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

DEPARTMENT MEMORANDUM
DATE

APRIL 4, 2019

TO

MEMBERS OF THE PLANNING AND COMMUNITY DESIGN COMMISSION

FROM

CARLOS TREJO, AICP
DIRECTOR OF PLANNING AND COMMUNITY DEVELOPMENT

RE:

DENSITY CHANGES TO THE “AR” ATTACHED SINGLE FAMILY RESIDENTIAL DISTRICT
Item first discussed: November 15, 2018

REPORT SUMMARY

1) Attached to this Summary cover are the following:
a. Revised draft for the “AR” Attached Single Family Residential District.
b. December 6, 2018, staff report along with the attached documents distributed.
2) Goal of updating the AR District:
a. Allow for a tiered density system to encourage and diversify the City’s housing options. Initial
proposal as follows:
Development Area:
160,000 sf. or less

Maximum Nos. of
Dwelling Units per acre
4 units

160,000 sf. up to 240,00 sf.

8 units

Over 240,000 sf.

16 units

The proposed amendment would maintain intact the current ordinance conditions for
developments consisting of an area of 160,000 square foot or less (roughly 3.7 acres). On
developments exceeding 160,000 square feet, a new tiered system would be introduced for
increasing density.
b. Other changes include increasing the building height, reducing the allow unit area (square
footage of a unit), allowing increased site coverage, and providing an opportunity for
nonresidential uses.
3) This amendment was discussed at the last Commission meeting on December 6, 2018, in which
there were questions to the term “cluster” under Section 400.360 and “landscaped yard” under
Section 400.370.E.
4) A revised purpose and intent has been incorporated. Additional changes include revisions to the
house type options so as to be more reflective of industry terms, and to utilize Chapter 428
Community Design – Olive Boulevard corridor, as a basis for the site design, building materials and
design, and landscaping.
SUGGESTED MOTION: This is a staff-initiated amendment. It is up to the Commission to consider
acting on the text amendment. If a motion is considered, the following is recommended:
Motion to amend the AR District as presented in the Memorandum from the Department of
Planning and Community Development dated December 6, 2018, subject to any staff
conditions noted herein, and recommend the City Council consider an adopting and
ordinance reflecting the motion to amend.
The Commission may consider any additional amendments following the motion to approve. Only a
simple majority of the Commission is necessary to forward a recommendation to the City Council.
ATTACHMENTS:



Revised Draft, dated 2018 12-20
Staff report dated, 2018 12-06
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Section 400.340
The purpose of the “AR” District is to provide an opportunity for medium density housing in areas located
along state highways.
The intent of the “AR” District is to:
1. Further the vision and goals of the Olivette Strategic Plan.
2. Provide alternative housing options.
3. Encourage quality building and site design.

Section 400.350 Authorized Development Locations.
A. The sites to which these regulations may be applied are limited to sites that meet the following location
and area standards:
1. Sites abutting Warson Road north of Olive Boulevard, Delmar Boulevard and Olive
Boulevard.
2. Minimum site area: Three (3) acres.
3. Minimum site width: One hundred fifty (150) feet.
4. Minimum site depth: One hundred fifty (150) feet.
Section 400.360 Permitted Uses.
A. The following are permitted uses in the "AR" District:
1. Attached single-family dwellings consisting of horizontally side-by-side units. Each unit
shall contain their own individual ground level entrance and enclosed garage.
2. Townhouses and rowhouses that contain three or more dwelling units that are connected
side by side in a horizontal row. Each unit shall have their own individual entrances, and
can appear to be one single building or several distinct structures.
3. Stacked townhouses not exceeding 12-units per structure. Stacked townhouse is a
housing type that looks like a townhouse, but has upper and lower units rather than a
single unit that covers the first and second floors. Units are typically reached by a
common entrance and stairway that provide access to each building level.
4. Private parks, open space and recreation facilities owned and maintained in common by
the residents of a subdivision or condominium.
5. Accessory structures and uses in accordance with the provisions of Article XVI.
6. Churches and synagogues.
Section 400.370 General Development Standards.
A. Bulk and Density Regulations
1. Maximum Height: Forty-five (45) feet.
2. Minimum dwelling unit floor area: One thousand eight hundred (1,800) square feet.
3. Minimum units per acre: Four (4) units.
4. Maximum site coverage: Seventy-five percent (75%) coverage by buildings, driveways,
patios, and parking areas.
B. Yard and Setback Requirements
1. Maximum Height: Forty-five (45) feet.
2. Minimum dwelling unit floor area: One thousand eight hundred (1,800) square feet.
3. Minimum units per acre: Four (4) units.
4. Maximum site coverage: Seventy-five percent (75%) coverage by buildings, driveways,
patios, and parking areas.
5.
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Section 400.380 Parking.
A. The following shall be minimum parking standards required for various uses in the AR District
1. Attached single-family dwellings consisting of horizontally side-by-side units shall provide
a minimum 2-car attached garage per unit.
2. Townhouses and rowhouses that contain three or more dwelling units that are connected
side by side in a horizontal row shall provide a minimum 2-car attached garage per unit.
3. Stacked townhouses not exceeding 12-units per structure shall provide 50% of the
required parking in either a partially or fully enclosed garage structure.
4. All other uses two (2) vehicle minimum.

Section 400.390 Parking.
B. The following shall be minimum parking standards required for various uses in the AR District
1. Attached single-family dwellings consisting of horizontally side-by-side units shall provide
a minimum 2-car attached garage per unit.
2. Townhouses and rowhouses that contain three or more dwelling units that are connected
side by side in a horizontal row shall provide a minimum 2-car attached garage per unit.
3. Stacked townhouses not exceeding 12-units per structure shall provide 50% of the
required parking in either a partially or fully enclosed garage structure.
4. All other uses two (2) vehicle minimum.
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ARTICLE V "AR" Attached Single-Family Residential District

THE WHY AND GOAL.
Section 400.340 Intent and Purpose.
Current Language:
The "AR" District is intended to provide a voluntary, alternate procedure for the development of areas
located along major roads at a density which will encourage excellence of building and site design
and the quality of construction materials, including designs which reflect the surrounding
neighborhood; the use of underground parking; decreased building and pavement site coverage and
increased yard setbacks; high-quality landscape planting with proper irrigation and intense planting
and retention of mature plant materials; and the provision of additional significant amenities.
REVISED LANGUAGE: (highlighted areas represent specific wording from the paragraph above)
The purpose of the “AR” District is to provide an opportunity for medium density housing

in areas

located along major roads.
The intent of the “AR” District is to:
4. Further the vision and goals of the Olivette Strategic Plan.
5. Provide alternative housing options.
6. Encourage quality building and site design.

Section 400.350 Authorized Locations.
The sites to which these regulations may be applied are limited to sites abutting Warson Road north of
Olive Boulevard, Delmar Boulevard and Olive Boulevard.
Section 400.360 Permitted Uses.
A. The following are permitted uses in the "PASF" District:
1. Detached single-family dwellings. (remove this section, contrary to Purpose and Intent)
2. Attached single-family dwellings consisting of horizontally side-by-side units. Each unit
shall contain their own individual ground level entrance and enclosed garage.
3. Townhouses and rowhouses that contain three or more dwelling units that are connected
side by side in a horizontal row. Each unit shall have their own individual entrances, and
can appear to be one single building or several distinct structures.
4. Stacked townhouses not exceeding 12-units per structure. Stacked townhouses is a
housing type that looks like a townhouse, but has upper and lower units rather than a
single unit that covers the first and second floors. Units are typically reached by a
common entrance and stairway that provide access to each building level.
(The following was removed and no longer referenced: not to exceed four (4) dwelling units
in a cluster without front elevation or rear elevation in the same plane.
5. Public parks.
6. Private parks, open space and recreation facilities owned and maintained in common by
the residents of a subdivision or condominium.
7. Accessory structures and uses in accordance with the provisions of Article XVI.
8. Churches and synagogues.
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DIMENSIONAL STANDARDS FOR DEVELOPMENT
Section 400.370 Lot Size, Height and Bulk Standards.
A. Compliance Required. No site shall be developed within this district for a permitted use unless it
meets the following minimum standards, whether the site is to be further subdivided into
residential lots for attached or detached single-family residences or occupied under condominium
ownership.

1.Minimum site area: Three (3) acres.
2. Minimum site width: One hundred fifty (150) feet.

Two hundred fifty (250) feet.
3. Minimum site depth: One hundred fifty (150) feet.

Two hundred fifty (250) feet.
B. Bulk And Density Regulations.
1. Maximum height: Thirty-five (35) Forty-five (45) feet.
2. Minimum dwelling unit floor area: Two thousand two hundred (2,200) One thousand eight
hundred (1,800) square feet.
3. Density: A maximum of four (4) dwelling units per acre of total site area.
Maximum Nos. of
Dwelling Units per acre
4 units

Development Area:
160,000 sf. or less
160,000 sf. up to 240,00 sf.

8 units

Over 240,000 sf.

16 units

C. Yard And Setback Standards. The following yard and setback requirements will apply at the
perimeter of any building site being developed in this district:
1) Development Area Lots 240,000 square feet or less:
Minimum yard abutting a
public or private street

25 feet

Accessory
Building
Behind primary
structure only

Minimum side yard

10 feet

5 feet

5 feet

Minimum rear yard

10 feet

10 feet

6 feet

Main Building

Swimming Pool
With Enclosure
Behind primary
structure only

Minimum side and rear yards shall be measured from the nearest line of the lot or designated unit site area as
provided in Section 400.520(1).

2) Development Area Lots over 240,000 square feet:

Main Building

Individual
Structure
Accessory
Building

Swimming Pool
With Enclosure

Minimum yard abutting a
public or private street

10 feet

Not permitted

Not permitted

Minimum side yard

5 feet

Not permitted

Not permitted

Minimum rear yard

5 feet

Not permitted

Not permitted

Minimum side and rear yards shall be measured from the nearest line of the lot or designated unit site area as
provided in Section 400.520(1).

D. Maximum Site Coverage.
1) Development Area Lots 240,000 square foot or less: Fifty percent (50%) coverage by
buildings, driveways and parking areas.
2) Development Area Lots over 240,000 square foot: Seventy-five percent (75%) coverage
by buildings, driveways and parking areas.
E. Buffers. Where a side or rear lot line coincides with a side or rear lot line of any lot in any
adjacent residential district used solely for single family purposes, a landscaped yard at least ten
(10) feet in width shall be provided along such lot line in addition to the yard setback required
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above in Section 400.370(C). Additional buffers may be required as deemed appropriate upon
site plan review.
E. Buffers. Where a side or rear lot line coincides with a side or rear lot line of any lot in any
adjacent residential district used solely for single family purposes, a landscaped yard at least ten
(10) foot wide buffer, designated as common area, shall be provided along such lot line in
addition to the any yard setback required above in Section 400.370(C). Additional buffers may be
required as deemed appropriate upon site plan review.
Section 400.380 Development Standards.
The following standards are intended to ensure the provision of adequate sunlight, open space and
privacy for the occupants of detached or attached single-family dwellings:
REMOVE
Detached
SingleFamily Dwellings

Horizontally Attached
Single-Family
Dwellings
4,000 square feet

Stacked townhouses

1.

Minimum lot or site area occupied per
unit

6,000 square feet

2.

Minimum lot width

60 feet

20 feet

100 feet

3.

Minimum building width

20 feet

75 feet

4.

Minimum privately used space per unit
(part of minimum lot per Subsection (1)
above, not common open space)

1,000 square feet/unit

Not applicable

5.

Front yard setback (from right-of-way of
interior roadway or street)

20 feet

20 feet

10 feet

6.

Minimum distance between separate
buildings cluster of units

15 feet

15 feet

20 feet

7.

Unit side yard setback

5 feet, or 0 feet one
side

5 feet, or 0 feet one side
or where attached on
both sides, 0 feet

0 feet

8.

Minimum project size, number of units

8

12 units

9.

Rear yard depth

None

None

2,000 square feet

20 feet

Section 400.390 Parking.
All required parking spaces shall be enclosed within the principal building or an accessory building
constructed of similar materials.
Not less than two (2) parking spaces per dwelling unit shall be provided as follows.
A. Attached single-family dwellings consisting of horizontally side-by-side units shall provide a
minimum 2-car attached garage per unit.
B. Townhouses and rowhouses that contain three or more dwelling units that are connected side by
side in a horizontal row shall provide a minimum 2-car attached garage per unit.
C. Stacked townhouses not exceeding 12-units per structure shall provide 50% of the required
parking in either a partially or fully enclosed garage structure.
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DESIGN STANDARDS FOR DEVELOPMENT
Section 400.400 Construction Methods. Design Standards
Exterior surfaces of the principal residential units shall be primarily masonry material with wood or other
non-masonry material used for trim, eaves or special architectural features such as building projections,
bays or overhangs.
A. Building Placement. Building placement should be consistent with the standards of Section
428.240 Building Placement of the Olivette Municipal Code.
B. Building Orientation. Building orientation should be consistent with the standards of Section
428.250 Building Orientation Within The Site of the Olivette Municipal Code.
C. Building Materials. Building materials should be consistent with the standards of Section 428.430
Building Materials of the Olivette Municipal Code.
D. Building Design. Building design be consistent with the standards of Section 428.440 Building
Design of the Olivette Municipal Code.
E. Landscaping. Landscaping should be consistent with the standards of Article V Landscaping,
being part of Chapter 428 Community Design – Olive Boulevard Corridor, being part of Title IV
Land Use of the Olivette Municipal Code.
Section 400.410 Procedure.
Petitions for establishment of an "AR" Attached Single-Family Residential District shall be addressed to
the City Council. The petition shall be made on forms prescribed by the City and shall be accompanied
by the appropriate documents as required for site plan review, Article XI. The procedures for processing,
review and action shall be as set forth in Article XI. The filing fee shall be as set out in City ordinance.
Section 400.560 through Section 400.610. (Reserved)
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EXHIBIT ONE
EXAMPLE
7500 BLOCK OF BALSON AVENUE – UNIVERSITY CITY
Zoning HRO – High Density Residential / Office
7500 Block of Balson Avenue in University City
North Balson Development 0.35 acres or 15,145 SF with 6 units
South Balson Development 0.35 acres or 15,250 SF with 6 units
3-story units. 2,155 sf total floor area, 888 SF ground floor
Lot area 2,000 sf per unit
87-ft lot depth x 24-ft lot width
Area in red – 47,800 SF or 1.1 Acres
12 units
3,983 SF per unit of the 47,800 SF.
Aerial View

Street View
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EXHIBIT TWO
EXAMPLE
6500 Block of Berthold Avenue in the City of St. Louis (Hi-Point Neighborhood)
77-ft lot depth x 24-ft lot width
Aerial View

Street View
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EXHIBIT THREE
EXAMPLE
2014 St. Louis County Appraisal Value = $1,716,300

Development Area 140,975 SF or 3.24 acres.
$1,716,300 Total appraisal value in 2014
Lot valued at $100,000 in 2018 with no improvements.
42 house parcels created.
Lot dimensions 22 width by 59 length
Lot dimensions 22 width by 60 length
1,298 sf or 1,320 sf parcel units
$475,000 by 42 units = $19,950,000
Unit Sale price $475,000, realtor.com taken on February 4,2019.
2,144 sf, 3 bed, 3 baths
1,062% increase from the value.
3,356 SF of development area for each parcel.
140,975/42=3,356.5

Parcel 1 Area = 48,228 SF.
Parcel 2 Area = 294,163 SF.
Development Area total = 342,391
342,391/3356=102 (3,356 based on Example 3 Development area for each parcel).
102 units for a development area of 342,291 SF.

Castle Gate Villa
Development area 355,500 SF
355,500/3,356=105 units
Actual number of units 48

Hilltop Manor
Development area 182,681 SF
182,681/3,356=54 units
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