City of Olivette
Planning and Community Development Department
1140 Dielman Road
Olivette, MO 63132
(314) 993-0252 (Office)
www.olivettemo.com

DEPARTMENT MEMORANDUM
DATE:

MARCH 7, 2019

TO:

PLANNING AND COMMUNITY DESIGN COMMISSION

FROM:

CARLOS TREJO, AICP
DIRECTOR OF PLANNING AND COMMUNITY DEVELOPMENT

RE:

3 NANTUCKET LANE
PETITION FOR COMMUNITY DESIGN, SITE PLAN, & CONCEPT STORMWATER MANAGEMENT
PLAN REVIEW

PETITIONER
Wendy Steinbecker
Temple & Hentz

PROPERTY OWNER
John Judson

ENGINEER:
The Sterling Company

ARCHITECT
Link Architecture

Item introduced: March 7, 2019 Commission has sixty (60) days to act. No later than May 6, 2019
STAFF SUMMARY

1. Petition for a 2-story home with 2-car front-entry garage. Subject to Community Design, Site Plan and
Concept Stormwater Management Plan Review.
2. Zoning SR Single Family Residential District compliance: Subject property fails to meet the 150-ft lot depth,
(lot depth 130-ft), and thus requires Site Plan Review as noted under Section 400.220.
3. Stream Buffer. Stream buffer ordinance applies to this lot as there is a dotted blue line identified on the
USGS map on the adjacent property. A 75-ft easement is shown as the stream buffer and setback. No
improvements and minimal grading are proposed in this area.
4. Community Design Review. Materials. The Guidelines principle for ‘Materials’ notes “Street elevations
should consist of no less than 50% brick, stone, or similar masonry.” Staff finds less than 50% of brick on the
front elevation. Staff finds brick along the side elevations and a small portion of the rear. The Petitioner has
provided a response regarding the masonry/brick. 3D exterior building renderings have been provided.
5. Site Grading. From the street to the garage, the lot slopes from northwest to southeast. There is a driveway
adjacent to steep slopes that may present safety concerns for vehicles and passengers. Petitioner response
regarding the driveway and safety is noted within project report.
6. Stormwater Management Plan Review: One detention area is proposed in the rear of the property to fulfill
the rooftop detention requirement for a 15-year, 20-minute rain event. Stormwater review by the City’s thirdparty stormwater consultant has yet to be provided.
7. Stormwater Ponding. Staff has concern for ponding in areas near the garage and the home. As the lot
slopes towards the home, is grading enough to deter flooding from the home? Petitioner response is noted
within project report.
8. Stormwater Management Plan. Staff finds the improvements are at least 60-feet from the nearest downhill
home and stormwater is carried towards the stream.
9. Trees. Under Chapter 405 Subdivision Regulations, new homes within new subdivisions are required to
install landscaping as noted in Section 405.380 (Exhibit Two). This includes 1 street tree every 30 lineal feet
and 1 tree per 2,000 sf. (in addition to street trees). Condition of approval noted.
10. Should the Commission consider action on the petition, staff recommends the motion on the following page.
ATTACHMENTS:
•
•
•

Staff Report
Exterior 3D Building Renderings
Petitioner Response

•
•
•

Staff Review Letter (2/25/19,1/25/19)
Ownership Document
Petition Application
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Should the Commission consider action on the petition, the following motion is recommended:
Motion to approve the Petition for:
•
•
•

Community Design,
Site Plan, and
Concept Stormwater Management Plan Review

for a new single family home at 3 Nantucket Lane as presented in the Memorandum from the
Department of Planning and Community Development dated March 7, 2019, subject to any
staff conditions noted therein.
RECOMMENDED CONDITIONS FOR APPROVAL:
Should the Commission consider approving the petition as submitted, the following conditions are
recommended as part of any action:
1. Provide a mechanism to redirect stormwater from the garage and home.
2. At the time of application for a building permit, the Petitioner shall submit a final Stormwater Site
Improvement Plan for review. Final site improvements to include construction specifications for
Stormwater detention and grading plan. Fees shall be paid for required inspections by the City’s
Stormwater Consultant. Cost per inspection is $250. Additional inspections shall be conducted by
staff.
3. The top of foundation elevation be limited to no more than 622.33. Staff shall be provided an
opportunity to require additional grading changes to the site, including adjusting the proposed top
of foundation and placement of detention, as necessary to control/limit Stormwater runoff on the
site and to adjacent properties. Any revised changes in the field to provide revised plans while
building permits are active.
4. Building Permit Plans shall be in compliance with the Commission reviewed plans consisting of
architectural plans provided by Link Architecture with issue date of February 14, 2019, and site
improvement plans provided by The Sterling Company dated 01/31/19, subject to any required
modifications noted herein.
5. Verification of the proposed building setbacks, the location of the footing forms, and an estimation
of the overall residential building height based on the elevation of the footing forms are to be
provided by a registered surveyor of the State of Missouri to the Building Division before the pouring
of the building footings.
6. Any exposed portions of the foundation wall along Nantucket Lane and the site elevation along the
east and west in which the foundation wall exceeds a height of one foot (1’) above the approve
finished grade shall have an exterior finish cover equal to that of the overall exterior elevation finish.
Building plans submitted at the time of building permit application are to be reflective of this
condition.
Only a simple majority of the Commission is necessary to approve the Petition for Community Design, Site
Plan, and Concept Stormwater Management Plan Review.
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ZONING ANALYSIS
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COMMUNITY DESIGN REVIEW ANALYSIS
Massing. The appeal of Olivette has been the strength and character of our neighborhoods. The strength of these
neighborhoods lies in the architectural relationships between each home. When one home dominates another in
sheer size and shape, the character of the neighborhood is weakened.
The front Nantucket Lane contains a main house segment that is two-stories with a basement walkout connected by
a detached 2-car garage. The front Nantucket Lane elevation contains a break with the stone veneer on the lower
segment. The windows contain cement board trim. The garage is recessed from the main segment of the home.
The horizontal stained wood rainscreen provides a break in the front elevation.
The left side east elevation contains breaks with the use of stone veneer and board and batten cement siding on the
front east segment. The smooth cement board panel and large windows break the massing. The stained wood
rainscreen siding bordering the two sets of windows. Along with the windows and the rear deck break up the
remaining east elevation.
The right side west elevation contains a break from the garage projection. The horizontal stained wood rainscreen
and exit door break the house segment. The stone veneer on the front segment of the west elevation further creates
architectural interest.
The south rear elevation contains many projections from windows the connection of the garage, the deck, and the
various material uses. The 2nd story roof line breaks up the rear massing as well.

Roof. Your rooflines should not be the dominating architectural theme of your new home. Instead, the roof line can
be used to help your home harmonize with the roof patterns of the street without calling attention to itself. Many of
our neighborhoods have homes with shallow roof pitches. A new home with a steep roof pitch can really stand out. It
is the intent of the Commission to ensure that rooflines do not detract from the overall streetscape. The primary roof
pitch of the new home shall not be greater than twice the roof pitch of any adjacent home and shall not exceed a
10:12 pitch.
The proposed roof pitch is 10:12 for the primary. The garage roof pitch contains two different roof segments. The
garage contains an 8:12 pitch for the front roof side and a 4:12 for the rear roof side. and 4:12 for the secondary
pitch. The roof does not overshadow other properties. Staff believes the proposed roof of the new home complies
with the spirit and intent of the Guidelines.
Garages. Many of the original homes were constructed with a single car garage or carport aligned with the main
building plane or behind the front elevation. Understanding that the modern day family has at least two vehicles, the
design for indoor off-street parking should be sensitive to the fact that garages in Olivette are not necessarily the
dominate architectural feature of a building elevation and do not necessarily dominant the streetscape of a
neighborhood. Principles to Design By…Oversized garages, front entry garages and double width garage doors call
negative attention to a home. Even more so, a garage that projects beyond the main front building plane towards the
street centers attention on the garage and not the home. During the Community Design review, it is a priority of the
Commission to ensure that the garage is not the primary architectural feature of any elevation, and that the garage
does not detract from the general streetscape. Stagger garage doors away from the front building plane. Any
projection of a garage 15-feet or more beyond the main front building plane is discouraged.
The plans propose a 2-car recessed front-entry garage. The garage is setback rough 42-ft from the front of the home.
Each door contains its own bay. The door materials are aluminum. The garage is connected to the main portion of
the home with horizontal stained wood rainscreen passageway.

Elevation Articulation. A good home design pays equal attention to all four building elevations: the front, two sides
and rear. You don’t see the sides or back of your home from inside your house, but your neighbors DO! Remember
to address basic design on the sides and rear of your home. Good architectural design includes design features and
articulation – walls that include elements of architectural interest, not a blank wall.
The front Nantucket Lane elevation contains a break with the stone veneer on the lower segment. The windows
contain cement board trim. The garage is recessed from the main segment of the home. The horizontal stained
wood rainscreen provides additional architectural interest.
The left side east elevation features stone veneer and board and batten cement siding on the front east segment.
The stained wood rainscreen siding bordering the two sets of windows. There is smooth cement board panel
connecting the rear east segment to the front east segment of the home. Windows contain clad wood and cement
board trim.
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The right side west elevation contains the garage projection. The roof line of the garage creates a projection from the
west view. The horizontal stained wood rainscreen introduces a new material from the board and batten cement
siding. The stone veneer on the front segment of the west elevation further creates architectural interest.
The south rear elevation interest appears to come from the many projections and windows. There is smooth cement
board siding to break up the materials. Windows contain cement board trim There is stained wood rainscreen siding
as well.
Materials. To reflect the quality of our communities we expect building materials to be of the highest quality, reflecting
the material use and patterns of the neighborhood. We prefer to see and routinely favor an elegant, well-considered
palette of materials that reflects the proportion and use of materials used in the neighborhood.
The front Nantucket Lane elevation contains board and batten cement siding as the
main material on the front elevation. There is stone veneer on the lower half of the 1st
story. Staff finds the front elevation is not compliant with 50% masonry as noted in the
Guidelines. There is horizontal stained wood rainscreen connecting the garage to the
main house segment.
The left side east elevation primary materials are board and batten cement siding and
stone veneer on the lower portion of the 1st story front portion of the home. The stone
veneer wraps around to the side elevation. There is stained wood rainscreen siding
bordering two sets of windows. There is smooth cement board panel connecting the
rear east segment to the front east segment of the home.
The right side west elevation materials are board and batten cement siding and stone
veneer on the lower portion of the 1st story. The front elevation stone veneer wraps
around to the side elevation. The front segment of the home contains a stone veneer
at the mid of the 1st and 2nd story. The attached garage contains board and batten
cement siding.
The south rear elevation will feature board and batten cement siding as the main
material. There are some areas with exposed concrete. The stone veneer wraps

Site Grading & Top Of Foundation. Discourage increases in top of foundation heights 3-feet over existing. Any
slope in excess of 1:3 should be avoided. Encourage the use of retaining walls for excessive changes in grade
elevations. Limit the slope of a driveway entry. Redirect stormwater away from adjacent improved areas.
The driveway identified on the civil site plan produced by The Sterling Company dated 1/31/19, depicts a driveway
roughly 93-ft from the west property line. The site plan provided by Link Architecture dated 2-15-19, contains a
driveway roughly 50-ft from the east side property line. The driveways on the plans need to be delineated
consistently as noted in Exhibit Two.
The northeast corner is the highest point on the site. The lot generally slopes from north to southeast. There are
retaining walls on the site to increase positive drainage around the home and improvements. Staff has concerns
with ponding near the garage and to the east of the home.
Could there be an inlet or grate to better protect the home from stormwater?
Staff expresses concern for the curviness, slope, and narrowness of the driveway.
By code, the minimum width of a driveway is 10-ft. Staff scales the plans as less than 10-ft.
The driveway from street towards the home seems a bit windy (bendy). With the proposed slopes, and the drop
down the hill to the east, this seems like a potential safety issue, especially in the season of winter.
What are mechanisms to increase safety for vehicles and their passengers?
The driveway identified on the civil site plan produced by The Sterling Company dated 1/31/19, depicts a driveway
roughly 93-ft from the west property line. The site plan provided by Link Architecture dated 2-15-19, contains a
driveway roughly 50-ft from the east side property line. The driveways on the plans need to be delineated
consistently as noted in Exhibit Two.
Staff finds the top of foundation and grading consistent with the preliminary plat data.
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Tree Preservation. One of the many unique qualities of Olivette’s neighborhoods and streets is the variety of mature
trees and their spanning canopies arching over streets and yards. Trees add value to property and are an essential
element in preserving a neighborhood’s overall character. Unhealthy trees detract from the value of property and
pose a public hazard.
New home on lots in recently created subdivisions need to provide landscaping in conformance with Section
405.308. The plans should indicate how the site conforms with Section 405.380 Landscaping.
The architectural site plan indicates 3 new trees and several other trees to remain.
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CONCEPT STORMWATER MANAGEMENT ANALYSIS
Stream Buffer Setback
The lot partially contains a stream buffer setback area. The site plan indicates a 75-ft building setback from the
stream identified on the lot to the east. No grading or impervious surface areas are proposed within the 75-ft
setback on the lot.
Design
One underground stormwater storage detention area is proposed in the rear yard. All the downspouts shall enter
one system in the rear yard. The capacity for the detention area is designed for the full roof area for a 15-year, 20minute rain event.
Impact on the Subject Lot
The concern is for the drainage from the lot to the west and north this site. There is a retaining wall reduces the
velocity of stormwater sheet flow towards the garage and home. The bottom of the wall is as low as 622.3. The
Top of foundation is set at 622.33. Staff has concerns for stormwater ponding in this area. Staff notes a driveway
grate inlet may be able to reroute stormwater in this area.
The rear detention is proposed to be roughly 46-ft downhill from the southeast portion of the home.
The location of the proposed sump pump discharge is unknown.

3 Nantucket

Would a grate or inlet
reduce the potential
for ponding in this
area?
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Impact on Adjacent Lots
There is a single-family lot with a home and a pool to the south of the subject lot. Only the pool appears to be
directly south of the proposed home and improvements. Staff superimposed 51-ft wide pool improvements to the
rear of the southern neighboring home delineated on the site plan. There appears to be a swale along the property
line heading east, to carry water around this improved area

Site plan with neighboring pool superimposed
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CODE REFERENCE
STREAM BUFFER
Chapter 420 Stream Buffer Protection Regulations
Section 420.060 Land Development Regulations
A. Buffer And Setback Requirements. All land development activity subject to this Chapter shall meet the
following requirements:
1.

For streams depicted as a solid blue line on the U.S.G.S. map, an undisturbed natural vegetative buffer
shall be maintained for fifty (50) feet, measured horizontally, on both banks (as applicable) of the stream
as measured from the top of the stream bank. For all other streams subject to this Chapter, an
undisturbed natural vegetative buffer shall be maintained for twenty-five (25) feet, measured horizontally,
on both banks (as applicable) of the stream as measured from the top of the stream bank.

2.

An additional setback shall be maintained for twenty-five (25) feet, measured horizontally, beyond the
undisturbed natural vegetative buffer, in which all impervious cover shall be prohibited. Grading, filling
and earthmoving shall be minimized within the setback.

3.

No septic tanks or septic tank drain fields shall be permitted within the buffer or the setback.

Section 420.040 Definitions
The following words, terms and phrases, when used in this Chapter, shall have the meanings ascribed in this
Section.
BUFFER
With respect to a stream, a natural or enhanced vegetated area (established by Section 420.060(A)(1) below)
lying adjacent to the stream.
SETBACK
With respect to a stream, the area established by Section 420.060(A)(2) extending beyond any buffer
applicable to the stream.
STREAM
Any stream, beginning at:
1.

All natural watercourses depicted by a solid or dashed blue line on the most current United States Geological
Survey (U.S.G.S.) 7.5 Minute Series (Topographic) Maps for Missouri; or

2.

A point in the stream channel with a drainage area of twenty-five (25) acres or more.
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AERIAL
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3 Nantucket Lane Email Response from Petitioner (March 2, 2019)
Staff: Materials & Building Design. A majority of the proposed materials is board and batten cement. The architectural
plans may need additional visual aids to help the Commission understand the design and the look of the finished
product. Staff is noting for the architect to be in attendance to discuss the design with the Commission. Please forward
any colored renderings, similar design homes, or materials that would assist in visualizing the building.
Response I am submitting with this email two renderings that will help to show the look of the house and the relationship
between the siding and the stone. I am also attaching photos of similar houses. I will bring stone samples and siding
samples to the meeting on the 7th.
Staff: Materials. The Guidelines principle for ‘Materials’ notes “Street elevations should consist of no less than 50% brick,
stone, or similar masonry.” Staff finds less than 50% of brick on the front elevation.
Response: The street elevation has 610 s.f. of wall, of which 215 s.f. is stone. While this is 90 s.f. short of 50%, there is an
additional 394 s.f. of stone on the side facades adjacent to the street face. We felt it is better to wrap the stone around
both sides in lieu of just putting 50% on the front. The stone is wrapped around the side also to help accentuate the main
entry.
Staff: Driveway needs at least 10-ft in width. Response: The attached plan shows the 10' dimension on the drive.
Staff: Driveway & Slope. There are significant slopes and bends within the driveway. Also the driveway is narrow. The
proposed driveway may appear like a safety concern for vehicle operators and passengers. How can this driveway
produce a safety off-street parking area?
Response: I feel that the drive way and large turnaround area in front of the garage provide ample off street parking and
the layout is typical of houses in the area that do not have a circle drive.
Staff: Grading & Ponding. Staff has concern for ponding in areas near the garage and to the east of the home. What
other mechanisms in addition to the proposed grading may reduce the potential for ponding near the home? Grate inlet
that redirects stormwater from driveway to the sides or rear?
Response: There is a consistent 2% slope across the driveway and entry area which increases to a 6% slope as the water is
directed around the front corner. This situation as designed by the civil engineer should not lead to ponding and there is
no central area where an inlet would significantly reduce the volume of sheet flow because the sheet flow occurs across a
large evenly sloped area.

