
MINUTES OF MEETING

ZONING AND PLANNING COMMISSION

CITY OF LADUE, ST. LOUIS COUNTY, MISSOURI

WEDNESDAY, SEPTEMBER 28, 2016, 4:00 P.M.

Chairman Moore called the meeting of the Zoning and Planning Commission to

Order at 4:08 P.M. The following members were present;

Chairman McPherson Moore

Vice-Chair Thomas Kahn

Commissioner Robbye Toft

Commissioner Margaret Holtman

Commissioner Jim Howe

Also present were Public Works Director Anne Lamitola,

City Attorney Erin Seele, Building Official Will Penney, and City Planner Andrea Sukanek.

Chairman Moore introduced himself and announced some basic procedures for the

meeting.
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APPROVAL OF MINUTES

Chairman Moore stated there was one set of minutes to approve from the August 24,

2016 meeting of the commission. There were several proposed amendments suggested by the

members of the board.

Commissioner Holtman moved to approve the minutes as amended from the August 24,

2016 meeting and the motion was seconded by Commissioner To ft . All those present were in

favor and the amended minutes were approved.

PUBLIC FORUM

Chairman Moore asked if anyone from the audience would like to approach the

commission about non-agenda items and no one came forward.



ZPC 16-12 Request for a Special Use Permit submitted by Extenet to
install a telecommunication small cell antenna on top of a

utility pole along with radio and power equipment. Pole is
located on Cedar Crest Street. Utility pole height will be
increased. Address of nearest property (at rear of

property): 17 Oakleigh Lane

Mr. Joseph Markus, project manager with Black & Veatch and agent for Extenet, came

forward to present the details of the petition, which involve the addition of one small cellular

antenna node to their previously approved five-node network within Ladue. The location of the

node is behind 17 Oakleigh Lane, along Cedar Crest Street. The small cell antenna will be

located on top of an Ameren pole which will be replaced with a taller pole. The pole will be the

most visible from Cedar Crest Street, and the trustees from Cedar Crest have provided written

approval of the location.

Chairman Moore asked about the color of the antenna and equipment. Mr. Markus stated

that the equipment can be painted any color.

Commissioner Toft asked if there are alternate designs that are more attractive than what

has been proposed. Mr. Markus stated that he is not aware of alternate designs that are more

attractive.

Commissioner Toft asked if the equipment would blend better if it were brown to match

the pole or green to match the surrounding foliage, Mr. Markus stated that he defers to the

Commission.

Commissioner Holtman stated that previously, the Commission had determined that

brown equipment will blend better with the pole.

Commissioner Toft asked if the equipment can be painted periodically so that it does not

become an eyesore, and Mr. Markus stated that it could be painted periodically.

Commissioner Toft asked about potential damage to adjacent property owners should the

cellular equipment fall. City Attorney Erin Seele stated that a condition could be added to the

Special Use Permit to specify Extenet's express responsibility with regard to property damage.

Councilman Fox, 17 Oakleigh Lane, lives near the proposed small cellular node.

Councilman Fox explained that he has spoken with the regional sales manager for Extenet about

potential property damage, and has been assured that Extenet would take responsibility should



their facilities cause damage on private property. Mr. Fox added that he would prefer that a

condition be added in the Special Use Permit to address liability issues.

Commissioner Toft made a motion recommending approval to City Council for the

issuance of a Special Use Permit for Extenet to install a telecommunication small cell antenna on

top of a utility pole, located on Cedar Crest Street behind the rear property line of 17 Oakleigh

Lane, along with radio and power equipment contingent on the following conditions:

• Antenna and equipment to be painted dark brown to match the utility pole

• Periodic painting of said antenna and equipment will be required

• Should damage to private property occur caused by Extenet equipment or facilities,

Extenet will be financially responsible to rectify the situation

• The minimum height of the equipment shall be at least 7 feet above grade

Commissioner Holtman seconded the motion. The vote was as follows:

Chairman McPherson Moore-"aye"

Vice-Chair Thomas Kahn-"aye"

Commissioner Margaret Holtman-"aye"

Commissioner Robbye Toft-"aye"
Commissioner Jim Howe - "aye"

There were five (5) "ayes" and zero (0) "nays". The recommendation for a Special Use Permit

for Extenet to install a telecommunication small cell antenna on top of a utility pole along with

radio and power equipment near 17 Oakleigh Lane on Cedar Crest Street subject to the four

contingencies was approved.

ZPC 16-13 Request for a Special Use Permit submitted by Ladue
Comer LLC to construct a single family dwelling

exceeding 15,000 square feet in area under roof. Property
is in the A Residential Zoning District. Property address:

2105 South Warson Road,

Mr. Thomas Wall, project architect with Mitchell Wall, came forward to explain the

proposed project at 2015 South Warson Road to the Commission. He stated that the property at

2015 South Warson is over 11 acres with an existing 8000 square foot home that will be

renovated. He explained that his client desires to have a larger home to accommodate large

events and for entertaining. A Special Use Permit will be needed because the total square

footage of the home will exceed 15,000 square feet. He stated that although the home will be

large, the proposed building coverage is only 5%. Mr. Wall referred to submitted photographs
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that illustrate the existing landscaping which he stated demonstrates that there will be adequate

screening of the home from the adjacent roadways.

Commissioner Toft asked about the future status of the estate should the current owner no

longer wish to live at the property. Mr. Wall indicated that the property has been placed in a

trust to allow for multiple generations to live on the property and to ensure the future of the

estate.

City Attorney Erin Seele stated that a condition of the Special Use Permit will be that the

size of the lot cannot be amended and therefore the property cannot be subdivided into smaller

lots. Commissioner Kahn asked if a future subdivision was submitted that complied with the

subdivision ordinances, then would it be allowed? Erin Seele stated that an amendment to the

Special Use Permit would be required. Mr. Wall stated that his client is aware of this

requirement.

Commissioner Holtman asked about the layout of the estate and asked for details on how

the existing home will be incorporated into the proposed addition. Mr. Bill Johnson, project

manager with TW Constmctors, came forward to provide the Commission with information

about the layout of the proposed improvements. He referred to the model to orient the

commissioners to where the existing home is located on the property and where the proposed

addition will be aligned in reference to the existing home.

Commissioner Holtman asked about the location of the existing driveway offWarson and

the proposed driveway and gate location off Litzsinger. Mr. Johnson stated that the additional

driveway entrance from Litzsinger has been permitted by the Building Department.

A discussion ensued with regard to preserving the existing home and the style of the

addition and whether the two structures were compatible with each other. Mr. Wall stated that

the home is historic and is being preserved, but that the property owner desires to construct the

large addition.

Commissioner Moore called on City Planning Consultant Andrea Sukanek to provide the

City's perspective on this application. Ms. Sukanek stated that she has reviewed the proposed

plan and reviewed the criteria outlined in the zoning code with regard to Special Use Permits for

homes greater than 15,000 square feet. These requirements include how the proposed home will

visually impact those who will view the property, how the visual impacts of the proposed



structure will be mitigated and landscaped, storm water impacts from the proposed project, and

the scale of the proposed architectural features.

Chairman Moore asked about required variances and Ms. Sukanek stated that the

building height and number of stories for the addition as well as the fence height will require

variances through the Zoning Board of Adjustment,

Mr. Wall stated that storm water will be addressed on the property and Mr. Johnson

stated that the plans had recently been submitted to MSD for approval.

Mr. Wall stated that with regard to scale of the new structure; the doors will be eight feet

in height and the windows will be six feet in height which are comparable to residential scale

features.

Ms. Sukanek inquired about which entrance will be utilized more often and Mr. Wall

stated that the Litzsinger entrance will be utilized more often. Mr. Johnson stated that the

construction entrance will be offWarson Road.

Commissioner Howe stated that the petitioner should review the proposed fence height

requirements with City staff to confirm whether a variance is needed. Commissioner Toft noted

that the proposed height of the building will require a variance because the height exceeds 45'.

Mr. Wall stated that the height of the stmcture on one elevation is 47'9" and that another

elevation constitutes a three story building and has a proposed height of 55'8".

Commissioner Toft made a motion recommending approval to City Council for the

issuance of a Special Use Permit for Ladue Corner LLC to construct a single family dwelling at

2105 South Warson Road that exceeds 15,000 square feet in area under roof, contingent on:

• Project meeting all requirements outlined in Section VII, E of Zoning Ordinance #1175

• Required variances be obtained through the Zoning Board of Adjustment

• The home may only be utilized as a single family home on one lot, and that after

construction of the home, the lot cannot be reduced

• Construction must adhere to the plans submitted on September 9,2016

• All other required approvals, as outlined in the Code of Ordinances, must be obtained

prior to the issuance of permits

Commissioner Holtman seconded the motion. The vote was as follows:

Chairman McPherson Moore-"aye"



Vice-Chair Thomas Kahn-"aye"

Commissioner Margaret Holtman-"aye"

Commissioner Robbye Toft-"aye"
Commissioner Jim Howe - "aye"

There were five (5) "ayes" and zero (0) "nays". The recommendation for a Special Use Permit

for Ladue Corner LLC to construct a single family dwelling exceeding 15,000 square feet in area

under roof, at 2105 S. Warson Road, with conditions, is approved.

ZPC 16-13 Request for a Special Use Permit submitted by John
Burroughs School to revise the master site plan to include

demolition of the existing library and science building and
new construction of the Science, Technology, and Research

building (STAR) and to allow an increase in enrollment
from 600 to 650. Property address: 755 South Price Road.

Mr. Andy Abbott, Head of School at John Burroughs School (JBS), came forward to

explain the proposed project to the commission. He reviewed the dates that the Special Use

Permit has been previously amended for JBS. He referred to an aerial photo of the property and

showed that the science building and library are to be demolished and replaced with a new

structure to be referred to as the STAR building that will combine science, technology, and

engineering, as well as library and research into one building.

Mr. Abbott stated that three modifications to conditions are being proposed; to revise the

master plan to allow for the proposed construction of the STAR building, to add a construction

phase from March 2017 to August 2019 for the construction of the STAR building, and to

increase the enrollment by fifty students - from 600 to 650 students. He introduced the project

team including the architect, traffic engineer, and civil engineer.

He explained that the existing square footage of the two existing buildings is 31,388

square feet and will be increased to 77,949 square feet. He described the architectural style of

the new building which is to be compatible with the architecture on the campus. He stated that

the school is committed to sustainability and that storm water is a priority, therefore a bio-

retention basin is being proposed which will be located closer to Price Road.

Mr. Abbott stated that the enrollment cap of 600 students was established in 1984 when

the campus was located on 28 acres and, through the years, the campus acreage has increased to

49.05 acres with the enrollment cap remaining at 600 students. Through past projects, the

parking has increased from 294 to 405 parking spaces. The proposed increase in enrollment to

650 students constitutes an 8.5% increase. He stated that the City had required a parking and
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traffic study which was conducted by CBB in the spring, when the highest number of students

are driving. The site parking demand will increase approximately 10% based on the proposed

enrollment increase which will cause 90% of the existing parking spaces to be utilized. Mr.

Abbott explained that the City requires that the school provide 374 parking spaces on the site and

that the site already has 405 parking spaces. This will meet city requirements even after the

enrollment increase. He stated that the traffic engineer has no suggestions for site improvements.

Commissioner Holtman asked if the new students will spread out over all of the grades.

Mr. Abbott stated that there are no immediate plans to increase the enrollment and that they will

be doing so incrementally. Mr. Abbott stated that the school does not want crowded facilities so

that they will gradually grow their enrollment and that it will be spread over the six grades.

Chairman Moore pointed out that it took 21 years to increase the enrollment by 50

students.

Commissioner Toft asked about the library and whether technology improvements have

affected the demand for facilities. Mr. Abbott stated that the library collection will not be

decreasing. Mr. Abbott stated that the new library will be modem and will allow for digital

research, group study, and accommodate modern education methods.

Commissioner Kahn asked about the phasing and whether the building will be

constructed in multiple phases. Tim Rowbottom, project architect with Lawrence Group, stated

that the Special Use Permit for the school has previously outlined phases for construction with

specific timeframes and stated that the school has provided this information so that it could be

incorporated into the SUP as the next phase. The STAR building will not require a phased

construction approach.

Mr. Lee Cannon, engineer with CBB, came forward and provided a summary of the

traffic study. He stated that the purpose of the study was to determine impacts to the traffic on

surrounding roadways as well as conditions within the campus. CBB counted traffic at all

entrances, the traffic signal at Price and Clayton, and the traffic signal at Ladue & Price. Mr.

Cannon explained that there will be an increase in traffic and parking that is commensurate with

the enrollment increase. Mr. Cannon stated that for the purpose of being conservative, a 10%

increase to traffic and parking counts was assumed.

Mr, Cannon stated that the congestion will not be impacted significantly. He referred to

the addition of the Clayton Road entrance, which greatly improved the traffic flow from the Price
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Road entrances. He stated that the enrollment increase will cause there to be slightly more traffic

queuing at the Clayton Road entrance.

He evaluated the parking requirements based on the increase of classrooms, and

determined that the parking requirements are still met.

Chairman Moore stated that Churchill school has closed in that vicinity and has

decreased traffic in the area.

Commissioner Toft observed that the addition of the Clayton Road entrance significantly

improved the traffic flow to and from the site.

Commissioner Moore asked if anyone from the public wanted to come forward and no

one came forward.

Councilman Fox asked about the reassignment of parking spaces as suggested in the

parking study. Mr. Abbott stated that parking is not currently designated for the specific parking

lots and that school staff directs drivers from one parking lot to the other on an as-needed basis.

Mr. Abbott stated that this is only necessary approximately six times per year during special

events.

Ms. Sukanek asked about the difficulty with left turns from JBS onto eastbound Clayton.

Mr. Cannon referred to a gate that was previously installed to prohibit left turns onto Clayton

Road, but that vehicles would make U-turns on private driveways and therefore complaints were

filed with the school and the City. The gate was eliminated because it was deemed to be a

nuisance to the surrounding property owners.

Mr. Cannon did stress that it will take longer to turn eastbound onto Clayton, which will

impact traffic within the JBS campus, but will have minimal impact to surrounding city streets.

He stated that a safety problem does not exist. Commissioner Toft asked about the site distance

at the Clayton Road entrance and Mr. Cannon stated that it was adequate. He added that the

signal at Price and Clayton allows for gaps to occur with the cycling of the signal that aids traffic

flow from both the Price Road and Clayton Road entrances. The highest volume times will

continue to correlate with morning drop off and afternoon pick up. Mr. Abbott stated that

parents have the choice of which location to drop off the students. The problem is more

prevalent in the morning because afternoon school events allow for a staggering of student pick-

up times.



Commissioner Moore called on City Planning Consultant Andrea Sukanek to provide the

City's perspective on this application. Ms. Sukanek stated that she has reviewed the proposed

plan and stated that many of the concerns have been discussed and addressed. She mentioned a

comment from the Ladue Fire Department that fire lanes be maintained in the school parking

areas. She added that a variance will be needed for the building height and that the City's

Architectural Review Board has approved the plans.

Ms. Sukanek asked whether the bulk of the drop-off traffic could be handled by the Price

Road driveway to reduce the traffic at the Clayton location in the morning. Commissioner

Holtman stated that the Price Road motorists welcome having the Clayton Road entrance as

being an option since it reduces traffic on Price.

Ms, Sukanek read through the proposed conditions to the amended Special Use Permit;

the property remains subject to the previous conditions not in conflict with this SUP, all new

buildings and other site improvements shall be constructed with plans reviewed by the Zoning

and Planning Commission dated August 8, 2016, all necessary permits and approvals will be

required for construction including building, tree removal, and land disturbance permits as well

as MSD plan approval. In addition, the landscape plan must be reviewed and approved by the

City's landscape design consultant. Construction deliveries must not occur before 7:30 am or

after 4:00 pm, all mud and debris must be cleared off construction equipment and vehicles prior

to leaving the site, the parking of construction traffic must take place on site, and no work is

permitted to take place on Sunday.

Commissioner Kahn made a motion recommending approval to City Council for the

issuance of a Special Use Permit for John Burroughs School to revise the master site plan to

include demolition of the existing library and science building and new construction of the

Science, Technology, and Research building (STAR), and to allow an increase in enrollment

from 600 to 650. He stated that the proposed project must adhere to the proposed conditions as

read by Andrea Sukanek, and must obtain any variances that are required. Commissioner Toft

seconded the motion. The vote was as follows:

Chairman McPherson Moore-"aye"

Vice-Chair Thomas Kahn-"aye"

Commissioner Margaret Holtman-"aye"

Commissioner Robbye Toft-"aye"
Commissioner Jim Howe - "aye"



There were five (5) "ayes" and zero (0) "nays". The recommendation for a Special Use Permit

for John Burroughs School to revise the master site plan to include demolition of the existing

library and science building and new construction of the Science, Technology, and Research

building (STAR) and to allow an increase in enrollment from 600 to 650 is approved.

Chairman Moore announced that the next meeting is scheduled for October 26, 2016 at

4:00 pm.

Commissioner Toft made a motion to adjourn the meeting and Commissioner Howe

seconded the motion. All were in favor and the meeting adjourned at 5:20 pm.
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Chairman McPherson Moore
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