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785 Bismark Avenue – Stream Buffer Variance Request (3rd Submittal) 
 City of Glendale, Missouri 

To: City of Glendale – Board of Adjustment 
 Subject Property Address: 785 Bismark Avenue, Glendale, Missouri 

Re: Variance Request – Stream Buffer Intrusion Related to Rock Hill Creek 

Dear Members of the Board of Adjustment, 

This letter is submitted in support of a revised variance request for the property located at 785 
Bismark Avenue, related to the required stream buffer protection associated with Rock Hill 
Creek. 

Since our previous submittal, the project team has continued to work closely with Sterling 
Engineering and City staff to further refine the site plan in response to comments and to reduce 
impacts within the stream buffer to the greatest extent practicable. 

 

1. Site Characteristics & Ongoing Hardship 

The subject property is a legally platted, residentially zoned lot intended for single-family use. 
The proposed home design continues to comply with all other applicable City of Glendale 
requirements, including setbacks, height, lot coverage, and floor area ratio. 

As outlined previously, the hardship is created by a unique combination of site conditions: 

 The alignment of Rock Hill Creek, which traverses the rear of the property at an angle  

 The required stream buffer and additional setback, significantly limiting buildable 
depth  

 Steep topography, with approximately 18–22 feet of elevation change  

 Standard zoning and access requirements, including driveway feasibility  

Together, these conditions compress the buildable area toward the front of the lot, leaving 
insufficient depth to construct a reasonably sized residence without limited intrusion into the 
buffer setback area. 
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These conditions are inherent to the property and are not self-created. 

 

2. Location of Creek & Buffer Impact 

The creek’s diagonal alignment across the rear of the property creates an atypical constraint not 
generally present on surrounding parcels. As a result, the buildable envelope is 
disproportionately restricted compared to similarly zoned lots along Bismark Avenue. 

No improvements are proposed within the primary 25-foot vegetative buffer, and the creek 
corridor and top-of-bank will remain undisturbed. 

The variance request applies only to limited improvements within the additional 25-foot 
setback area, including: 

 A portion of the rear foundation  

 Associated grading necessary for safe construction  

 A retaining wall system for slope stabilization  

 

3. Revisions Since Previous Submittal 

In response to prior feedback, the site plan has been further refined to reduce overall impact, 
including: 

 Additional shifting and refinement of the building footprint to reduce encroachment  

 Further grading adjustments to better align with existing contours and minimize 
disturbance  

 Reduction in overall disturbance limits where feasible  

 Refinement of stormwater management strategies to improve runoff control  

 Continued incorporation of stabilization measures, including riprap and erosion control  

These revisions reflect a continued good-faith effort to minimize intrusion while maintaining a 
functional and code-compliant residential design. 
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4. Evolution of Site Design Across Submittals 

To further illustrate the extent of revisions and the project team’s continued effort to minimize 
impacts, we have included prior submittal exhibits for comparison, including: 

 Exhibit 1 – Site Plan (Original Submittal)  

 Exhibit 2 – Site Plan (Second Submittal / Variance Review Plan)  

 Exhibit 3 – Site Plan (Current Revised Submittal – 04/15/2026)  

Across these iterations, the site design has undergone significant refinement, particularly with 
respect to the location of the residence, foundation elevation, and retaining wall in relation to the 
stream buffer. 

 Initial Submittal: 
 The original layout included a retaining wall and grading approach that resulted in 
greater intrusion within the regulated buffer areas due to the constraints of the lot and 
topography.  

 Second Submittal: 
 In response to feedback, both the home and retaining wall were shifted forward and 
pulled closer together, reducing the extent of encroachment and limiting disturbance 
within the buffer.  

 Current Submittal (Third Iteration): 
 The plan has been further refined through measurable design adjustments, including:  

o The home being brought forward from 43 feet from front property line to 
39.15 feet from front property line, increasing separation from the stream 
corridor  

o The retaining wall being pulled further toward the residence, resulting in it 
now being fully located outside of the primary 25-foot vegetative buffer  

o The finished floor elevation being lowered from 550.67 to 547.02, reducing the 
overall height from street elevation and better aligning with the natural 
topography, improving grading slopes around home. 
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These changes provide multiple site and environmental benefits, including: 

 Eliminating intrusion into the primary 25-foot buffer  

 Reducing the steepness of grading transitions, which improves stormwater management 
and reduces runoff velocity  

 Allowing for more controlled drainage patterns across the site  

 Reducing the perceived height and massing of the home from the street, improving 
compatibility with surrounding properties  

 Minimizing the extent of overall disturbance while maintaining necessary stabilization 
measures  

This progression reflects a substantial and deliberate reduction in impact across each iteration 
and demonstrates a continued good-faith effort to respond to City feedback while preserving 
reasonable residential use of the property. 

 

5. Environmental Impact & Mitigation 

The project has been designed to maintain the intent of the City’s stream buffer protections 
through: 

 Preservation of the primary vegetative buffer  

 No disturbance to the creek channel or top-of-bank  

 Implementation of engineered stormwater management systems  

 Use of temporary and permanent erosion control BMPs  

 Incorporation of retaining walls and stabilization measures to reduce overall 
disturbance  
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As noted in FEMA and SEMA mapping, the property is not located within a regulated floodway, 
and the proposed improvements will not alter hydraulic conditions or increase flood risk. 

 

 

6. Neighborhood Context & Reasonable Use 

The proposed residence remains consistent with the scale and character of surrounding homes 
along Bismark Avenue. 

Strict enforcement of the stream buffer setback would effectively prevent development of a home 
comparable to others in the neighborhood, resulting in an undue hardship and limiting reasonable 
residential use of the property. 

 

7. Additional Variance Requests 

In addition to the stream buffer variance outlined above, the Applicant is requesting two minor 
variances that are directly related to the same site constraints and design adjustments described 
herein. 

 

Front Yard Setback Variance 

The project includes a request for a variance from the required front building setback line. 

 Required Front Setback: 42.5 feet  

 Proposed Setback: 39.15 feet  

As described in prior sections, the residence has been intentionally shifted forward on the lot 
to: 

 Increase separation from the stream corridor  

 Eliminate intrusion into the primary 25-foot buffer  

 Reduce overall environmental impact  
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The requested front setback variance is minimal in nature (approximately 3.35 feet) and is a 
direct result of these efforts. This adjustment allows the home to be positioned in a manner that: 

 Better responds to the site’s topography and constraints  

 

 Maintains functional driveway access and circulation  

 Preserves reasonable residential use of the property  

The proposed setback remains consistent with the character and spacing of surrounding homes 
along Bismark Avenue and does not create any adverse impact to the streetscape. 

 

Fence Installation within Buffer Area 

The Applicant is also requesting approval for the installation of a residential fence, portions of 
which may extend into the stream buffer area. 

This request is limited in scope and impact: 

 The fence is a non-impervious improvement  

 Installation will require minimal disturbance, limited to post placement  

 The fence will not alter grading, drainage patterns, or creek conditions  

Importantly, any minor intrusion associated with the fence is significantly less impactful than 
the previously proposed retaining wall improvements that have since been relocated outside of 
the primary buffer. 

As such, the fence represents a low-impact, accessory improvement that does not compromise 
the intent of the stream buffer protections and is consistent with typical residential use. 
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Conclusion 

The hardship associated with this property is the result of unique natural conditions, including 
creek alignment and topography, and is not self-imposed. 

Through multiple design iterations, the proposed plan has been refined to minimize 
environmental impact while maintaining reasonable use of the property. The current design 
represents the most balanced and least intrusive solution achievable under the circumstances. 

We respectfully request approval of this variance. 

Thank you for your time and consideration. 

Respectfully submitted, 
 NJL Custom Homes 
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