson to 
adjourn at 7:27 p.m. The next Planning and Zoning meeting will take place on June 
5, 2024 at 7 p.m.

____________________________________
David Eagleton, Acting Chair

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

http://www.kirkwoodmo.org/




2 
 

1. A Special Use Permit for Outdoor Dining shall be approved for the property addressed as 436 N. 
Kirkwood Rd in the approximately 1000 square foot area at the east end of the public plaza that 
is under the existing building overhang.   

 
2. The days and hours of operation shall be permitted as follows: 

11:00 AM – 10:00 PM    Monday – Thursday 
11:00 AM – 11:00 PM    Friday, Saturday 
11:00 AM – 9:00 PM      Sunday 

 
3. Outside entertainment in the form of speakers shall be permitted as follows: 

11:00 AM – 10:00 PM    Monday – Thursday 
11:00 AM – 11:00 PM    Friday, Saturday 
11:00 AM – 9:00 PM      Sunday 

This shall exclude live outdoor entertainment. 
 

4. The approval of this Special Use Permit shall not authorize any person to unreasonably alter, 
increase, or redirect the surface water run off so as to cause harm to any person or property. 

 
5. The premises and improvements as approved by this Special Use Permit shall be in good working 

order and maintained in good repair at all times. 
 
6. The applicant, by accepting and acting under the Special Use Permit approval granted, accepts 

the approval subject to the reservations, restrictions, and conditions set forth in the Code of 
Ordinances and in this memorandum and agrees to comply with each provision subject to the 
penalties prescribed under Section 1-8 of the Code of Ordinances and subject to revocation of this 
approval in the event such provisions are not complied with. 
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