NOTE: Due to Open Meeting Law restrictions, the City Council may be discussing agenda items for
the first time. Your patience and understanding is appreciated during this process.

MEETING OF THE CITY COUNCIL

CITY OF BIRCHWOOD VILLAGE
WASHINGTON COUNTY, MINNESOTA
January 13th, 2026
645 PM

MISSION STATEMENT
The Birchwood Village City Council is dedicated to enhancing the quality of life for all residents by fostering a safe,
inclusive, and thriving community. We are committed to responsible governance and transparent decision-making.
Through collaboration with residents, businesses, and |ocal organizations, we strive to improve public services and
infrastructure while presetving the unigue character of our city. Our goal is to make Birchwood Village a better

place teo live and grow for generations to come.

MEMBERS: :

Jennifer Arsenault, Mayor (on leave/planned time away)
Bridget Sperl, City Council

Kathy Weier, City Council (acting Mayor)

Ryan Eisele, City Council

‘Ryan Hankins, City Council

CALL TO ORDER
ROLL CALL

PLEDGE OF ALLEGIANCE
AGENDA

CITY BUSINESS

1. Presentation/Q&A with Paul Burr, DNR Big Game Specialist
2. Halls Marsh MOA discussion and suggested edits.

Motion: City Clerk to hresent the following to Rice Creek as a framework acceptable to the
Birchwood City Council for revision and acceptance of the MOA, and for further discussion at a

Council workshop, with edits to include:

1. Under "General Provisions," .
a. P, Strike "Any decision of the dispute resolution committee shall binding on the

Partigs.”
2. Under "Birchwood Village Agrees To," the following are struck:

a. E.Acceptresponsibility for vegetative and/or habitat management activities within
Halls Marsh related to the City's desired property use and management and
engaging RCWD when PLOP management may enhance City efforts.

* Denotes item that supporting documentation will be provided




b. F.Prepare and make available to the public an annual report on the ecological
health of Halls Marsh.
3. Under "RCWD Agrees To,"

a. Update Item B to strike "at the Halls Marsh Outfall" in two places and replace it with
"within Hall's Marsh"

3. Consent Agenda:

a. Approve January 6, 2026 Special City Council Meeting Minutes*(pgs. 3-4)

b. Approval of revised Road Plan/ CIP for 2026*(pgs. 5-7)

c. Approval of Engagement Agreement for City Clerk-Administrator*{pgs. 8-11)

d. Approval of December 2025 Treasurer’s Report*(pgs. 12-28) |

e. Approval/ratification of variances as recommended by the Planning Commission for the
build at 131 Wildwood*(pgs. 29-80){(amended from previously-approved variances for same
project).

ANNOUNCEMENTS

1. Washington County Sheriff’s Newsletter*(pgs. 81-84)
2. Xcel Energy Rate Adjustment Proposal*(pgs. 85-86)
3. Washington County Historical Society Event Notice*(pgs. 87-90)

ADJOURN

* Dengtes items that have supporting documentation provided




NOTE: Due to Open Meeting Law restrictions, the City Councll may be discussing agenda items for
the first time. Your patience and understanding is appreciated during this protess,

SPECIAL MEETING OF THE CITY
COUNCIL . ]

CITY OF BRCHWOOD VILLAGE
WASHINGTON COUNTY, MINNESOTA

anuary 6th, 2026
S s B

MISSION STATEMENT
The Birchwood Village City Council is dedicated to enhancing the quality of life for all residents by fostering:a safe,
inclusive, and thriving community, We are committed to responsible governance and transparent decislon-making,
Through collaboration with residents, businesses, and local organizations, we strive to improve:-public services and
infrastructure while preserving the unique character of our city, Qur goal is to make Birchwood Village # better
place to live and grow for generations to come.
MEMBERS:
Jennifer Arsenault, Mayor
Bridget Sperl, City Council
{appeared by alternative electronic format {zoom) in compliance with Minn. Stat. 130,015 Subdivision 2)
Kathy Weier, City Councii
Ryan Eisele, City Council
Ryan Hankins, City Council

CALL TO ORDER {5:47PM)

ROLL CALL

PLEDGE OF ALLEGIANCE

AGENDA Motion to approve as amended by Hankins, Eiscle 2, AA

1. Presentation/Preview of 2026 Roads Plan (City Engineer Marcus Johnson)™
2. Discussion and possible approval of Resolution creating a City Engagement and Events.
Committee. {Arsenault)
Motion to Approve Resolution by Hankins Eisele 2, AA
3. Designation of Acting Mayor for 2026 (Arsenault)
Kathy Weier designated Acting Mayor by Eisele Hankins 2, AA
4. Discussion and approval of Council Liafson Designations: (Arsenault)
Planning Commission Hankins
Parks Speri and Weier
Personnel Eisele
Lake Links Sper
Engagement and Events Arsenault
Docks Arsenault
Halls Marsh Waeier
5. Parks Committee Member-Renewals. (Weier to recommend slate to Council)
6. Discussion of Halls Marsh and the PLOP {Hankins)

* Denotes item that supporting documentation will be provided
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Section 2. Holidays. Employee is expected to be available in the case of emergencies on holidays.
Section 3. Vacation, Employee does not earn vacation-time.
Section 4, Sick Leave. Employee does not earn sick-leave with this position.

Section 5. Retirement Plan, Employee may participate in the Public Employees Retirement Association
(PERA) and if so City shall contribute an amount equal to the Employee's gross wages multiplied by the
current PERA Employer Rate. The Employee will contribute an amount equal to the Employee's gross
wages multiplied by the current Successor Employee Rate.

Section 6. Expenses Incurred in Performing Duties. It is anticipated that there may be expenses reasonably
incurred by the Employee that are directly related to the performance of the Employee's duties. Thus, the

City shall reimburse or directly pay for actual expenses reasonably incurred by the Employee that are
directly related to the performance of the Employee's duties and as consistent with City policy and this
Agreement. Such expenses above basic mileage require pre-approval by the Council.

Section 7. Indemnification. The City shall defend and indemnify the Employee pursuant to Minnesota
Statutes 466.07 and 465.76. The City shall also defend and hold harmless and indemnify the Employee
from all torts, civil damages, penalties and fines, provided Employee was acting in the performance of
Employee's duties. Nothing in this paragraph shall be deemed to be a waiver by the City of any limitation
on liability set forth in Minnesota Statutes, Chapter 466.

I1X. ENTIRE AGREEMENT
This Agreement contains the entire Agreement and understanding of the terms of Employee's employment.
The City and Employee agree that there were no inducements or representations leading to the execution
of this Agreement except as herein contained.
IV. MODIFICATIONS TO AGREEMENT
The salary and any benefits referred to in this Agreement or provided by the City may be modified or
eliminated by a written Agreement, Council action, provisions in the City's ordinances, City policies or

regulations or provisions in state or federal laws or regulations. This Agreement does not alter benefits
granted by the City of Birchwood Code of Ordinances, or by federal or state law.

V. SEVERABILITY
In case any one or more of the provisions of this Agreement shall be invalid, illegal, or unenforceable in

any respect, the validity, legality and enforceability of the remaining provisions contained in this
Agreement will not in any way be affected or impaired.

VI. CHOICE OF LAW AND VENUE

This Agreement shall be governed by and construed in accordance with the laws of the State of Minnesota.
Any disputes, controversies, or claims arising out of this Agreement shall be heard in the state or federal

Page 2 of 3



CITY OF BIRCHWOOD VILLAGE EMPLOYEE BENEFITS
“All Employees”

Dental and Vision Plan-100% ER Paicd
{Eligible after 60-day probationary period)

6.5% EE contribution
7.5% ER contribution
3years before vested

Note: EE’s may elect to waive participation

ESST-Employee Safe and Sick Time

(immediate Enrollment)

Part-time employees are eligible for ESST time after 80 hours of work within a calendar year. Once
this requirement is met, then one hour of pay is earned for every 30 hours worked up to @ maximum
of 48 hours per year. Total accruals, including carryover amounts, are capped at 80 hours.

Note: Full-time employees will need City Council approval for this benefit

MN PAID FAMILY AND MEDICAL LEAVE

in one vear, EE’s can take up to 12 weeks of medical leave for their own health care, or 12 weeks of
family teave for the following reasons:

To welcome a child, care for a family member, support a family member’s military service,
or respond to certain safety concerns.

Shoutd an EE qualify for both types of leave, they can take up to 20 weeks total in a year.
Note: Birchwood Village will pay the required payroll deduction for employees.

IWO RACKS OF CHOQSING FOR STORAGE OF PERSONAL KAYAKS OR CANOES

EE’s may select two storage racks at one of our beach easements for their kayaks or canoes.
Eligible period is from March 1% through October 31%.
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City of Birchwood Village
Statement of Recelpts Disbursements

As of Becember 31, 2025
Cecember Rt Budget Percent of
2025 2025 2025 Budget
100: GENERAL FUND RECEIPTS
General Property Taxes § 274338 5 618,107 % 618,134 100.0%
{icenses & Parmits $ - & 1412 8§ 500 82.4%
Building Permits s 2,239 § 33,031 § 50,000 36.7%
Kayak/Canoe Permits § - $ 2,005 § 1,700 123.2%
Zohing Permits 5 60 § 988 § 300 329.5%
Animal Licenses $ 150 $ 1,905 § 100 1805.0%
Federa! Grants & Afd $ - % -8 3,192 0.0%
State Grants & Ald $ - § - 8 603,000 0.0%
Small City Aid $ 5790 § 11,579 $ - 0.0%
Charges for Services 5 -8 850 % - 0.0%
City/Town Hall Rent . ¢ 0 $ 870 ¢ 400 167.5%
Park Fees $ - % - 8 - 0.0%
Court Fines s - 5 2,066 S 950 217.5%
Miscellaneous s - $ 5431 & - 0.0%
Interest Earning S 3,865 $ 44,293 & 48,000 92.3%
Contributions of Dangtions from Private Sources - 500 § 720 § 250 288.0%
Refund-Reimbursement-Dividend 5 28§ 7081 $ 9,500 74.6%
Escrows Deposits s - 8 12,000 $ 35,000 34.3%
Transfers from Other Funds $ - 0.0%
TOTAL GENERAL FUND RECEIPTS S 287,019 $ 742,139 § 1,411,026 5&
100: GENERAL FUND DISBURSEMENTS
Ordinances & Proceedings ] 132§ 984 % 2,000 49.2%
Mayor $ 3,693 § 4,073 & 9,180 44.4%
Clerk - Treasurer s 7517 § 108279 § 165,300 66.1%
Elections [ - S - s 1,500 0.0%
Assessing $ - 8 7579 § 6,700 113.1%
Lega! Services § 2,500 5 34500 § 34,000 101.5%
Grants 8 - $ 2126 $ 2,100 101.2%
Planning & Zoning ) - 8 -8 22,500 0.0%
Qffice Operations Supplies $ 236 § 7342 § . 0.0%
Clty Training & Development [ 1,330 § 1,330 § - 0.0%
Insurance - Employee 4 T 19,165 § 3,250 580.7%
Animal Control $ 143 § 2078 § 1,200 173.2%
Software Expense ] 2,536 § 3,197 § 2,100 152.3%
General Fund Englnesting Expenye $ 4,733 § 46,891 § 14,500 323.4%
General Government Bulidings & Plant $ 550 § 6611 § 14,800 44,7%
City Insurance s - 3 13511 § 17,300 78.1%
Cable Equipment & Service $ - % 3335 § 1,750 190.6%
Phone/IT $ 544 5 6546 $ - 0.0%
Police $ - 3 48675 & 97,645 49.8%
Fire $ . $ 59,983 S 65,087 92.2%
Building Inspections Administration ] -8 21548 § 62,200 34.6%
Other Protaction $ 48,412 3 48481 § - 0.0%
Streets & Road Maintenance $ -5 10670 $ 109,000 10.7%
Streat Sweeping $ - $ - s 4,000 0.0%
Tree Care 3 . S 1,026 $ 5,000 20.4%
lee & Snow Removal s 22,501 S 69914 S 34,000 205.6%
Tree Removal s - § - S 15,000 0.0%
Street Lighting $ 1410 § 16375 § 17,000 95.3%
Recycle $ 3312 § 19872 % 20,400 97.4%
Parks L] 3,049 § 42677 S 40,250 106.0%
Lawn Care - Maintenance $ - 8 - 8 8,000 0.0%
Water Resources 5 - 8 1,148 § 1,150 99,9%
Miscellaneous s 78 S 1652 $ - 0.0%
Unallocated Expenditures $ 49 § 98 § 500 15.6%
Escrow Refunds g - 8 33,142 § 30,000 110.5%
Transfer to Enterprise Fund $ - 8 - 8 12,614 0.0%
Uity Relmbursement s s - 5 600,000 0.0%
Newstetter S - § B33 $ - 0.0%
TOTAL GENERAL FUND DISBURSEMENTS S 102,727 § 644,683 S 1,411,026 45.7%
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memo

To:

From:

CC:
Date:
Re:

Birchwood Viflage Mayor and City Council

Ben Wikstrom, Planning Consultant

January 13, 2026 Meeting

131 wildwood Avenue Varlances — Planning Commission Meeting Summary with
Recommendations

The Planning Commission met on December 18, 2025 to hold the public hearings for and make
recommendations on the varlances at 131 Wildwood Avenue, Detailed information about the variances

and applications can be found in the attached staff report.

Between the time the report was written and the meeting, a comment letter from the owners of 127

Wildwood Avenue was received at City Hall. A family representative was present at the meeting, and
was satisfied with the summary of items outlined in the letter as described in the oral presentation by
staff, The letter can be found in the packet.

Three items were stated as objections or concerns in the letter. A summary of each, along with the
response provided by staff and the discussion by the commission:

“Vegetative Alterations.” The complaint stated that the applicant should be required to
mitigate significant trees that were removed for construction. Staff recited the ordinance that
states that tree removal is allowed within 10’ of the building foundation and driveways or
sidewalks. it was noted on the survey of (previously} existing conditions that there were 12
significant trees on the property, and 2 were preserved. The City does not employ an arborist,
and the applicant (Joe Galatowitsch) stated that many of the trees that were removed were
dead, dying, or diseased, and that the immediate neighbors were thankful for the removal of
silver maples that were in dangerous condition. Staff also listed the species that are allowed to
be removed without mitigation (silver maples among them), and noted that the survey only
listed the genus of each tree, but not the species (it is assumed that a variety of ash that was
present was allowed to be removed without mitigation). Finally, staff and the applicant noted
that the applicant proposes to plant roughly 40 trees on the site, and while many will not meet
the requirements of mitigation, some species have not been chosen. Overall, the commission
was satisfied with the proposed landscaping on the site and believed that the intent of the
ordinance will be met with the preserved trees and proposed fandscaping.
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The recommendations for each variance were made, with findings and conditions, as follows:

Principal Structure Side Yard Setback Variance (reduced from 10’ to 5°)
Findings

The proposed use Is reasonable

The location is a reasonable reguest meeting the general intent of the zoning ordinance,
considering the unigue circumstances of the lot

The lot Is small for a riparian property and was not created by the applicant; the “bluff” line and
setback from the lake, along with the narrow lot width, lead to long and narrow principai
steuctures and garage locations nearer the street than on a conforming lot

The proposed location of the garage will move parking away from and off the street and right-
of-way

Runoff will be contained and filtered on site

The proposed location does not impair safety of the neighborhood or diminish property values
The same considerations that led to the approval of the iocation of a detached garage remain

Conditions

1

2.
3
4

Construction activity shall be confined to the subject property

The peak height of the attached garage shall not exceed 20'6"

The gabled roof of the garage shall have no less (shallower) than a 3:12 pitch

This setback variance shall only apply to the attached garage location; any future house addition

“would require approval by the City Council, as well as a variance to allow increased impervious

surface

Principal Structure Front Yard Setback Variance (reduced from 30’ to 16’)
Findings

The proposed use is reasonable

The location is a reasonable request meeting the general intent of the zoning ordinance,
considering the unique circumstances of the lot

The lot is small for a riparian property and was not created by the applicant; the “biuff” line and
setback from the lake, along with the narrow lot width, lead to long and narrow principal
structures and garage iocations nearer the street than on a conforming lot

The proposed location of the garage will move parking away from and off the street and right-
of-way

Runcff will be contained and filtered on site

The proposed location does not impair safety of the neighborhood or diminish property vaiues
The same considerations that led to the approval of the location of a detached garage remain

Conditions

i

2,
3.
4,

Construction activity shall be confined to the subject property

The peak height of the attached garage shall not exceed 20'6"

The gabled roof of the garage shall have no less {shallower) than a 3:12 pitch

This setback variance shall only apply to the attached garage location; any future house addition
would require approval by the City Council, as well as a variance te allow increased impervious
surface
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MEETING MINUTES {Draft)
Birchwood Planning Commission Regular Meeting 12/18/2025
Submitted by Michael Kraemer - Secretary

COMMISIONERS PRESENT — Acting Chairman — Michelle Maiers-Atakpu, Michae! Kraemer, Casey
Mubm

COMMISSIONERS ABSENT — Andy Sorenson, Michael McKenzie

OTHERS PRESENT: Ben Wikstrom - City Planner, Marcus Johnson - City Engineer, Jennifer
Arsenauilt — Mayor, Joe and Therese Galatowitsch, Ben Reiss — representing Sue and Al Reiss 127

Wildwood Ave '

CALL TO ORDER: Acting Chairman — Michelle Maiers-Atakpu called the meeting to order at 7:00.

APPROVAL OF AGENDA: Motion by Muhm, 2™ by Maiers-Atakpu to approve the agenda. Vote:
Yes — 3, No — 0. Motion passed.

OPEN PUBLIC FORUM - None

—— e

REGULAR AGENDA

1. Variance Review 131 Wildwood Ave — Principal Structure {attached garage) east side-
yard setback from 10" to 5",

a. Review Staff Report (Supporting information was provided.)

. City Planner Ben Wikstrom reviewed his staff report and the project
history including the decisions forwarded from the March 8, 2025
Planning Commission meeting where the variance(s) for side yard (5')and
street frontage (16’) setbacks for a free-standing garage had been
approved.

ii. City Pianner Ben Wikstrom introduced a December 15, 2025 memo from
Sue and Al Reiss, 125 Wildwood Ave raising concerns related to the
proposed variances. (This memo had not been made available to the
Planning Commission prior to the meeting. A single copy of the memo
was made available from City Engineer and circulated among the Planning
Commission at the meeting.)

1. Concerns in the memo included the following:
a. Protection of the city’s tree canopy and replacemant of
significant trees per city code 302.55 (2.d.3 &3a)
(Replacement one for one.) Site plans indicate that 10 of
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a. The 49.5 lot width is a common limiting configuration of
the platting in Birchwood. This coupled with the bluff line
impacts on the lot leaves iimited options for buiiding site.

b. The attempt to maximize with the roadway setback for
principal structure and the attempt to maximize onsite
stormwater treatment and off-street parking indicated the
proposed 5’ setback was a reasonable attempt to comply
with the intent of the code.

3. Were the special conditions or conditions or circumstances created

by the applicant’s action or design solution? Why or why not?

a. Yes, the special conditions were created by the applicant’s
attempt to maximize with the roadway setback for
principal structure and the attempt to maximize onsite
stormwater treatment and off-street parking.

Will granting the variance result in any increase in the amount of
water draining from the property? Why or why not?

a. The proposed surface water management plan minimizes
the amount of water draining from the property and
provides improved onsite stormwater runoff containment
and treatment compared to existing conditions.

Will granting a variance impair an adequate supply of light and air
to adjacent property, or unreasonably diminish or impar
established property values within the surrounding area, or in any
other respect impair the public health, safety, or welfare of the
residents of the city? Why or why not?

a. The proposed variance applies only to the placement of
the proposed attached garage. The garage placement
improves separation of the structure from the city street,
Increases open space between the structure and the street
right-of-way line. The garage location minimizes the
impacts of garage activity away from the street which
improves street safety and creates locations for
stormwater collection and treatrment. Landscaping and
grading plans resulting from the variance are anticipated to
improve stormwater management and to create a positive
“green” buffer between the street and adjacent properties.

b. The lowering of the roof height below the roofline of the
principal structure, the proposed use of increased roof
pitch and dormers on the garage’s second floor maximizes
structure usezable space while minimizing the footprint and
the “mass” of the structure that might have been allowed
by code per a 18’ tall This improves the aesthetics and
view-sheds of adjacent properties, and maintains light and
air circulation.
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provides open space separation behind the street ROW
and adds off-street parking. The installation of an internal
site driveway and increased garage set back from the
street right-of-way improves sight distances and reduces
the blind traffic movements of vehicle backing on to the
an already congested roadway.

. Are the special conditions or circumstances that are peculiar to the
land, structure, or building involve? Why or why not?
a. The lot size and bluff line location minimize the amount of

practical buildable lot depth. Achieving the 30’ setback
would not be practical.

. Were the special conditions or conditions or circumstances created
by the applicant’s action or design solution? Why or why not?
a. The lot size and bluff fine restrictions were pre-existing and

not the result of the applicant. The ability to respond to
the site limitations and code limited the options available
to the applicant. The applicant’s design incorporated
minimal practical garage footprint and resulted in the
proposed 16’ foot street setback.

Will granting the variance result in any increase in the amount of
water draining from the property? Why or why not?

a.

No increase. The proposed surface water management
plan utilizing pervious pavers and rain gardens minimizes
the amount of water draining from the property and
provides improved onsite stormwater runoff containment
and treatment compared to existing conditions.

Wil granting a variance impair an adeguate supply of light and air
to adjacent property, or unreasonably diminish or impar
established property values within the surrounding area, or in any
other respect impair the public health, safety, or welfare of the
residents of the city? Why or why not?

The proposed variance applies only to the placement of
the proposed attached garage. The garage placement
improves separation of the structure from the city street,
increases open space between the structure and the street
right-of-way line. The garage focation minimizes the
impacts of garage activity away from the street which
improves street safety and creates locations for
stormwater collection and treatment, Landscaping and
grading plans resuiting from the variance are anticipated to
improve stormwater management and to create a positive
“green” buffer between the street and adjacent properties.
The lowering of the roof height below the roofline of the
principal structure, the proposed use of increased roof
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a. The information provided in the application indicated the
applicant will comply with all the code requirements to
accommodate a site impervious surface percentage in
excess of 30%. Appears the applicant request is reasonable
and complies with the general purpose and intent of City
Ordinance 302.050. (6).

. Are the special conditions or circumstances that are peculiar to the

land, structure, or building involve? Why or why not?

a. The site is an under-sized riparian lot. The size of the lot
coupled with the sizing of structures and impervious site
treatment is creating impervious surfaces in excess of 30%.

Were the special conditions or conditions or circumstances created

by the applicant’s action or design solution? Why or why not?

a. Yes, the special conditions were created by the applicant’s
creation of impervious surfaces on the lot and the
properties proximately to the shoreline of White Bear
Lake. City code requires impervious surfaces in excess of
30% require establishment of a Riparian Buffer planting
area equivalent to 8% of the shoreland impact zone for
every 1% the impervious surface percentage exceeds 25%.

Will granting the variance result in any increase in the amount of

water draining from the property? Why or why not?

a. The proposed surface water management plan minimizes
the amount of water draining from the property and
provides improved onsite stormwater runoff containment
and treatment compared to existing conditions.

b. The City Engineer has reviewed the stormwater
Management Plan and is supports its completeness.

Will granting a variance impair an adequate supply of light and air

to adjacent property, or unreasonably diminish or impar

established property values within the surrounding area, or in any
other respect impair the public heaith, safety, or welfare of the
residents of the city? Why or why not?

a. The implementing the surface water management plan
proposed for the site will have little impact on surrounding
properties other than to improve surface water treatment
and control.

. A variance must not be granted simply because there are no

objections or because those who do not object outnumber those

who do.

a. Concerns as presented in the Reiss December 15, 2025
memo were considered in the deliberation on this
variance.
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STAFF REPORT
Meeting Date(s): December 18, 2026 Planning Commission
January 13, 2026 City Council (Anticipated)
Scope: Variances - Principal Structure Side- and Front (ROW) Yard
Setbacks; Impervious Surface >30%
Applicant; Joe and Therese Galatowitsth, owners
Representative: Joe Galatowitsch
Property Location: 131 Wiidwood Avenue
flepartprepated oy Bon Wiairom, Plapning Conaibart _____
ATTACHMENTS
1. Application with narrative
2. Elevations

3. Exhibit depicting proposed improvements
4. Survey depicting proposed setbacks and impervious surface
6. Engineer’s review letter (re: impervious surface)

BACKGROUND

Joe and Therese Galatowltsch were previously approved, through multiple variances, for
construction of a new, single-family home and detached garage on the property at 131
Wildwood Avenue.

The aerials shown below, from 2023, are the latest available from Washington County. The
updated survey, attached to this report, shows both existing conditions (improvements in
process) and proposed construction.

SURROUNDING USES

North: White Bear Lake

East: Single-family home

3 South: Wildwood Avenue and single-family homes
[l West: Single-family home

Variance Application — 131 Wildwood Avenue
1
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calculations and design; however, any total over 30% impervious requires a variance with a few
additional submittal items. And third, if the garage becomes attached, the 18-foot height limit for
detached garages no longer applies, and the attached garage could be built up to the height of
the tallest point of the principal structure (assuming the revised calculations would not bring the
average helght of the overall structure over 30", which would be rare and in this case they would
not result in an increase).

The proposed construction would require approval of the following variances:
» Principal structure setback from the right of way (front property) line of 16’, a
variance of 14’ from the ordinance requirement of 30'
» Principal structure sethack from the eastern (side) property line of §', a varlance of
§' from the ordinance requirement of 10’
¢ Impervious surface exceeding 30%

E
As you will remember from prior applications, recommendations and decisions on variances are
to be considered based on these criteria, as excerpted from the zoning ordinance:

SUBD. 1.
A, Variances shall only be permitted
i, when they are in harmony with the general purposes and intent of the ordinance and
{i. when the variances are consistent with the comprahensive plan.
8. Variances may be granted when the applicant for the variance establishes that there are
practical difficultles in complying with the zoning ordinance.

SUBD. 2. "Practical difficulties,” as used In connection with the granting of a variance, means
that:
i. Special conditions or circumstances exist which are peculiar to the land, structure, or
building involved.
ii. The condition which result in the need for the variance were not created by the
applicant’s actfon or design solution. The applicant shall have the burden of proof for
showing that no other reasonable design solulion exists. ,
{ii, The granting of a variance will result in no increase In the amount of water draining
from the property.
iv. Granting the variance will not impalr an adequate supply of light and air to adjacent
property, or unreasonably diminish or impair established properly values within the
surrounding area, or In any other respect impair the public health, safety, or welfare of
the residents of the City.
v. No varlance shall be granted simply because there are no objections or because
those who do not object outnumber those who do. |
vi. Financilal gain or loss by the applicent shall not be considered if reasonable use for :
the property exists under terms of the Zoning Code.

Perhaps a clearer understanding of how “practical difficulties” are determined is found by a
League of Minnesota Cities summary of their relation to State Statute:

A. Practical difficuities

“Practical difficulties” is a legal standard set forth in law that cities must apply when considering
applications for variances. It Is a three-factor test and applies to all requests for variances. To
constitute practical difficulties, all three factors of the test must be satisfled.

Variance Application - 131 Wildwood Avenue
3
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Applicants’ comments
See the applicants’ narrative, which details how the proposed construction mesets the
intent of the ordinance, the criteria for variances, the practical difficully test, etc.

Staff comment
From the previous application, most of which still stands: The applicants' comments are
correct, in that this is an improvement to a non-conforming situation versus a rebuild in
the same location, as is allowed. While the garage footprint will take a slightly different
shape, the overall size Is sfightly smaller, and the movement further from the property
line, while not coming fully into conformance, is seen as an improvement that obviously
does not increase the non-conformity. Many garages in the neighborhood meet neither
the side yard nor the street side setback(s), so the character of the neighborhood is not
an issue. This is a reasonable request, and the lot width and size are not a result of
actions by the applicants. Should this variance be denied, the applicants would likely
canstruct a garage in the previously existing location, which would be allowed but be a
worse situation, aesthetically and practically, than what it proposed. (This /ast sentence
has changed, in that the applicants would build a defached structure with the previousiy-
approved sethacks, and may alter the roof pitch {o gain mass and interior space.)

Applicants’ comments
See the applicants’ narrative, which details how the proposed construction mests the
intent of the ordinance, the criteria for variances, the practical difficufly test, efc.

Staff comment
See staff comment on the previous variance; the same points and logic apply to this
request.

Variance Application - 131 Wildwood Avenue;
5 !
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is attached to this report. The Engineer is comfortabie with the materials that have been
submitted, and the calculations show compiiance with the requirements of the ordinance. There
are a few suggested construction improvements related to drainage and stormwater
management, and a condition of approval of this variance will be compliance with the Engineer's
raview letter. The applicants, in thelr narrative, have made some valid points on the
improvements to overali drainage over previously existing coriditions, the reduction in unfiltered
water reaching the lake, the intent and performance of the raingardens, the percentage of
natural (filtering) vegetation to be planted which will greatly exceed the minimum requirements
of the ordinance, efc.

As with the past variances for this property, staff would encourage the commissloners
and council members to read the applicants’ narrative in the attached application in its
entirety; it is a thorough cutilne of their pians, and explains the reasoning for certain
decisions In the design process. Additionally, there are insightful comments (as
referenced above) answering the questions asked of any applicant regarding the
variance process and how thelr proposal meets the critoria necessary for approval. itis
a very well-written and logical narrative that will be helpful in fully understanding the
proposed variances prior to making a recommendation or decision.

RECONMENDATION

The setback variances are a purely subjective decision, based on what the commission/council
view as a “reasonable” request and as the existing character of the neighborhood. Considering
the location of a detached garage Is determined, allowing to be attached in the same location
seems to be a reasonable decision. Potential conditions and outcomes, as outlined in the
previous section, should be discussed at the Planning Commission mesefing.

The impervious surface variance is reasonable, if an applicant can prove that they can meet
stormwater control requirements within the ordinance and provide the necessary mitigation
measures for drainage and filtering. In this case, they have, and the City Engineer has
recommended approvali of the variance.

Should the Planning Commission recommend approval or denial at this meeting, staff will
prepare a memo for the January City Council mesting outlining the findings for the
recommendation.

Variance Application — 13T"Wiithsod Avenue crt .
7 _
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Upon recommendation of the Planning Commission, the City Council will consider and decide the
variance application.
A, Applicant’s Name: Jog Galatowitsch Telephone:

Home: §51.983-4470
Work/Cell: Same

B. Address (Street, City, State, ZIP):
131 Wildwood Avenus

C. Property Owner’s Name (If different from above): Telephone
Home:_
Work/Cell:

D. Location of Project: 131 Wildweod ave
E. Legal Description: See attached background document
F. Description of Proposed Project: Build an attached garage to a newly constructed home

G. Specify each section of the City Code for which a variance is sought. (Variances are not to be
granted for the provisions of 301.050 but instead may be granted for other sections of chapters 200 or
300 that cause the existing or proposed structure or use to be non-conforming). See attached background docum:

H. Explain how you wish 1o vary from the applicable provisions of the ordinance: See attached background docu
1 Please attach a site plan or accurate survey as may be required by ordinance, a Plot plan drawn to

scale showing existing and proposed new and changed structures on the lot, and existing structures on

adjacent lots.

J. Please answer the following questions as they relate to your specific variance request:
1. Inyour opinion, is the variance in harmony with the purposes and intent of the ordinance?

Q Yes Q No
Why or why not? See attached background document

2. In your opinion, is the variance consistent with the comprehensive plan?
3 Yes & No
Why or why not? See attached background document

3. Inyour opinion, does the proposa! put property to use in a reasonable manner?
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The applicant declares that they are familiar with application fees and other associated costs and with
the procedural requirements of the City Code and other applicable ordinances, and that, with the
exception of the City Code listed in question G, the proposed project conforms to the City Code, that
the information provided in and enclosed herewith is complete and that all documents represented are
true and correct representations of the actual project/building that will be built in conformance with

such representation if approved.

Applicant’s Signature: { Jaga ot Date: November 15, 2025

Fee Owner’s Signature: Date:
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City of Birchwood Village Attached Garage Variance Application —
Supporting documentation

Section E:

All that part of Lot 1 of Birchwood and of Wildwood Avenue, vacated and of Lot "A"
Block 3 of Lakewood Park, First Division bounded as follows:

On the North by White Bear Lake; on the west by a line parallel with the westerly
line of Lot 1 of Birchwood and 105 feet easterly therefrom and extended to the
north line of Wildwood Avenue as laid out on the plat of Lakewood Park First
Division; on the south by said Wildwood Avenue; on the east by the easterly line of
said Lot "A" extended to White Bear Lake. Being a parcel of land fifty feet front on
White Bear Lake and running back fifty feet in width to the said Wildwood Avenue.
Washington County, Minnesota.

SectionF:

1. Build an attached garage to a newly constructed home

Section G:

1, New home and garage to be built under section 301.050
a. 2. Non-Conforming Pre-Existing Structure: A structure existing at the

time of the adoption of a zoning control that was lawful prior to the
time of the adoption of the zoning control but does not comply with
that control. APPLIES

2. Non-Conforming Pre-Existing Use: A use or occupation of land
existing at the time of the adoption of a zoning control that was lawful
prior to the time of the adoption of the zoning control but does not
comply with that control. B. A non-conforming pre-existing structure
or use existing at the time of the adoption of an additional zoning
control may be continued, including through repair, replacement,
restoration, maintenance, or improvement, APPLIES uniess: 1. the
non-conforming pre-existing structure or non-conforming pre-existing
use is discontinued for a period of more than one year,; or 2. the non-
conforming structure is destroyed by fire or other peril to the extent of
greater than 50 percent of its estimated marketvalue, as indicated in



e T IR OIS, (IR PISYIGLS PTORGTa PTOYEHTIS LR MARGER DOLall Vi
ot sica (aq. B8) THO 50 ] 9000 <10 Lakesidalotidakmin « 0% 1 55,000 )
friocten wesy skds Setback {t.} as os 0 00 150 Proposod Eouso is 05 £t namower !
[Hoces Bent Sdo Sottmek ift.) 4 13 39 w0y 130 Aol onstakie b woll beck from ordinencs: .
umm o 1 5 " . frooms " 1000 Comtusntwith beshtont
ek wert L 45 a3 4 -1 150 Praposad deck alignas with tids of howe:
[Dockesst siir setback It} 0 ® 3 100 600 Etiminata tiée vard deck, sdd frook porch o
bours OMYY setheck ft.) LX) 433 0 5.0 A3 Maissinsetheok a¥gn Rt with sidy kot Bney Mo
[ taziin chvele OHW wettck (96} By 353 3 0o <1370 Proposod dock B Gocp v 12" for sravicas o
tothed peragn strest S0W scthedk {iv.) L] b1 % 0o 4800  Sipifcantimprovenent Gom preders et
iachied g rego wast oo stk (1) s H os 100 00  Stghtimprovenent from provious rea
[Uncowersd dacks wexl woodod wallways (g, fL.) 830 s L) . - Front, betk anctakisn INe
Gffetront purting onte (0. L) [} 30 o0 . . O8f ptroat oumyerd &
O-stroxt parking rpeces ] wptod wiod . - Awrape vehiclor 35,7 541y o
pepardous coverags {1 ft) s 87 185 un ] Stegutation = B0 {w permit], Propecd » B2%
Roselen rove nxtural phartings s, 1Y) 00 Ko ? 0 .17 £8% ot riparie sron for aach 195 owr 298
Rrtacg wals withis oseten zoe Yea You Rencionsl __Sap . bprowo efoston cotitrsl end eeflake sccs: by
Section H:

¢ Requested principle structure (attached garage) side yard variance
moves the garage 5 ft. closer to the side yard on the EAST side of the ot
vs. ordinance and 0.5 ft less non-conforming vs. the non-conforming
pre-existing garage

¢ Requested principle structure (attached garage) road setback variance
moves the garage 14 ft. closer to the road right of way vs. ordinance
and 16 ft less non-conforming vs. the non-conforming pre-existing
garage

* Requested impervious surface coverage slightly exceed the 30% limit. It
is believed that the ‘as built’ structures will be very close to the 30%
limit.

Section J:

1. Each variance request is in harmony with the purposes and intent of the
ordinance

a. The garage side yard variance request is less non-conforming compared
to the non-conforming pre-existing garage side yard location (5 ft. vs.
4.5 ft.} and thereby facilitates 11% wider access between the garage
and the side yard.

b. The garage road right of way variance request is less non-conforming
compared to the non-conforming pre-existing garage road right of way
location (by 16 ft.) and therefore is creating less non-conformance vs.
the non-conforming pre-existing garage. The garage road right of way
variance request is sufficiently removed from the road right of way to
create off-street parking spaces on the lot thereby relieving ROW
parking and future road improvement complexities.
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considerations and limitations for reasonable use, lake access, erosion,
runoff control, and safety

. The non-conforming pre-existing home, decks, and garage footprint, as
well as the old riparian hardscape structures, perpetuates several
zoning and set-back related difficulties that these variances are
designed to remedy.

i. Granting the requested variances has the following impacts:

1. Reducing non-conforming areas associated with the non-
conforming pre-existing house, garage, and decks by about
575 sq. ft.
2. Net decrease in total non-conforming area of more than
450 sq. ft. (~ 6% of total lot area and 36% of non-
conforming pre-existing structures)
3. Creation of several off-street parking spaces
4. Meaningful separation of the garage from the road ROW
(16 ft.)
5. Impervious surface infiltration ~ 100% vs. 0%
6. Reduction of annual stormwater runoff into the lake by
over 40%
. To achieve these goals, we have squeezed the house and garage sizes,
locations, and setbacks to optimize reasonable use of the lot, while
preserving the intent of the ordinances, reducing non-conformance,
ensuring safe access, managing stormwater, and creating an
aesthetically attractive and functional property.

i. The side yard variance request for the attached garage is, in part
driven by the small size of the lot (7590 sq. ft.) and the relatively
narrow lot width (49.8 ft.). If the garage would comply with the
side yard setback, it would overlap and cover most of the front of
the house situated behind it. This would perpetuate a ‘garage
dominated’ or ‘snout house’ street view rather than a more
balanced and integrated view of the house and garage together.

ii. The road right of way variance request is necessitated by the
small lot size and the relatively short usable length of the lot. At~
150 ft, the lot provides very little room to accommodate road,
lake and side yard setback requirements and a reasonably sized
and situated house and garage. |
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Impervious Analysis | Existi Proposed | Change | Comment
Total lot (sq. ft.) 7580 7590 0 Per survey
::Iax. Impervious (sq. | 1898 1898 0 25% per ordinance
A
Structure impervious | 1856 | 2088 +232 | House, porch, and garage
(sq. ft.) footprint
Sidewalks (sq. ft.) 285 185 -100 [ Steps only {pervious pavers
for walks)
Driveways (sq. ft.) 0 0 0 Pervious pavers
Other impervious 0 54 +54 Front porch extension plus
(sq. ft.) covered walkway
Total Impervious (T1) | 2141 2327 +186 | Requires variance (S0 sq. ft.
(sq. ft.) (28%) (30.7%) over)
Retention Volume 196 213 +17 See MIDS v4 calculator
(cu. ft.) results below
Rain Garden (RG) (sq. | 0 375 +375 | 8" ponding depth
ft.) :
RGinfiltrationrate |0 250 +250 | (RG x 8)/12 (24-hour
{cu. ft.) infiltration rate)
Impervious runoff 0% 100% +100% | Infiltration rate > TI runoff
infiltrated
NET impervious 28% 0% -100% | All impervious runoff
Surface infiltrated
Provius  Proposwod Diforsnes % 0B,  Absolte | Detalls
1240 1500 a0 i 19.85%  306x33w 03 favernge}x 50
578 L) 12 s TR x40 x2k
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Date: December 15, 2025
To: The City Engineer and Ptanning Commission Members *’
From: Sue and Al Reiss, 127 Witdwood Ave. email: sue.reiss@live.com i
RE: 131 Wildwood Ave. Variance Application Dated November 15, 2025

We have 3 maln concerns regarding the variance application for 131 Wildwood Ave., Birchwood, MN:

¢ Vegetative Atterations
* Proposed Driveway/Courtyard (Patio)
» Principal Structure {Attached Garage)

Each wilt be discussed in turn.
Vegotative Alterations

1. Birchwood Zoning Code:
a. Birchwood Zoning Code 302.55 {2.d.1) “Generally. The purpose of this section is to preserve,
protect and reduce the loss of trees and other vegetation...”
b. Birchwood Zoning Code 302.55 (2.d.3&3a)
i (3) “Removal of Trees - Replacement Required. Whenever significant trees, are to be
removed, the following requirements shall apply:” :
i. (3a) “Significant trees that are removed shall be replaced at a rate of one (1) tree g
replaced for each one (1) significant tree lost.”
c. Note: Allowing Clear Cutting per 302.55 (2.d.2) does NOT negate (or excuse) the need to
comply with 302.55 (2.d.3) regarding the requirement to replace the trees.
2. Comprehensive Plan:

inthe Birchwood Comprehensive Plan, Land Use and Objectives #8 states: “Protect and presesve the
city’s tree canopy and significant healthy trees by enforcing the Significant Tree Ordinance [listed above]
that establishes maintenance, removal and reptacement standards”

3. Original Tree Coverage:

a. Thelot survey included in the Variance Application Document “4-Garage detail for variance
application...” is enlarged and shown on Exhibit A. The trees on the lot are circied in red. Per
the survey there were originally 12 significant trees on the property.

b. TheWinco Landscape and Design Diagram sent to us attached to the Letter of Notice of Public
Hearing Regarding Variance Request, shows only 2 of the original 12 tree remaining — for your
convenience shown again in Exhibit B. 10 significant trees were removed.

4. Summary of Vegetative Alterations:
a. if10trees are not added back into the property, the property will be out of compliance with
Zoning Code 302.55 (2.d.3a).
b. Avarianca request for this was not submitted.
Page 1 of 10
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1. Birchwood Zoning Code:

a. Birchwood Zoning Code: The Veriance Application Supporting Document is confusing in that it
mixes Principal Structure Code requirements with No n-Conforming Pre-Existing Structures’
positions on tha property making the non-compliance appear less severe. Howaver, when the
garage is attached to the house it is part of the Principal Structure and a non-conforming pre-
existing structure, the detached garage and grandfathered Codes should no longer apply.

Section H of the Varlance Application Supporting Document

Supporting Document Wording

Supporting Document Faulty Reasoning |

Requested principal structure (attached
garage) side yard variance moves the
garage 5 ft. closerto the side yard on the
EAST side of the lot vs. ordinance and 0.5 ft
less non-conforming vs. the non-
_conforming pre-existing garage.

The previous garage location is not material |
10 this argument.

This variancs would allow the Principal
Structure to have a 5’ set back from the
EAST lottine. it would be 5' more non-
conforming.

Requested principal structure (attached
garage) road setback variance moves the
garage 14 ft. closer to the road right of way
vs. ordinance and 16’ less non-
conforming vs. the non-conforming pre-
existing garage

The previous garage location is not material
to this argument.

This variance would allow the Principal
Structure to be set 16’ from the road right
of way and would be 14’ more non-
conforming.

b. As noted in the above table, the principal structure as proposed will not meet the 30’ setback
requirement - 14 ft. of it is non-conforming. The new area of the principal structure non-
compliance is 588 square ft (14'x21°x2 (i.e. Length x Width x 2 Stories)). That is a huge amount
of non-compliance space and should not be approved. See Exhibit E for an ittustration.

2. Size of Proposed Attached Garage:

a. In3ection J.3.b of the Supporting Document for the variance, it states: “A sufficiently large
garage (21x28) is therefore essential to accommaodating the unique requireaments of lakeside
living” 588 square feet, is a “sufficlently large garage”, and could be considered reasonabie.

b. Howevar, the variance application requests 1,176 square foot “attached garage” {(21x28x 2
stories). 1,176 square feet and 2 stories is more than a garage. Allowing the 2™ story would

provide ease in the future to-add an ADU (Accessory Dwelling Unit) or another

bedroom/bathroom suite or additional living area. One should be cautious of potential non-

conforming use of the 2" story.

3. Summary of Principal Structure (Attached Garage):

a. Impact of a principal structure's Code compliance should not calculated using Non-
Conforming Pre-Existing encroachments as was done in the Variance Apptication Supporting

Document.

b. The negative impact of the proposed structure is understated.

. Future usage of the 2™ story of the garage would be difficult for the City to control.

Pags 30f10
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L)IP‘,i P ‘*Jf
VILLAGE H.-w-,_

WINTER: THE SEASON OF CO AWARENESS

Winter brings snow; ice; frigid winds — and an uptick in 811 calis for carbon manoxide issues.
CO'is a‘colorless, odorless gas created by éveryday items like furnaces, space heaters, stoves,
dryers, generators and vehicles. Even smait amounts built up indoors can cause CO poisoning,

with' symptoms inciuding headaches ordizziness, nausea or vomiting,. shortness of breath,
fatlgue, and confusion. Each year, more than 200 people in the U. S. die from CO- poisomng

Here's what you need to know to bé safe and avoid a cail for helpin the New Year:

+ Place working CO detectors with frésh bidtteries on évery ficor of your home, especialiy
near bedrooms. interconnected CO-alarms are best; when one sounds, they all sound.
Alarmsare the first and most effactive defense against CO polsoning.

* Never idle your car or use a portable generator in a-garage — even with the-__duor_s apen,
CO fumes can still drift inside the main residence. One portable generator can produce
the. same amount of CO-as hundreds of cars.

+ Get your furnace and fireplace/chimney inspected annually and repaired or replaced if
needed. Your heating system works hardest in'winter, and that's when leaks or blockages
‘are the.most dangerous.

» Keep outdoor vents clear of leaves, snow and ice to prevent backdrafts. ‘

» If your CO-alarm goes off 6rif multiple peapie or pets suddenly feel sick or lethargic In the
‘same area of yuur'hume-~ get outside to fresh air immediately — and then call 911.

Stay.safe, be'proactive, and don't ignore early signs of fatigue or nausea indoors, For more

information, visit the W.§. Consumer Product Safety Commission.

o
Gl

WY AHERITE'S GEERICE DECEMEBER

2055




€8

b

abeg

NOLLYIOIA AHO/ALY
TYOIaaN
WVOS/Ianvud
WOIGEN

IYOIGIN

TYHCIN

ANIVIdWOD Olddvat

dOLS D44Vl
NOILVIOIA DNV
uopdussaq Jusag

JOVTIA QOOMHOHIE ‘aay e XXX

FOVTIIA QOOMHOYIE *2AY POOMPJIM XXX

FOVTIA GOOMHIYIS "9y POOMPIA XXX

JOVTHA GOOMHOHIS 'SAY ROOMPIA XXX

FOVTIA COOMHOHIS "2AY POOMBIM XXX

FOVTHA QOOMHOHIE 'aAay POOMPHA XXX

AV TIA GOOMHONIE ‘Ul SYBQ and / 4@ abpine)

FOVTIA GOOMHOIUIE ‘G INIT ALNMOD 1SV3/ LS ¥va3o
JOVTIA GOOMHOUIA "AAY COOMTTM LEL - XXX

ssaippy

60L690SZOM
L1$890520M
10999052IM
629S90SZIM
Ly1890820M
9EPSI05ZOM
GSZS905ZOM
L06¥90520M
£91920520M

#osen

Sair Ton

Wd 02:92'G S20z/6z/Z |
Wd 22'6¢'6 S202/¥e/ZL
WV 8E:0E:6 S202/SLiT)
Wd 90:£2:21 S202/01/24
Wd 6%:22:8 52021621
Wd Z5°0v°8 SZOZILIZ)
Nd Ev:SLit SZOZI9ZI
Wd 00:8¥5 SZ0ZH1ZH
WY 00:L€'€ G20Z/L7EL
ayegjuapoiy




& outlook

Important Update: Proposed Gas Rate Changes

From Xcel Energy <noreply@account.xcelenergy.com>
Date Wed 12/31/2025-8:03 AM
To  City of Birchwood Village <info@cityofbirchwood.com>

€2 XcelErergy*

NEW NATURAL GAS RATES PROPOSAL

On Oct. 31, 2025, Xcel Energy proposed new natural gas rates for Minnesota
customers to begin in 2028, Our rate proposat to the Minnesota Public Utilities
Commission (MPUC) supports improvements to the natural gas delivery
system, including:

» Fire safety systems at natural gas peaking plants in Inver Grove
Heights, Mendota Heights and Maplewood to ensure continued safety
and reliability of these plants and their surrounding communities.

« Natural gas transmission and distribution infrastructure to support
system reliability for new and existing customers. Currently, we operate
nearly 10,000 miles of transmission and distribution infrastructure that
continually needs to be modernized and maintained. These
investmenis ensure safe and efficient operations of our system

s Transitioning to more efficient vehicles and equipment that ultimately
save money and lower the overall cost of operations.
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WASHINGTON COUNTY
HISTORICAL SOCIETY

¢ All Events

Minnesota Streetcar History with Aaron
Isaacs

February 11 @ 7:00 pm - 8:00 pm CST

87



In-person attendees:
1862 Greeley Street South
Stillwater, MN 55082

Virtual attendees:
Link to WCHS YouTube page

O Add tocalendar ~

Details Organizer

Date: Washington County Heritage Center
February.11 Phone

Time: 651-439-2298

7:00 pm - 8:00 pm CST Email

Event Category: emily.krawczewski@wchsmn.org

Washington County Heritage Center

View QOrganizer Website
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1862 Greeley St S
View larger map
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