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

DEPARTMENT MEMORANDUM
DATE:

JUNE 6, 2019

TO:

PLANNING AND COMMUNITY DESIGN COMMISSION

FROM:

CARLOS TREJO, AICP
DIRECTOR OF PLANNING AND COMMUNITY DEVELOPMENT

RE:

26 FORSYTHIA LANE
PETITION FOR COMMUNITY DESIGN & CONCEPT STORMWATER MANAGEMENT PLAN REVIEW

PETITIONER

Jim Woodruff
Hibbs Homes

PROPERTY OWNER
Dafna Revah and
Palatnik

ENGINEER:
David

ARCHITECT

MB Engineering, Inc.

Robert
P.
McCormack
Designs By Rob

Item introduced: June 6, 2019 Commission has sixty (60) days to act. No later than August 5, 2019
STAFF SUMMARY

1. Petition for a two-story home with a side-entry three-car garage with a pergola in the rear. Subject to
Community Design and Concept Stormwater Management Plan Review.
2. Zoning SR Single Family Residential District compliance:
• The lot grounds comply with the minimum lot size standards.
•

3.
4.
5.

6.
7.

8.

Guidelines Materials. The left side elevation does not contain masonry to the nearest break or 5-ft. Guidelines
note that “masonry should wrap around the side elevations and terminate at least 5-ft from the edge or at the
nearest projection”.
Elevation Articulation. Staff finds the right side elevation does not contain much articulation or breaks in
contrast to the size of the one wall.
Guidelines Tree Preservation. There are several trees on the site that are outside the buildable area.
Attempts should be made to preserve healthy trees. The plans fail to note the trees that will be removed.
In staff discussion with the Petitioner, the homeowner will submit for pool improvements in the future. As
there are two patios in the rear of the home (less than 400 sf) no stormwater BMP is necessary §400.1590.B.
of Article XVI Accessory Structures and Uses. Once the City receives an application for the pool and patio
decking a Stormwater BMP will be required as the impervious surface area will exceed 400 sf.
There is a retaining wall in the rear that is being revised by the engineer. Building Code limits the retaining
wall height to 6-ft. The height shown in the plans exceeds 6-ft.
Stormwater Management Plan Review: One roof top detention located in the rear yard within the buildable
area. Staff recommends the over-flow to be located further towards the rear. The south (right) side grading
modifies the grading to direct stormwater towards the rear, another smaller portion shall travel south which
is not changing current grading. The driveway is being relocated from the south side to the northern higher
end of the lot, which reduces the amount of impervious surface area near the south.
Should the Commission consider action on the petition, staff recommends the motion on the following page.

ATTACHMENTS:
•
•

Staff Report
Staff Review Letter (05/07/19, 04/09/19)
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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, and
Concept Stormwater Management Plan Review

for a new single family home at 26 Forsythia Lane as presented in the Memorandum from the
Department of Planning and Community Development dated June 6, 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. Revise plans adjusting retaining wall and note trees to be removed.
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 566.59. Staff shall be provided an
opportunity to require additional grading changes to the site, including adjusting the proposed top
of foundation and location of detention areas, 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 Robert P. McCormack, with a revision date of 03/6/2019, and site
improvement plans provided by MB Engineering, Inc. with a revised date of 04/25/2019, 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 Forsythia Lane and the side elevation along the
south and north 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 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 Forsythia Lane (west) elevation is less than 29-ft in height. The roof appears to be a large component of
the front elevation. The mass does not appear to tower over the neighboring homes.
The left side (north) elevation contains the side entry three car garage. There are roof lines and the garage that
provide breaks in the building plane. A rear covered porch and pergola are visible from the side.
The right side (south) elevation is one building plane 46-ft in length that contains three windows on this building plane.
There are a few roof lines. The second floor contains a break from the roof line.
The rear (east) elevation contains a large segment of roof area. There is a covered porch segment and pergola that
project from the rear of the home. There is a concrete wall that allows for basement level walkout doors.

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 primary roof pitch is 8:12. There is a roof step down. The subject lot and the neighboring lot to the
south have 12-ft setbacks at least. There would be 24-ft between the homes.

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 3-car side-entry garage. The garage elevation is all one material, horizontal vinyl siding.

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 Forsythia Lane (west) elevation contains multiple breaks in the building plane. The areas above the garage
and the 2nd story window contain vertical vinyl siding that introduces a different element to the home. There is a
hardi-board siding with accent panels that project from the first level.
The left side (north) elevation contains the 3-car garage. There are breaks in the building plan from the roof of the
2nd level and the roof projection of the garage.
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The right side (south) elevation main building plane 46-ft in length. The second story contains breaks from the roof
lines. There are three windows on this elevation.
The rear (east) elevation is half roof and the other half building plane. The first level contains projections from the
covered porch and the pergola. A small portion of the basement level (which has siding) is visible.

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 Forsythia Lane (west) elevation contains brick veneer and horizontal vinyl siding
as the primary materials. There are minor segments containing hardi-board siding with
accent panels and vertical vinyl siding.
The Guidelines principle for ‘Materials’ note “Street elevations should consist of no less
than 50% brick, stone, or similar masonry.”
The left side (north) elevation is horizontal vinyl siding. The left side contains no masonry
or brick that wraps from the front. “Exterior masonry finishes should not end at the edges
of the building elevation. Masonry should wrap around the side elevations and terminate
at least 5-ft from the edge or at the nearest projection.”
The right side (south) elevation is horizontal vinyl siding. There is lower ledge brick that
is part of the front segment.
The rear (east) elevation is vinyl siding.

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 existing finished floor height is stated on the site plan as 566.99. The proposed finished floor height and top of
foundation are 567.77 and 566.59, respectively. The increase is within the less than 1-ft from existing.
The northwest elevation of the lot corner is 568.18. The lot slopes from north to south. Most of the stormwater in
the rear exists the site at the southeast corner of the lot.
The current rear yard is a slope to the east. The proposed grading shall expand the contour from the back of the
home to flatten a small segment.
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New flatten
area

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.
There are several trees on the site and trees identified on the site plan. The site plan does not indicate which trees
are to be removed and which are to remain. From a staff site visit, there are mature trees.
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CONCEPT STORMWATER MANAGEMENT ANALYSIS
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 detention is proposed to be downhill from the home roughly 32-ft from the rear patio. The placement of the
detention is within the buildable area and remains outside the 40-ft rear yard setback area.
The detention location may need to be adjusted to limit the potential stormwater impact on the ‘future pool’ in the
southeast lot area. Previous plan that shows a pool in the rear.

Impact on Adjacent Lots
The detention area is 60-ft from the neighboring property to the south, 44-ft from the rear (east), and 17-ft from the
property to the north. The drainage plans illustrate and provide impervious vs pervious sf for the each drainage
area. The Zone C which drains directly south is appears to be decreasing by roughly half. Furthermore the
existing asphalt driveway is located on the south of the property 19-ft from the south property line. The proposed
driveway shall be located on the north side of the property roughly 85-ft from the south property line, thus removing
impervious surface area from the south area.
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Stormwater Existing Drainage Areas

Stormwater Proposed Drainage Areas
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STORMWATER CONTOURS
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