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:

PLANNING AND COMMUNITY DESIGN COMMISSION

FROM:

CARLOS TREJO, AICP
DIRECTOR OF PLANNING AND COMMUNITY DEVELOPMENT

RE:

9644 OLD BONHOMME
PETITION FOR COMMUNITY DESIGN & CONCEPT STORMWATER MANAGEMENT PLAN REVIEW

PETITIONER/PROPERTY OWNER

ENGINEER:

Doug Cohen
Douglas Properties, LLC

ARCHITECT

Volz, Incorporated

Jim Bulejski Architecture

Item introduced: April 4, 2019 Commission has sixty (60) days to act. No later than June 3, 2019
STAFF SUMMARY

1. Petition for a two-story home with recessed two-car front-entry garage and recessed one-car frontentry garage. Subject to Community Design and Concept Stormwater Management Plan Review.
2. Zoning SR Single Family Residential District compliance:
• Subject property meets the minimum lot requirements of the SR District as noted under Section
400.220.
• By zoning definition, this is a corner lot with Stoneyside Lane with the longer frontage and Old
Bonhomme Road with the shorter frontage. The rear yard is to the south property line and
the side yard is to the west property line.
3. Materials. The Stoneyside Lane elevation contains less than 50% brick. The majority of the first
floor is brick while the second floor does not contain brick. The Old Bonhomme Road front elevation
conforms with the Guidelines. The Guidelines principle for ‘Materials’ note “Street elevations
should consist of no less than 50% brick, stone, or similar masonry.”
4. The height of the proposed home is 31-ft. The Stoneyside subdivision has granted a variance to
allow the home to exceed the Stoneyside subdivision indenture of 25-ft. Staff finds the home is
over 100-ft from the nearest 1-story home from Stoneyside Lane. While this is a lot within the
Stoneyside Lane subdivision, the home also fronts Old Bonhomme and needs to fit in to the Old
Bonhomme Road surroundings and Stoneyside surroundings.
5. Stormwater Management Plan Review: One detention area is proposed to fulfill the rooftop
detention requirement for a 15-year, 20-minute rain event. The plans have yet to receive comments
for the PCDC Concept Stormwater Management Review from the City’s third-party consultant.
6. Should the Commission consider action on the petition, staff recommends the motion on the
following page.
ATTACHMENTS:
• Staff Report
• Stoneyside Subdivsion Variance
• Project Report

•
•
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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 9644 Old Bonhomme Road as presented in the Memorandum
from the Department of Planning and Community Development dated April 4, 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. Sump pump, if entering the detention, should provide easy overflow capability.
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 703.98.00. 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 Jim Bulejski Architects, dated 03/14/2019, and site improvement
plans provided by Volz, Incorporated with a wet sign and seal date of 3/13/19, 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 Stoneyside Lane, Old Bonhomme Road and the
side elevation along the 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 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 Old Bonhomme Road (north) elevation contains breaks in the massing by the roof projections, the projected
windows, and various breaks in the wall. There are four various roof segments along the Old Bonhomme Road
elevation. These rooflines create a varied building height.
The front Stoneyside Lane (east) elevation contains multiple roof lines, including the garage overhang. The elevation
contains multiple heights from the garage overhang, and the multiple 2nd story roof lines.
The west side elevation contains varied building wall widths along with roof projections. There is architectural detail
from the use of materials. This wall contains no blank walls.
The south rear elevation contains a rear covered porch which adds a projection. The covered porch is a 1-story in
height. There is another projection from a second roof line from the covered porch. The materials and design provide
architectural detail.

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 pitches are 7:12 for the primary and 4:12 and 5:12 for the secondary. There is a one-story home
to the south. The distance is roughly 47-ft from south property line. The home to the west is 2-stories in height. Staff
finds the roof does not overshadow other properties.
Recently built homes along Stoneyside Lane contain primary roof pitches less than 7:12. The proposed primary roof
pitch exceed these new built homes. The existing home has a similar pitch to the proposed.

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 and a 1-car recessed front entry garage visible from the
Stoneyside street elevation. Staff notes this is a double frontage lot with front yards on Old Bonhomme Road and
Stoneyside Lane. The garage is not the dominate feature of the overall home. The house projects 7-ft beyond the
garage elevation. There is a masonry wall wing adjacent to the garage that obstructs view from Old Bonhomme Road.

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 Old Bonhomme Road front elevation provides articulation with the roof lines and the variety of materials (board
and batten siding and stone rowlock). The windows have distinguishing boarders. The main entry and the window
above contain a stone archway.
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The Stoneyside Lane front elevation first floor is architecturally distinct from the second floor. The garage bays
feature carriage style doors and rowlock borders the doors. The windows contain borders. Board and batten siding
introduce another material to this elevation. There is a wing wall projecting from the garage elevation.

The west elevation (right side) windows contain borders and some are bordered by rowlock brick. There are multiple
wall projections and roof projections. The west elevation contains three distinctive materials, vinyl siding, brick veneer
and board and batten siding that adds articulation to the elevation.
The south rear elevation proposes a main roof line that steps down from west to east. There is a covered porch
projection and a second 1-story porch projection on the south elevation. All windows contain large borders. The
eastern half of the rear elevation is board and batten siding while the western half is vinyl siding.

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 Old Bonhomme Road front elevation primary material is brick veneer. There are areas with board and batten
siding on the second level.

The Stoneyside Lane front elevation proposes lap siding and brick veneer on the first level. Lap siding and board
and batten siding is providing on the second level. Staff finds the front Stoneyside elevation is almost 50% masonry
as noted in the Guidelines.

The west elevation (right side) proposes vinyl siding and brick veneer as the main materials. The brick wraps around
from the Old Bonhomme Road front elevation. There is board and batten siding as well on the second floor elevation.
The south rear elevation proposes vinyl siding and board and batten siding as the materials.
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 lot slopes from north to south, 706 at the high point (northwest lot corner) and 696 at the low point (southeast
lot corner).
The site plan notes an existing finished floor foundation of 705.76. The proposed finished floor elevation and top of
foundation are 705.15 and 703.98, respectively. The proposed elevations appear similar to the existing elevations.
There are corner grades of the lot and the existing corners of the proposed home that need to be provided. These
are noted under the submission requirements.
The drainage arrows indicate the stormwater to flow around the home.
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 to be removed on the site. There are several trees that will remain on the site. The plans
call to root prune as necessary. The service lines call to bore or hydroexcavate to minimize disturbance to critical
root zones.
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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.
The sump pump is proposed to discharge in the detention.
Sump pump connections into the stormwater detention should be able to overflow. Direct connection without the
overflow may pose issues if the pipe leading to the detention is clogged or the detention is full.

Impact on the Subject Lot
The rear detention is proposed to be downhill from the home roughly 10-ft from the foundation. The proposed home
is the nearest structure to the detention. The pop-up is noted to be 24-ft from the rear south property line. The
front yard along Old Bonhomme is the highest area on the lot (706-705). The top of foundation is at 703.98. There
are contours shown to grade around the home to the rear or towards Stoneyside Lane.
Impact on Adjacent Lots
The subject lot is higher than the lot to the south. The existing conditions note the asphalt driveway and a detached
garage in the rear yard. The proposed improvements illustrate no building or impervious area in the rear yard. The
home to the west is at a higher elevation. Staff does not find negative impacts on the adjoining properties.
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LOCATION MAP

AERIAL

M:\Boards and Commissions\PCDC\Staff Reports\New Homes\SR Old Bonhomme Rd-No 9644 2019 04-04.docx

Page 7 of 7

VARIANCE AGREEMENT
(9644 Old Bonhomme Road)
This VARIANCE AGREEMENT (the “Agreement”) is made and entered into effective as of
March 13, 2019 (the “Effective Date”), by the current trustees of the Heather Hill Plat 3
Subdivision (the “Grantor”), for the benefit of DOUG COHEN REAL ESTATE, INC., a
Missouri corporation (the “Owner”).
WHEREAS, certain real property located at 9644 Old Bonhomme Road (the “Subject
Parcel”) and as more particularly described on EXHIBIT A attached hereto, will be purchased by
the Owner, and Owner intends to demolish the existing residence thereon and construct a new
residence;
WHEREAS, upon demolition of the existing residence on the Subject Parcel, the Subject
Parcel is and shall become subject to the indentures of the Heather Hill Plat 3 Subdivision
pursuant to an agreed upon and recorded instrument titled “Supplement to Restriction
Indenture”, recorded in Book 6805, Page 486 of the St. Louis County Records (“Supplement”);
WHEREAS, Owner presented plans dated March 5, 2019 to the Grantor (the “Plans”) for
a new residence the Owner intends to construct on the Subject Parcel that does not conform with
the Second Restated Restrictions Indenture (the “Indentures”) of the Heather Hill Plat 3
Subdivision (the “Subdivision”), which is recorded in Book 13027 at Page 811 of the St. Louis
County Records, in the following respects:
The residence to be constructed would be a two-story structure with the second floor
being approximately 95% of the square footage of the first floor and Section 7.4.3 of the
Indentures restricts residences to one and a half story homes with a second floor that is
50% or less than the first floor. Additionally, parts of the elevation are unbroken by a first
floor roof eave/gutter line, which is unacceptable according to the Indentures. In addition,
the roof peak height of approximately 33 feet will exceed the indentures’ limitation of 25
feet. Finally, the garage has an inside dimension of 34 feet by 21 feet, which is greater in
length – but less in depth - than the maximum dimensions of 30 by 25 feet outlined in
Section 7.5 in the Indentures.
WHEREAS, Owner has requested a variance from the Indentures pursuant to Section
2.12.5 of the Indentures;
WHEREAS, the trustees of the Subdivision (the “Trustees”) called a special meeting in
accordance with Article 3 of the Indentures and collected in-person and written votes of 33
owners of the Subdivision, satisfying the quorum threshold to vote on Owner’s variance request;
WHEREAS, consideration was given to the unique characteristics of the Subject Parcel,
including, but not limited to, its building set-back requirements from Old Bonhomme Road and

Stoneyside Lane, that the Subject Parcel directly abuts Old Bonhomme Road, and the Subject
Parcel’s larger lot size than other lots in the Subdivision;
WHEREAS, consideration was given to the Supplement requirement that Owner
construct the residence to face/front Old Bonhomme Road;
WHEREAS, consideration was given to Owner’s commitment to maintain and utilize
mature trees on the Subject Parcel and the reduction in impervious surfaces to improve drainage
characteristics of the Subject Parcel;
WHEREAS, consideration was given to the presence of an existing non-conforming
residence on the Subject Parcel;
WHEREAS, consideration was given to Owner’s agreement to formalize and grant the
Subdivision a permanent easement to access and maintain its monument and planter box on the
Subject Parcel;
WHEREAS, the requested variance will not materially injure any of the lots of the
Subdivision, will not cause the substantial detriment to the public good of the Subdivision, and
will not nullify or substantially derogate the intent and purpose of the Indentures or the
Subdivision’s zoning classification within the City of Olivette; and
WHEREAS, 29 of the 33 owners of the Subdivision voted in favor of the variance
request, satisfying the seventy-five percent (75%) threshold requirement to approve of Owner’s
variance request and a full list of the owner votes is attached hereto as Exhibit B.
NOW THEREFORE, in consideration of the foregoing, the Trustees, on behalf of and
with the approval of the Subdivision owners, will hereby grant Owner a variance as described,
but limited strictly as follows:
1.
Variance to Article 7 – Restrictions of the Indentures. The Owner shall be
allowed to construct the residence as shown in the Plans, with any changes to said Plans
as approved by the trustees of the Grantor, which reflect the following specific variances:
(a) The Owner shall be granted a variance from Section 7.4 of the Indentures to
allow for the construction of a two-story structure as shown in the Plans, and
this variance shall only apply to the structure shown in the referenced Plans
and no other structure;
(b) The Owner shall be granted a variance from Section 7.4 of the Indentures to
allow for the maximum height of the residence as shown in the Plans to be no
more than thirty-two and one-half feet (32 feet 6 inches) from the existing
grade plane to the highest roof ridge (as shown in the Plans), and shall not
exceed that limit;

(c) The Owner shall be granted a variance from Section 7.4 of the Indentures to
allow for two (2) story vertical walls on some elevations unbroken by a first
floor roof eave / gutter line; and
(d) The Owner shall be granted a variance from Section 7.5 of the Indentures to
allow for a garage containing an inside dimension of thirty-four (34) feet by
twenty-one (21) feet, as reflected in the Plans.
2.
Obligations and Acceptance by Owner. By its signature below, the Owner, as
current Owner of the Subject Parcel, indicates its agreement and acceptance of this
Agreement, and specifically agrees to the following:
(a) The residence constructed on the Subject Parcel shall built with the front
elevation directly facing Old Bonhomme Road, as shown on the Plans;
(b) Concurrently with the execution of a variance, the Owner shall grant an
easement to the Grantor, for the Grantor’s use and maintenance of a planter
box as currently located on the Northeastern corner of the Subject Property, as
provided under separate cover to the Owner;
(c) The Owner shall not make any changes to the Plans, including the site plan
presented to the City of Olivette on February 19, 2019, which may contravene
the Indentures without the approval of the trustees of the Grantor, such
approval not to be unreasonably withheld or delayed, prior to making any
deviation from the Plans; and
(d) The Owner acknowledges and agrees that it is now and will be subject to the
Indentures, and any amendment and changes thereto as approved in
accordance with the Indentures.

3.
Covenant Running With Land. In accordance with Section 2.12.5, a copy of the
variance shall be provided to Owner and maintained by the Trustees. The variance is
binding on the Owner and his successors, and the rights and duties of the Owner set forth
herein shall run with the land. The Owner and Grantor shall cause a Memorandum of this
variance to be recorded in the St. Louis County Records.
4.
Not Precedent On Any Other Variance Requests. Pursuant to Section 2.12.5, all
are cautioned that approval of this variance shall not obligate the Trustees and/or
Subdivision owners to grant a variance to any other owner and granting of variances shall
continue to be considered on a case-by-case basis.
5.
Miscellaneous. All capitalized terms not defined herein shall have the meanings
ascribed to such terms in the Indentures. Notwithstanding this Agreement, which
declares an intent to vary from strict enforcement thereof, the Indentures shall continue to
be in full force and effect, as of the date hereof. This instrument shall be governed by
and construed in accordance with the laws of the State of Missouri.

IN WITNESS WHEREOF, the trustees of the Grantor have executed this Agreement as of the
Effective Date stated above.

GRANTOR:
Heather Hill Plat 3 Subdivision

______________________________
Jessica Glunt, Trustee

STATE OF MISSOURI
COUNTY OF ST. LOUIS

_______________________________
Naz Baker, Trustee

)
) SS.
)

On this ____ day of March, 2019, before me personally appeared all of Jessica Glunt
and Naz Baker, to me known to be the persons described in and who executed the foregoing
instrument, and acknowledged that they are the current duly elected and acting trustees of the
Grantor, and executed the same as their free act and deed with the authority and approvals of the
lot owners of the Grantor as required in the Indentures, on behalf of the Grantor.
IN TESTIMONY WHEREOF, I have hereunto set my hand and affixed my official seal
in the County and State aforesaid, the day and year first above written.

Notary Public
My Commission Expires:

IN WITNESS WHEREOF, the Owner has executed this Agreement as of the Effective Date
stated above.

OWNER:
Doug Cohen Real Estate, Inc.,
A Missouri corporation

By:
Name:
Title:

STATE OF MISSOURI
COUNTY OF ST. LOUIS

)
) SS.
)

On this ____ day of March, 2019, before me personally appeared Douglas Cohen, to me
known to be the person described in and who executed the foregoing instrument, and
acknowledged that he is the President of the Owner, and executed the same as his free act and
deed with the authority and approvals of the board of directors of the Owner, on behalf of the
Owner.
IN TESTIMONY WHEREOF, I have hereunto set my hand and affixed my official seal
in the County and State aforesaid, the day and year first above written.

Notary Public
My Commission Expires:

EXHIBIT A
LEGAL DESCRIPTION

Lot 1 of Heather Hill Plat 4, a subdivision in Saint Louis County, Missouri, according to the plat
thereof recorded in Plat Book 162 Page 50 of the Saint Louis County Records Excepting
therefrom that part conveyed to City of Olivette in Book 21499 Page 561 of the St. Louis County
Records.

EXHIBIT B
Owner Name

Address

Vote

Nineteen Stoneyside, LLC

19 Stoneyside

Yes

David & Sarah Glasser

24 Stoneyside

Yes

Amy & Chad Doughty

27 Stoneyside

Yes

Jackie Abels Jackie & Lewis English

30 Stoneyside

Yes

David Lang & Suzanne Epstein-Lang

31 Stoneyside

Yes

Bonnie Brennen

36 Stoneyside

Yes

Alan & Helene Spetner

40 Stoneyside

Yes

Jon & Naz Baker

58 Stoneyside

Yes

Brett & Andrea Goldstein

61 Stoneyside

Yes

Kennerly Custom Homes

90 Stoneyside

Yes

Robert & Wendy Rosen

95 Stoneyside

Yes

Susan Curvey

100 Stoneyside

Yes

Erich & Susan Lee

106 Stoneyside

Yes

Michael & Melissa Greene

107 Stoneyside

Yes

Michael Andreson & Amy Costello

110 Stoneyside

Yes

James Kyle & Renee Michelle Phillips

114 Stoneyside

Yes

Thanh-Mai Vo and Giao Vuong

119 Stoneyside

Yes

Robert & Jessica Glunt

122 Stoneyside

Yes

Bertram & Jenny Berla

130 Stoneyside

Yes

Mi N Vo & Nghia (Shawn) X Cao

134 Stoneyside

Yes

Joan McNair O'Neal

100 Heatherwood

Yes

Allan Belliveau

111 Heatherwood

Yes

Michael & Susie Hearst

112 Heatherwood

Yes

Dongyu Quan & Yan Su

115 Heatherwood

No

Richard Abrams & Robin VerHage-Abrams 118 Heatherwood

Yes

Joy Levin & Fred Levin

119 Heatherwood

Yes

David & Wendy Zobel

125 Heatherwood

Yes

Lawrence Katuzny

128 Heatherwood

No

Keith Jones & Susan Casnocha

129 Heatherwood

Yes

Luke Seungho Choi and Jina Kim Choi

135 Heatherwood

Yes

Barry & Michelle Milder

141 Heatherwood

Yes

Morton Singer & Mark Schaefering

147 Heatherwood

No

Allison Hawk

149 Heatherwood

No

February 19, 2019

Project Report

Prepared for City of Olivette
Builder: Douglas Properties
Re: 9644 Old Bonhomme
Question 1:
An explanation on how the mass, size and bulk of the new home is compatible with the
prevailing mass, size and bulk of adjacent and surround detached residences.
Answer:
The proposed house is a 1 1/2 story structure with the roof stepping down on each side.
The front elevation of the house appears more like a one story because much of the
second floor mass is pushed back toward the rear of the structure. The width of the
house is less than others along the street as a result of pulling the side entry garage off
the side yard property line to allow for ease of vehicular mobility and ample landscaping
between the homes. It’s a good blend of the one story across the street and the newer
two-story on the right.
Question 2:
An explanation on how the height of the new home is compatible with the prevailing
height of adjacent and surrounding detached residences.
Answer 2:
The height of this design is 32’-6” to the highest ridge. There is an even mix of one- and
two-story houses along the street. The strong horizontal line on the garage front along
with the gentle roof sweep to the left creates visual ties to the adjacent homes.
Question 3:
An explanation on what architectural features of the new home are intended to
compliment the architectural characteristics of adjacent and surround detached
residences.
Answer 3:
The use of Stone and Brick along with Board and Batten siding and a variety of one and
two story features are intended to compliment the surrounding houses. The variation of
depth on the front elevation along with some low wall features and high features will
stimulate visual interest.
Question 4:
An explanation on the efforts that will be incorporated on the site development to
eliminate any adverse affect on grading and storm water drainage on the adjacent and
surrounding properties.
Answer 4:
Since we currently have a house on this lot we will be maintaining the existing drainage
patterns as much as possible. Where the improvements do occur we will direct our
runoff toward the street and into local storm water facilities.

