
Any person who has special needs while attending these meetings or needs agenda materials 

for these meetings should contact the City Clerk as soon as possible to ensure that a  

reasonable accommodation can be made. 

The City Clerk can be reached by telephone at (715)346-1569,  

TDD# 346-1556, or by mail at 

1515 Strongs Avenue – Stevens Point WI 54481 

AGENDA 
CITY PLAN COMMISSION 

 

Monday, November 1, 2010 – 5:00 p.m.@ 

Lincoln Center – 1519 Water Street 

Stevens Point, WI 

 

(A Quorum of the City Council May Attend This Meeting) 

 

INDEX: 

  

1. Approval of the Minutes of the October 4, 2010 Plan Commission Meeting.  

 

2. Discussion and possible action on a Certified Survey Map from Albert Feltz, for the 

properties located at, and adjacent to 3115 Feltz Avenue.  Parcel IDs 2308-03-2001-08, 

2308-03-2001-07, and 2308-03-2001-22. 

 

3. Discussion and possible action on a request from Luke Hillgers for a Conditional Use Permit 

to create a 4-bedroom apartment unit on the second floor of the building located at 1141-

1157 Main Street, and to have off-site parking for the unit.  Parcel ID 2408-32-2026-01. 

 

4. Discussion and possible action on a request from Jeffrey Lane, 409 Bukolt Avenue, for a 

Conditional Use Permit for the purposes of constructing a screened porch using the “R-TND” 

Traditional Neighborhood Development Overlay District minimum setback requirements.  

Parcel ID 2408-30-4018-13. 

 

5. Adjourn. 
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REPORT OF CITY PLAN COMMISSION 


 


Monday, October 4, 2010 – 6:00 p.m. 


 


PRESENT:  Chairman Mayor Halverson; Ald. Jerry Moore; Tony Patton; Anna Haines;              


  Shari Laskowski; Maurice Rice; Jack Curtis 


ALSO 


PRESENT:   Comm. Dev. Dir. Michael Ostrowski;  Ald. Molski, M. Stroik, Suomi, &   


  Slowinski; David Karch; Mike Bredlau; Jason Glisczynski; Hans    


  Hofmeister;  Reid Rocheleau; Matthew Brown, Po. Co. Gazette 


 
      INDEX: 
 
1. Approval of the Minutes of the September 7, 2010 Plan Commission Meeting.  


2. Discussion and possible action on the dedication of street right-of-way to the City of Stevens 


Point from the property located at 899 Brilowski Road in the Town of Hull. 


3. Discussion and possible action on a request from Evergreen Lodge to rezone the remaining 


portion of the property at 2854 Church Street from "R-2" Single Family Residence District 


to "B-4" Commercial.  Parcel ID 2308-05-1016-08. 


4. Discussion and possible action on a request from David Karch for a Conditional Use Permit 


to construct an addition onto the Pioneer Park Place Apartments at 1020 First Street for the 


purposes of adding a worship and activity area, kitchen and social dining area, common area 


with fireplace, and exterior seating.    Parcel ID 2408-32-2006-02. 


5. Discussion and possible action on a request from Jason Glisczynski, Player’s Lounge, 2124 


Rice Street, for a Conditional Use Permit to allow for a temporary premise expansion to 


include the sports center area for several events, a permanent premise expansion to include 


the indoor volleyball courts during league play, and a permanent premise expansion to 


include the outdoor volleyball pits and horseshoe pits at the above described property and 


adjacent vacant lot.  Parcel IDs 2308-04-2006-03 & 2308-04-2006-04. 


6. Discussion and possible action on naming the former Spectra Print southern driveway. 


7. Adjourn. 
     ____________________ 


 
1.  Approval of the Minutes of the September 7, 2010 Plan Commission Meeting.  


  


 Jerry Moore moved, seconded by Shari Laskowski, to recommend approval of the 


September 7, 2010 Plan Commission minutes.  Ayes all; Nays none; Motion carried. 


  


2.  Discussion and possible action on the dedication of street right-of-way to the City of Stevens 


 Point from the property located at 899 Brilowski Road in the Town of Hull. 


 


 Dir. Ostrowski stated that this request is on the north east side of the City.  However, the 


parcel in question is located within the Town of Hull.  The property owner wishes to split the 40 


acre parcel so that the homestead is located on a separate 2 acre parcel.  This portion of 


Brilowski Road is located within the City of Stevens Point municipal boundary.  Therefore, as 


part of the CSM, staff would recommend approval of the 33' road dedication. 


 



http://stevenspoint.com/code/zoning/23.02.html#1e

http://stevenspoint.com/code/zoning/23.02.html#1e

http://stevenspoint.com/code/zoning/23.02.html#2d
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 Tony Patton moved, seconded by Maurice Rice, to recommend approval of 


dedicating the street right-of-way to the City of Stevens Point from the property located at 


899 Brilowski Road in the Town of Hull.  Ayes all; Nays none; Motion carried.  


 


3. Discussion and possible action on a request from Evergreen Lodge to rezone the remaining 


 portion of the property at 2854 Church Street from "R-2" Single Family Residence 


 District to "B-4" Commercial.  Parcel ID 2308-05-1016-08. 


 


 Dir. Ostrowski stated the building is zoned “B-4” and the parking lot is zoned “R-2”.  


The property owner wishes to rezone the parcel to entirely commercial.  They cannot market the 


property as commercial with the split zoning.  The property is nonconforming and the parking lot 


use in a residential zoning district would be considered a nonconforming use.  His concern with 


rezoning is that we would be allowing a commercial parcel in the middle of two residentially-


zoned parcels which could cause negative impacts in the future. He recommends denial until a 


larger plan for that area comes along. 


 


 Maurice Rice noted it seems the property will eventually develop as commercial but that 


time is not here yet. You just don’t rezone one parcel in the middle of two others.  He agrees 


with staff.  


 


 Mike Bredlau, Master of Evergreen Lodge, stated this is the only block along there that is 


not zoned commercial from Church Street to Henrietta Street. We are just asking to have the 


parking lot rezoned to help facilitate the sale of the building.  We are well screened and the 


request meets the long range planning of the city.  He hopes you will approve the request.   


 


 Tony Patton asked what would trigger rezoning? 


 


 Dir. Ostrowski responded if there was a larger development planned for that area that 


would encompass more than that one parcel or if multiple property owners came in and wanted 


to rezone. While the request may be consistent with the future land use map, he finds it 


inconsistent with the comprehensive planning goals, objectives, and policies because we don’t 


want to place inconsistent land uses next to each other. Commercial zoning would allow any type 


of business that is currently along Church Street and Division Street. The parking lot has been 


there for decades, and as long as it meets the nonconforming standards, it can continue to be used 


as a parking lot, even though it is on a residential lot. 


  


 Maurice Rice moved, seconded by Tony Patton, to deny the request from Evergreen 


Lodge to rezone the remaining portion of the property at 2854 Church Street from “R-2” 


Single Family Residence District to “B-4” Commercial. 


 Ayes all; Nays none; Motion carried. 


 


4.  Discussion and possible action on a request from David Karch for a Conditional Use Permit 


 to construct an addition onto the Pioneer Park Place Apartments at 1020 First Street for 



http://stevenspoint.com/code/zoning/23.02.html#1e

http://stevenspoint.com/code/zoning/23.02.html#1e

http://stevenspoint.com/code/zoning/23.02.html#1e

http://stevenspoint.com/code/zoning/23.02.html#2d
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 the purposes of adding a worship and activity area, kitchen and social dining area, 


 common area with fireplace, and exterior seating.    Parcel ID 2408-32-2006-02. 


 


 Dir. Ostrowski noted the revisions that were distributed deal with the canopy extension.  


Staff was concerned that the canopy extended out too far and left only a 15’ path around the 


canopy, which would make it difficult for emergency vehicle access.  They have revised the plan 


to provide a 20’ path with a 10’ 6” height clearance for the canopy. 


  


 They currently have 85 parking stalls, 14 stalls will be removed, leaving them with 71 


parking stalls, which meets the minimum requirement. They will be removing one unit and no 


new units will be added.  The use is nonconforming, as the apartments were there before 


apartments were a conditional use in the zoning code.  The only other concern that staff has is 


that the addition should stay clear from the storm sewer that runs south of the addition and they 


have provided a 15’-20’ clearance.  This request will also require Historic Preservation/Design 


Review Commission review. 


 


 Dave Karch, representing the owner, stated the owner would like this addition for a 


selling point for their tenants.  Their tenants are university students and older people and they 


want to take advantage of the view of the river.  For cost saving, the owners would like the 


option of possibly reducing the size of the addition without further approval.      


   


 Tony Patton moved, seconded by Anna Haines, to recommend approval of the 


conditional use request to construct an addition onto the Pioneer Park Place Apartments at 


1020 First Street for the purposes of adding a worship and activity area, kitchen and social 


dining area, common area with fireplace, and exterior seating.  The addition can be 


decreased in size so long as it meets all other requirements. 


 Ayes all; Nays none; (Laskowski abstained) Motion carried. 


  


5.  Discussion and possible action on a request from Jason Glisczynski, Player’s Lounge, 2124 


 Rice Street, for a Conditional Use Permit to allow for a temporary premise expansion to 


 include the sports center area for several events, a permanent premise expansion to 


 include the indoor volleyball courts during league play, and a permanent premise 


 expansion to include the outdoor volleyball pits and horseshoe pits at the above described 


 property and adjacent vacant lot.  Parcel IDs 2308-04-2006-03 & 2308-04-2006-04. 


 


 Dir. Ostrowski stated Mr. Glisczynski is requesting to amend his previous conditional 


use.  The outdoor volleyball and horseshoe pits are located on the northwest side of his property 


and on the vacant lot to the west.  Mr. Glisczynski has indicated that security will be provided as 


well as snow fencing.  Staff has concerns with the noise complaints that this establishment has 


received, the location of the outdoor volleyball pits and horseshoe pits, and the failure to meet 


previous conditions.  The property has received three noise complaints and the potential for noise 


will likely increase with additional individuals being outside.  In addition, there are some 


conditions that have not been met from the previous conditional use permit, such as the 


landscaping  not being completed, the curb along Rice Street has not been installed, and some 


rusty areas along the south side.  In addition, the police department has recommended denial for 


the extension of premises for the exterior areas.  He suggests that the request for the interior 
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premise expansion be deferred to the public protection committee and common council because 


of the concern for underage drinking.    


 


  Jason Glisczynski, owner of the property, stated with regard to the noise complaints, they 


have not been issued any citations.  They try to work with the neighborhood and he has given 


them his personal cell phone number.  He does not have the money to install the curb at this 


time, which is why they want these additional events to bring in more revenue to be able to 


afford some of these things that need to be done.  The rusty doors have been painted over 3 times 


and then again because of graffiti.  His maintenance people will address painting the canopy.  He 


understands the concerns with the outdoor requests being far away from the building, but hopes 


we can work out the indoor requests.  


 


 Chm. Halverson noted in terms of the indoor changes, he feels one of the main concerns 


is the possibility for the interaction of consumption of alcohol with minors especially in the 


broader sports area. That isn’t necessarily a concern of ours.  He doesn’t feel he would be 


opposed to the actions for the interior of the building, but would very much oppose the outdoor 


area requests.                                


 


 Maurice Rice noted he is somewhat conflicted with the outdoor situation, but agrees with 


the Mayor regarding the indoor proposals.  


  


 Chm. Halverson noted his reservation with the outdoor proposals is monitoring and the 


observation necessary where alcohol consumption would be allowed. The interior requests that 


we are dealing with are a temporary premises expansion to include the sports center area for 


several events, a permanent premises expansion to include the indoor volleyball courts during 


league play.     


 


 Jack Curtis moved, seconded by Anna Haines, to recommend approval of the 


Conditional Use Permit for a temporary premise expansion to include the sports center 


area for the 5 special events listed in the attachment, and a permanent premise expansion 


to include the indoor volleyball courts during league play. 


 


 Chm. Halverson noted just to clarify a few procedural things, if we choose to act 


(approve or deny) the interior requests, but choose not to act on the exterior request, the request 


at that point has no recommendation or approval, so it cannot move forward. We will have to act 


on the exterior request in one form or another.  


 


 Ayes, Curtis, Haines, Rice, Patton, Halverson.  Nays, Moore. (Laskowski abstained) 


 Motion carried. 


 


  Anna Haines noted she loves that he is an entrepreneur and doing all sorts of things on 


this property, but is also uncomfortable with moving forward with it.  We should talk more about 


it.  What would make this more acceptable to us.   


 


  Chm. Halverson noted one of his concerns with the exterior request would be an 


observation issue.  There would be groups of people playing volleyball/horseshoes and the 
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consumption of beer, intoxicating liquor, and wine in that particular area. You have a school 


nearby. There is still the noise issue. 


 


 Maurice Rice noted the owner is in competition with two other businesses. There should 


be some way to put some conditions on the exterior request. He suggests postponing this and 


drafting some conditions.    


 


 Dir. Ostrowski noted he would suggest screening from residential properties for noise 


and permanent fencing to keep patrons within the fenced area and not out in the parking lot or 


other commercial corridor. 


 


 Jason Glisczynski noted their hours will be after school hours and the indoor/outdoor 


activities would cease by 10:30-11:00 p.m.  The bar closes at midnight during the week and at 


2:00 p.m. on weekends. 


 


  Ald. Suomi questioned how many exterior volleyball courts and horseshoe pits will he 


have.  


 


  Jason Glisczynski responded there would be two volleyball courts which would be 24 


people.  There would be two horseshoe pits which would be 16 people. 


  


 Tony Patton expressed concern that some of the conditions from the first conditional use 


permit have not been met yet.  He would like to see the first set of conditions completed before 


we place more conditions on these requests.  He is of the opinion that we would deny that 


because the previous conditions have not been met. 


 


 Maurice Rice noted other than the curb, the other conditions could really be done very 


easily. 


 


 Jason Glisczynski responded he has no financial means for the curb at this time and is not 


sure when he will be able to do it.   


 


  Tony Patton questioned what the cost would be for the interior and exterior projects. 


 


 Jason Glisczynski responded there would be no cost for the interior projects and probably 


$1,200-1,500 for the exterior volleyball and horseshoe pits.  Most would be done by volunteers 


and donated materials.  If this is approved and we have conditions that we feel we can meet, it 


would be built in the spring.  It’s possible that it would be approved and we get to spring and we 


wouldn’t be able to do it.   


 


   Dir. Ostrowski noted he has talked with the police department and they have issues with 


the noise and they have recommended denial of the exterior request. 


 


 Maurice Rice asked if Mr. Glisczynski is willing to drop the exterior requests for now 


and work with staff to work out conditions and then bring this back.  
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  Jason Glisczynski responded he would be fine with that.  


  


 Maurice Rice moved, seconded by Jack Curtis, to postpone the exterior request to a 


date in the future to allow for communication between the police department, Mr. 


Glisczynski, and Dir. Ostrowski to determine a more appropriate path.   


 Ayes all; Nays none; (Laskowski abstained) Motion carried. 


  


 


6.  Discussion and possible action on naming the former Spectra Print southern driveway. 


 


 Dir. Ostrowski noted in August of this year, you approved a CSM for the dedication of 


the southern driveway to the city.  The road goes from Country Club Drive to Carol’s Lane. We 


now need to rename that street and it has been recommended that the name be Woodward Drive. 


  


 Jerry Moore moved, seconded by Tony Patton, to recommend Woodward Drive for 


the name of the former Spectra Print southern driveway. 


 Ayes all; Nays none; Motion carried. 


 


7.  Adjourn.  Meeting adjourned at 6:55 p.m. 


 


 
 


 








Memo 


Michael Ostrowski, Director 


Community Development 


City of Stevens Point 


1515 Strongs Avenue 


Stevens Point, WI 54481 


Ph: (715) 346-1567 • Fax: (715) 346-1498 


mostrowski@stevenspoint.com 
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City of Stevens Point – Department of Community Development 


To: Plan Commission 


From: Michael Ostrowski 


CC:  


Date: 10/21/2010 


Re: Feltz Certified Survey Map 


 Mr. Feltz wishes to take his lots on Feltz Avenue and make three separate parcels.  
The reason for Plan Commission action is that lot 3 would not have access onto a 
public street, but via an easement across lot 2. 
 


 
 
Staff would recommend approval of this CSM, with the condition that the easement 
be at least 20 feet wide for utilities and a drive, and that the rear yard setback for 
lot 2 is at least 30 feet. 
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The revised CSM was not available at the date of mailing.  A CSM will be provided 
to you at a later date. 
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Administrative Staff Report 


 
Department of Community Development 


Luke Hilgers Conditional Use and Off-Site Parking 
1141-1157 Main Street 


November 1, 2010 


 


Applicant(s): 


 Luke Hilgers 
 
Staff: 


 Michael Ostrowski, Director 
Community Development 
Ph: (715) 346-1567 
Fax: (715) 346-1498 
mostrowski@stevenspoint.com 


 
Parcel Number(s): 


 2408-32-2026-01 
 


Zone(s): 


 "B-3" Central Business District 
 


Master Plan: 


 Downtown District 
 
Council District: 


 District 1 – Tom Mallison 
 
Lot Information: 


 Actual Frontage: 68 feet 


 Effective Frontage: 68 feet 


 Effective Depth: 83 feet 


 Square Footage: 5,644 


 Acreage: 0.130 
 
Current Use: 


 Restaurant (lower) and 
apartments (upper) 


 
Applicable Regulations: 


 23.01(14)(a) 23.01(16), and 
23.02(2)(c) 


Request 


Conditional Use Permit to allow for the conversion of a second floor office 
space into a 4-bedroom apartment. 
 
Off-site parking to be located at the Noel Group parking lot (1145 Clark 
Street). 
 
Attachment(s) 


 Exhibit Map 


 Application 


 Project description 


 Parking agreement 


 Interior layout 
 


Findings of Fact 


 The property is zoned B-3. 


 There are 3 apartment units (two 3-bedroom units and one 1-
bedroom unit) in the upper level (legal non-conforming use), and 
vacant office space. 


 The request to create additional apartment units, or expand the 
current units would require a conditional use permit. 


 Parking would be located off-site at the Noel Group’s parking lot.  An 
agreement for 4 spaces has been provided.  The off-site parking would 
need approval as well. 
 


Staff Recommendation 


Approve subject to Plan Commission and staff comments, including the 
following condition(s): 
 


 Shall parking ever become unavailable, the conditional must cease 
within 60 days, or another parking location must be approved. 


 Applicant must secure a multi-family license prior to occupying the 
unit. 


 The interior work for the apartment shall be completed within one (1) 
year after final approval. 


 



mailto:mostrowski@stevenspoint.com

http://stevenspoint.com/code/zoning/23.02.html#2c
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Vicinity Map 


 


Background 


Mr. Hillgers is requesting a conditional use permit for the purposes of 


converting second floor office space into a 4-bedroom apartment.  


Currently, the building houses a restaurant on the first floor, 3 apartment 


units (two 3-bedroom units and one 1-bedroom unit) on the second floor, 


and a vacant office space on the second floor.  The current apartments are 


considered a legal non-conforming use, as they existed prior to the zoning 


code requiring multi-family uses being a conditional use.  Therefore, if Mr. 


Hillgers wishes to expand the non-conforming use, by adding another unit, 


he must receive a conditional use permit. 


In addition, the conversion of office space to multi-family, would require parking spaces to be provided for the tenants.  


Therefore, Mr. Hillgers is also requesting the approval of off-site parking, to be located at the Noel Group parking lot 


(1145 Clark Street).  There will be four spaces available, one for each bedroom. 


Standards of Review 


1) The establishment, maintenance, or operation of the use will not be detrimental to, or endanger the public 


health, safety, morals, comfort, or general welfare. 







Page 3 of 7 


Analysis: The building currently houses 3 apartment units (two 3-bedroom units and one 1-bedroom unit)on the 


second floor.  The request is to add an additional 4-bedroom unit. 


Findings: The additional 4-bedroom unit should not be detrimental to, or endanger, the public health, safety, or 


general welfare. 


2) The use will not be injurious to the use and for the purpose already permitted; 


Analysis: The multi-family use currently exists at this site. 


Findings: The additional unit should be complementary to the current uses at the site, and within the immediate 


vicinity. 


3) The establishment of the use will not impede the normal and orderly development and improvement of the 


surrounding property for uses permitted in the district; 


Analysis: The respective area is an established area of the City. 


Findings: The proposed use should not impede the orderly development and improvement of the surrounding 


properties. 


4) The exterior architectural appeal and functional plan of any proposed structure will not be at variance with 


either the exterior architectural appeal and functional plan, and scale of the structures already constructed or 


in the course of construction in the immediate neighborhood or in the character of the applicable district so as 


to result in a substantial or undue adverse effect on the neighborhood; 


Analysis: Other than the replacement of windows on the north side of the building, no changes to the exterior 


of the building are planned. 


Findings: N/A 


5) Adequate utilities, access roads, drainage and/or necessary facilities have been, or are being, provided; 


Analysis: The respective area is an established area of the City. 


Findings: Utilities currently exist in this area. 


6) Adequate measures have been, or will be, taken to provide ingress and egress so designed as to minimize 


traffic congestion in the public streets; 


Analysis: Parking is proposed to be located off-site. 


Findings: Since no parking occurs at this site, and there are no drives, traffic should not be a concern at this site. 


7) The proposed use is not contrary to the objectives of any duly adopted land use plan for the City of Stevens 


Point, any of its components, and/or its environs. 


Analysis: The proposed use is within the Central Business District.  The intent of this district is to provide a single 


contiguous district encompassing the central business district or downtown area which will encourage primarily 


retail uses and a variety of supporting uses. This district is intended to help implement the community's 


specialized development goals and planning principles, for the CBD, particularly the development and 


maintenance of the downtown area as a specialized pedestrian-oriented shopping and community center. 
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Findings: The proposed use is a supporting use within this district. 


8) The use shall, in all other respects, conform to the applicable regulations of the district in which it is located, 


except as such regulations may, in each instance, be modified pursuant to the recommendations of the Plan 


Commission. 


Analysis: The lot and building exist, and no amendments or changes are being proposed. 


Findings: N/A 


9) The proposal will not result in an over-concentration of high density living facilities in one area so as to result 


in a substantial or undue adverse effect on the neighborhood, on the school system, and the social and 


protective services systems of the community. 


Analysis: The proposal is to add a 4-bedroom unit at this location.  The total number of bedrooms would then be 


eleven for the entire building. 


Findings: The proposal should not result in an over-concentration of high density living facilities. 


10) Principal - Applications for exclusive multifamily residential uses: The view from the street should maintain a 


residential character. The view should be dominated by the building and not by garages, parking, mechanical 


equipment, garbage containers, or other storage. 


 


a. Parking should not be located in the front yard. 


Analysis: No parking will occur at the site. 


Findings: N/A 


b. Parking should be visually screened from street view and from neighboring properties. 


Analysis: No parking will occur at the site. 


Findings: N/A 


c. Building should face their main facade toward the street. 


Analysis: The building is existing. 


Findings: N/A 


d. In cases where the main facade of the building cannot face the street, the portion of the building 


facing the street shall be developed in such a manner that the street-facade is developed using 


architectural elements like roof lines, windows, and architectural detailing to make the street facade 


look harmonious in scale, massing, proportion, and building form with other residential structures. 


(Blank walls facing the street and windows of less than 36 inches vertical are not normally 


acceptable.) 


Analysis: The building is existing. 


Findings: N/A 
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e. Building facades facing the street shall include detailing using different ridge lines, gables, roof 


construction, and other architectural techniques to make the façade compatible with the neighboring 


structures, if any, and to make the project have intrinsic architectural interest and value. Plain facades 


are not normally acceptable. 


Analysis: The building is existing. 


Findings: N/A 


f. A minimum of 25% of the façade shall be covered with masonry or decorative block. Exterior 


insulation and finish systems (EIFS) may be considered to satisfy this requirement if part of an overall 


architectural design scheme. 


Analysis: The building is existing. 


Findings: N/A 


11) Access to the site shall be safe. 


 


a. All developments shall front on a public right-of-way unless recommended by the Public Works 


Director. 


Analysis: The building is existing and fronts on Main Street and Strongs Avenue. 


Findings: This standard is met. 


b. The driveway to the site shall be located so as not to be a danger to the street flow of traffic. 


Analysis: There is no driveway at the site. 


Findings: N/A 


c. The driveway shall not be too close to neighboring intersections. 


Analysis: There is no driveway at the site. 


Findings: N/A 


d. Alignment of the driveway shall be coordinated with adjacent access points to avoid conflict or 


confusion. 


Analysis: There is no driveway at the site. 


Findings: N/A 


e. Only one driveway shall be allowed per site unless recommended by the Public Works Director. Two 


family units may be allowed more than one driveway if those driveways are separated by not less 


than 10 feet. Maximum driveway openings shall be 20 feet (each). 


Analysis: There is no driveway at the site. 


Findings: N/A 
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f. The organization of traffic flow on-site and between the site and the street shall be organized in a 


clear hierarchy of flow patterns. Internal and external areas where traffic flow changes directions or 


creates intersections shall be organized at clear intersections and those intersections are spaced far 


enough apart so as to not cause confusion or problems and to provide for adequate spacing for 


waiting vehicles. 


Analysis: No traffic occurs on the site. 


Findings: N/A 


g. Intersections are visible and not visually screened. 


Analysis: There is no driveway at the site. 


Findings: N/A 


h. Adequate drainage and snow storage is provided. 


Analysis: The building currently exists, and there will be no parking on the site. 


Findings: N/A 


i. Minimum size requirements are maintained for safe vehicle circulation. 


Analysis: There is no parking on the site. 


Findings: N/A 


j. Parking areas shall be safe. They shall be adequately lit, sized to meet minimum standards, graded so 


as to not be too steep, and paved with concrete, brick, or bituminous surfacing. The light source shall 


not be visible from adjacent properties. Lighting shall be developed in such a way to minimize light 


straying onto adjacent properties. 


Analysis: There is no parking on the site. 


Findings: N/A 


k. Driveways shall be located to minimize the impact to adjacent properties. 


Analysis: There is no driveway at the site. 


Findings: N/A 


12) There shall be adequate utilities to serve the site. 


 


a. The Public Works Director, Police Chief, and Fire Chief shall determine whether there is adequate 


sanitary sewer, potable water, storm drainage, street capacity, emergency access, public protection 


services, and other utilities to serve the proposed development. They shall review the plan to ensure 


safety and access for safety vehicles. 


Analysis: The property is currently existing. 


Findings: N/A 
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13) The privacy of the neighboring development and the proposed development shall be maintained as much as 


practical. Guidelines: 


 


a. Mechanical equipment including refuse storage shall be screened from neighboring properties. 


Analysis: Refuse storage is stored behind the building. 


Findings: All containers shall be screened from view. 


b. Lighting shall be located to minimize intrusion onto the neighboring properties. 


Analysis: No change in lighting is planned. 


Findings: N/A 


c. Sources of noise shall be located in a manner that minimizes impact to neighboring properties. 


Analysis: The use will be a multi-family type use. 


Findings: The use should not cause significant noise levels. 


14) Principal - Applications for exclusive multifamily residential uses. Landscaping shall be provided or existing 


landscape elements shall be preserved to maintain a sense of residential character, define boundaries, and to 


enhance the sense of enclosure and privacy. 


 


a. All site plans shall at a minimum meet the guidelines contained in the parking setback landscaping 


standards. 


Analysis: N/A 


Findings: N/A 


b. In addition, at least one tree per dwelling unit shall be planted outside the parking screening area 


(minimum size of the tree at planting shall be 1.5 inch caliper) 


Analysis: N/A 


Findings: N/A 


c. In addition, at least one plant for each 30 inches of building facing the street shall be planted. The size 


of the plants shall be a minimum of 18 inches at the time of planting. The planting may be relocated 


to other portions of the site. 


Analysis: N/A 


Findings: N/A 


d. Adjustments to the above requirements may be made to recognize existing landscape elements 


preserved on the site. 


Analysis: N/A 


Findings: N/A 







TaxKey Property Address Owner Name Mailing Address City State Zip Code


281240832202601 1141‐57 Main St Rural Estates LLC 8215 County Rd I Custer WI 54423


281240832202606 1121 Main St Bonita A Brown 1121 Main St Stevens Point WI 54481


281240832202609 1101 Main St Patrick D & Diana Barlow 1497 Old Wausau Road Stevens Point WI 54481


281240832202610 1059 Main St Jerome L & Carrie L Kawski 2893 River Road Junction City WI 54443


281240832202629 Clark St City Of Stevens Point 1515 Strongs Ave Stevens Point WI 54481


281240832202630 1132 Clark St Elks Lodge #641 1132 Clark St Stevens Point WI 54481


281240832202632 1140 Clark St Jeffery W Brown & 1159 Wilshire Dr Stevens Point WI 54481


281240832202633 1332‐36 Strongs Ave Ricky L & Andrea M Oppermann 8708 County Line Dr Rosholt WI 54473


281240832202634 Strongs Ave TLB Properties LLC 1720 Ridgewood Cir Plover WI 54467


281240832202637 1137 Main St K Bueno LLC 2149 Elk St Stevens Point WI 54481


281240832202638 1129 Main St Karl Pnazek 3411 Plover Rd Plover WI 54467


281240832202639 1125 Main St Karl Pnazek 3411 Plover Rd Plover WI 54467


281240832202645 1320 Strongs Ave TLB Properties LLC 1720 Ridgewood Circle Plover WI 54467


281240832202653 1105 Main St PDKB Holdings LLC 1497 Old Wausau Road Stevens Point WI 54481


281240832202704 1245 Main St First National Bank P O Box 8 Stevens Point WI 54481


281240832202706 1201‐25 Main St BCK Rentals LLC 1052 Main St Suite 207 Stevens Point WI 54481


281240832202707 1323 Strongs Ave First National Bank Stevens Pt P O Box 8 Stevens Point WI 54481


281240832202708 1329 Strongs Ave First National Bank Stevens Pt P O Box 8 Stevens Point WI 54481


281240832202928 1108 Main St Ada A Sanders & D K Sanders Jr & 1249 Clark Street Stevens Point WI 54481


281240832202929 1116‐24‐28 Main St Ada A Sanders & D K Sanders Jr & 1249 Clark Street Stevens Point WI 54481


281240832202930 1136 Main St William J & Luann M Streur 1000 S Lynndale Dr Appleton WI 54914


281240832202931 1140 Main St Guu Inc 1140 Main St Stevens Point WI 54481


281240832202932 1148 Main St Onward and Upward LLC 7677 Andrews Lane Custer WI 54423


281240832202939 1100 Main St The Central Wisconsin PO Box 474 Stevens Point WI 54481


281240832202962 Centerpoint Dr Community Development Authorit 1515 Strongs Ave Stevens Point WI 54481


281240832292709 Clark St & Strongs Ave City Of Stevens Point 1515 Strongs Ave Stevens Point WI 54481


Luke Hillgers ‐ 1141‐1157 Main Street
Conditional Use Permit Exhibit Map (200 Feet Boundary) 
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REQUEST TO CITY OF STEVENS POINT PLAN COMMISSION 


ADDRESS OF PROPERlY: /1 i..{ I 1Ik;~ Sfw+ 
Zoning Ordinance Change ($90.00 fee required) 


X Conditional Use Permit ($90.00 fee required)' 
Variance from Zoning Ordinance -Board of Appeals ($90.00 fee required) 
Variance from Sign Ordinance 
Appeal from Subdivision Requirements 
Other 


OWNER/APPLICANT: AGENT FOR OWNER/APPLICANT: 


~d'i~sffijp:A~ Name: ______________________ __ 
Address: ______________________ _ 


(City, State, Zi ode) (City, State, Zip Code) 


Telephone:  
Cell Phone: 


Telephone: ____________________ _ 
Cell Phone: ____________________ _ 


~~ Signature 


Scheduled Date of Plan Commission Meeting: __________________________ _ 


Scheduled Date of Common Council Meeting: __________________________ _ 


You, as the applicant, or your agent, shall attend the meeting and present your request. 


All requests with supporting documentation are due at 
the Community Development Office three weeks prior to the actual meeting. 


$90.00 Fee Required for Rezoning Requests, Variances, and Conditional Use Permits 


Receipt # ____________ _ 







Jensen Building Empty Office Conversion 


At 1141 Main Street, commonly referred to as the Jensen Building, there's a space currently modeled 
into an office. The intent of the following project is to convert "dead space" down town Stevens Point 
into potential living quarters. The office has been vacant for five years and has had zero interested 
suitors. Over the last 3 years in renting out the apartments of the Jensen building it is our perception 
that there's a high demand for quality living quarters down town Stevens Point which we view as being 
under served. 


With approval from the Stevens Point Building Commission we would like to convert the empty, dead 
office space into a 4BD apartment that could help increase the downtown living population and 
ultimately contribute to the Downtown Redevelopment Plan. 


The plan would see the expansion of an existing half bathroom into a full bathroom. The conversion of 
office walls into bedroom walls. The conversion of a break room into a kitchen. The apartment would 
maintain an "open concept" design. 


As part of the overall plan the windows facing the north side of the building will be replaced with new 
custom vinyl windows. These windows will match the existing windows that were replaced previously. 
These new windows will make the building more heat efficient but also contribute to the long term 
structural soundness of the building. 







To Whom It May Concern: 


John M. Noel 
President 


The Noel Group located at 1145 Clark St has come to a contractual agreement for the 
arrangement of four (4) parking spaces to be rented to Rural Estates, LLC and Luke Hilgers for 
the sum of$25.00 per lot per month. This agreement is conditional that their project to remodel 
vacant office space into an apartment downtown Stevens Point be approved by the Stevens Point 
Building Council, These parking spaces vlill be used to meet the dedicated parking spots 
requirement to create new living quarters downtown. 


We are providing these parking spaces to Rural Estates, LLC believing that this project will help 
contribute to the economic viability revitalization of the Stevens Point downtown area. The 
completion of this project will see an increase the residential population which will help 
suppOli all other business downtown including the 'Noel Group. 


Sincerely, 


Noel Group CEO 


1145 Clark Street. Stevens Point, WI 54481 
www.noelgroup.com 715-346-1840 
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		3.1 - Hilger's Multi-Family - Conditional Use - Staff Report

		3.2 - Hilger's Multi-Family - Conditional Use - Exhibit Map

		3.3 - Hilger's Multi-Family - Conditional Use - Application - Final
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Administrative Staff Report 


 
Department of Community Development 


Jeffrey Lane Conditional Use 
409 Bukolt Avenue 
November 1, 2010 


 


Applicant(s): 


 Jeffrey Lane 
 
Staff: 


 Michael Ostrowski, Director 
Community Development 
Ph: (715) 346-1567 
Fax: (715) 346-1498 
mostrowski@stevenspoint.com 


 
Parcel Number(s): 


 2408-30-4018-13 
 


Zone(s): 


 "R-3" Single and Two Family 


Residence District 
 


Master Plan: 


 Residential 
 
Council District: 


 District 4 – Mike Wiza 
 
Lot Information: 


 Actual Frontage: 75 feet 


 Effective Frontage: 75 feet 


 Effective Depth: 103 feet 


 Square Footage: 7,725 


 Acreage: 0.177 
 
Current Use: 


 Residential 
 
Applicable Regulations: 


 23.01(16), 23.02(1)(e), and 
23.02(1)(h) 


Request 


Conditional Use Permit allow for the construction of a screened porch using 
the R-TND Traditional Neighborhood Development Overlay District minimum 
setback requirements. 
 
Attachment(s) 


 Exhibit Map 


 Application 


 Site Plan 


 Elevation 
 


Findings of Fact 


 The property is zoned R-3. 


 The property is within the Traditional Neighborhood Development 
(TND) Overlay District. 


 Applicant is requesting a setback of 12 feet from the front/street 
property line.  The minimum requirement in the TND Overlay District 
is 12 feet. 


 Applicant will meet all other setback requirements. 
 


Staff Recommendation 


Approve subject to Plan Commission and staff comments. 


 



mailto:mostrowski@stevenspoint.com

http://stevenspoint.com/code/zoning/23.02.html#1e

http://stevenspoint.com/code/zoning/23.02.html#1e
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Vicinity Map 


 


Background 


Mr. Lane wishes to add a screened porch to the front side of his home.  The 


minimum street yard setback requirement is 25 feet in the R-3 district.  


However, Mr. Lane is located within the Traditional Neighborhood 


Development (TND) Overlay District.  The minimum street yard setback in 


the overlay district is 12 feet, as a conditional use.  Mr. Lane is requesting a 


conditional use to allow for a setback of 12 feet.  The porch will extend 


approximately 8 feet from the current home.  The current home is setback 


approximately 20 feet.  The steps for the porch will come out in the right 


side yard. 


 


Standards of Review 


1) The establishment, maintenance, or operation of the use will not be detrimental to, or endanger the public 


health, safety, morals, comfort, or general welfare. 
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Analysis: The single family dwelling is existing and is a low intensity use. 


Findings: The change should not be detrimental to the health, safety, or general welfare of the public. 


2) The use will not be injurious to the use and for the purpose already permitted; 


Analysis: There is to be no change in use. 


Findings: The current use is not in conflict with the surrounding neighborhood. 


3) The establishment of the use will not impede the normal and orderly development and improvement of the 


surrounding property for uses permitted in the district; 


Analysis: The respective area is an established area of the City. 


Findings: The proposed change should not impede the orderly development and improvement of the 


surrounding properties. 


4) The exterior architectural appeal and functional plan of any proposed structure will not be at variance with 


either the exterior architectural appeal and functional plan, and scale of the structures already constructed or 


in the course of construction in the immediate neighborhood or in the character of the applicable district so as 


to result in a substantial or undue adverse effect on the neighborhood; 


Analysis: The immediate area has a mix of residential homes. 


Findings: The proposed change should not be in variance with the architectural appeal or function of the 


neighborhood. 


5) Adequate utilities, access roads, drainage and/or necessary facilities have been, or are being, provided; 


Analysis: The respective area is an established area of the City. 


Findings: Utilities currently exist in this area. 


6) Adequate measures have been, or will be, taken to provide ingress and egress so designed as to minimize 


traffic congestion in the public streets; 


Analysis: There is to be no change in the ingress/egress. 


Findings: N/A 


7) The proposed use is not contrary to the objectives of any duly adopted land use plan for the City of Stevens 


Point, any of its components, and/or its environs. 


Analysis: The proposed use is within the Single and Two Family Residence District.  The intent of this district to 


provide for both single family residences and two family residences intended particularly to act as a transition 


district between lower intensity uses such as permitted in "C", "R-1" and "R-2" districts and higher intensity 


districts, consistent with the City's Comprehensive Plan. This district is intended to be provided for all lands 


where sewer and water is or will be required. 


Findings: The use is consistent with the district. 



http://stevenspoint.com/code/zoning/23.02.html#1e
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8) The use shall, in all other respects, conform to the applicable regulations of the district in which it is located, 


except as such regulations may, in each instance, be modified pursuant to the recommendations of the Plan 


Commission. 


Analysis: The lot and building exist. 


Findings: The proposed change to the building meets all other setback requirements. 


9) The proposal will not result in an over-concentration of high density living facilities in one area so as to result 


in a substantial or undue adverse effect on the neighborhood, on the school system, and the social and 


protective services systems of the community. 


Analysis: There is no change in the occupancy of the structure. 


Findings: N/A 


10) Principal - Applications for exclusive multifamily residential uses: The view from the street should maintain a 


residential character. The view should be dominated by the building and not by garages, parking, mechanical 


equipment, garbage containers, or other storage. 


 


a. Parking should not be located in the front yard. 


Analysis: N/A 


Findings: N/A 


b. Parking should be visually screened from street view and from neighboring properties. 


Analysis: N/A 


Findings: N/A 


c. Building should face their main facade toward the street. 


Analysis: N/A 


Findings: N/A 


d. In cases where the main facade of the building cannot face the street, the portion of the building 


facing the street shall be developed in such a manner that the street-facade is developed using 


architectural elements like roof lines, windows, and architectural detailing to make the street facade 


look harmonious in scale, massing, proportion, and building form with other residential structures. 


(Blank walls facing the street and windows of less than 36 inches vertical are not normally 


acceptable.) 


Analysis: N/A 


Findings: N/A 


e. Building facades facing the street shall include detailing using different ridge lines, gables, roof 


construction, and other architectural techniques to make the façade compatible with the neighboring 







Page 5 of 7 


structures, if any, and to make the project have intrinsic architectural interest and value. Plain facades 


are not normally acceptable. 


Analysis: N/A 


Findings: N/A 


f. A minimum of 25% of the façade shall be covered with masonry or decorative block. Exterior 


insulation and finish systems (EIFS) may be considered to satisfy this requirement if part of an overall 


architectural design scheme. 


Analysis: N/A 


Findings: N/A 


11) Access to the site shall be safe. 


 


a. All developments shall front on a public right-of-way unless recommended by the Public Works 


Director. 


Analysis: The building is existing and fronts on Bukolt Avenue. 


Findings: This standard is met. 


b. The driveway to the site shall be located so as not to be a danger to the street flow of traffic. 


Analysis: There is another parcel before the intersection of Bukolt Avenue and Forest Street.   


Findings: This standard is met. 


c. The driveway shall not be too close to neighboring intersections. 


Analysis: There is another parcel before the intersection of Bukolt Avenue and Forest Street.   


Findings: This standard is met. 


d. Alignment of the driveway shall be coordinated with adjacent access points to avoid conflict or 


confusion. 


Analysis: There are no other access points. 


Findings: N/A 


e. Only one driveway shall be allowed per site unless recommended by the Public Works Director. Two 


family units may be allowed more than one driveway if those driveways are separated by not less 


than 10 feet. Maximum driveway openings shall be 20 feet (each). 


Analysis: This is the only driveway at the site. 


Findings: This standard is met. 


f. The organization of traffic flow on-site and between the site and the street shall be organized in a 


clear hierarchy of flow patterns. Internal and external areas where traffic flow changes directions or 







Page 6 of 7 


creates intersections shall be organized at clear intersections and those intersections are spaced far 


enough apart so as to not cause confusion or problems and to provide for adequate spacing for 


waiting vehicles. 


Analysis: Other than parking, no traffic occurs on the site. 


Findings: N/A 


g. Intersections are visible and not visually screened. 


Analysis: The driveway is not screened. 


Findings: This standard is met. 


h. Adequate drainage and snow storage is provided. 


Analysis: N/A 


Findings: N/A 


i. Minimum size requirements are maintained for safe vehicle circulation. 


Analysis: N/A 


Findings: N/A 


j. Parking areas shall be safe. They shall be adequately lit, sized to meet minimum standards, graded so 


as to not be too steep, and paved with concrete, brick, or bituminous surfacing. The light source shall 


not be visible from adjacent properties. Lighting shall be developed in such a way to minimize light 


straying onto adjacent properties. 


Analysis: N/A 


Findings: N/A 


k. Driveways shall be located to minimize the impact to adjacent properties. 


Analysis: The driveway is located on the west side of the lot. 


Findings: This standard is met. 


12) There shall be adequate utilities to serve the site. 


 


a. The Public Works Director, Police Chief, and Fire Chief shall determine whether there is adequate 


sanitary sewer, potable water, storm drainage, street capacity, emergency access, public protection 


services, and other utilities to serve the proposed development. They shall review the plan to ensure 


safety and access for safety vehicles. 


Analysis: The property is currently existing. 


Findings: N/A 
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13) The privacy of the neighboring development and the proposed development shall be maintained as much as 


practical. Guidelines: 


 


a. Mechanical equipment including refuse storage shall be screened from neighboring properties. 


Analysis: N/A 


Findings: N/A 


b. Lighting shall be located to minimize intrusion onto the neighboring properties. 


Analysis: N/A 


Findings: N/A 


c. Sources of noise shall be located in a manner that minimizes impact to neighboring properties. 


Analysis: N/A 


Findings: N/A 


14) Principal - Applications for exclusive multifamily residential uses. Landscaping shall be provided or existing 


landscape elements shall be preserved to maintain a sense of residential character, define boundaries, and to 


enhance the sense of enclosure and privacy. 


 


a. All site plans shall at a minimum meet the guidelines contained in the parking setback landscaping 


standards. 


Analysis: N/A 


Findings: N/A 


b. In addition, at least one tree per dwelling unit shall be planted outside the parking screening area 


(minimum size of the tree at planting shall be 1.5 inch caliper) 


Analysis: N/A 


Findings: N/A 


c. In addition, at least one plant for each 30 inches of building facing the street shall be planted. The size 


of the plants shall be a minimum of 18 inches at the time of planting. The planting may be relocated 


to other portions of the site. 


Analysis: N/A 


Findings: N/A 


d. Adjustments to the above requirements may be made to recognize existing landscape elements 


preserved on the site. 


Analysis: N/A 


Findings: N/A 







TaxKey Property Address Owner Name Mailing Address City State Zip Code


281240830400611 356 Bukolt Ave Kathleen V Lucas 356 Bukolt Avenue Stevens Point WI 54481


281240830400613 348 Bukolt Ave Lloyd D Anderson Rev Living Trust 1501 N Bank Swallow Rd Green Valley AZ 85614


281240830400701 500 Forest St Tomie E Pizzino 500 Forest St Stevens Point WI 54481


281240830400702 341 Bukolt Ave Harold T & Donna M Drewa 341 Bukolt Ave Stevens Point WI 54481


281240830400712 340 Fifth Ave / 516 Forest St Howard A & Becky J Piotrowski 200 High Point Ct Marquette MI 49855


281240830400713 332 Fifth Ave Matthew P Raykowski 332 Fifth Ave Stevens Point WI 54481


281240830400714 Fifth Ave Matthew R Raykowski 332 Fifth Ave Stevens Point WI 54481


281240830401708 400 Bukolt Ave Michael J Schmoll 5000 Chickadee Lane Stevens Point WI 54481


281240830401709 408‐10 Bukolt Ave Swiecki Revocable Trust 609 Lindbergh Ave Stevens Point WI 54481


281240830401710 416 Bukolt Ave Kristin J Galloy 416 Bukolt Avenue Stevens Point WI 54481


281240830401711 424 Bukolt Ave Thomas A & Lori A Jakusz 424 Bukolt Ave Stevens Point WI 54481


281240830401712 432 Bukolt Ave Timothy John Andel 432 Bukolt Ave Stevens Point WI 54481


281240830401713 440 Bukolt Ave Edward S & Angela A Lemar 440 Bukolt Avenue Stevens Point WI 54481


281240830401810 439 Bukolt Ave Michael J Skibinski & 439 Bukolt Ave Stevens Point WI 54481


281240830401811 425 Bukolt Ave Wilbur D Stites Jr & 425 Bukolt Ave Stevens Point WI 54481


281240830401812 417 Bukolt Ave Robert M & Mary Jane Pliska 417 Bukolt Ave Stevens Point WI 54481


281240830401813 409 Bukolt Ave Jeffrey A & Karrie J Lane 409 Bukolt Avenue Stevens Point WI 54481


281240830401814 401 Bukolt Ave David A & Lee A Petersen 401 Bukolt Avenue Stevens Point WI 54481


281240830401815 525 Forest St Stephen J Louis 525 Forest St Stevens Point WI 54481


281240830401816 408 Fifth Ave Glen D & Debra D Niemeyer 23375 Highway NN Richland Center WI 53581


281240830401817 418 Fifth Ave Scott Ciesielski 418 Fifth Ave Stevens Point WI 54481


281240830401818 424 Fifth Ave Edward A Glodowski 424 Fifth Avenue Stevens Point WI 54481


281240830401819 434 Fifth Ave William J & S Kubisiak 434 Fifth Ave Stevens Point WI 54481


281240830401820 440 Fifth Ave Charles P Glodowski 440 Fifth Ave Stevens Point WI 54481


281240830401821 448 Fifth Ave Russell J Napiwocki 448 Fifth Avenue Stevens Point WI 54481


Jeffrey Lane ‐ 409 Bukolt Avenue
Conditional Use Permit Exhibit Map (200 Feet Boundary)
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REQUEST TO CITY OF STEVENS POINT PLAN COMMISSION 


/-3 ~(P11 
~~D~ 
q{~41ID 


ADDRESS OF PROPERlY: 40 C( J3v...kZ IT eue ::Sk(.gef0~j -;Yo I;-J"I ( lU \ 


Zoning Ordinance Change ($90.00 fee required) 
L Conditional Use Permit ($90.00 fee required) 


Variance from Zoning Ordinance -Board of Appeals ($90.00 fee required) 
Variance from Sign Ordinance 
Appeal from Subdivision Requirements 
Other 


OWNER/APPLICANT: 


Name: :r ~±f'f'll-=' L,-~ 
Address: )10'1. Q~"t;a\'r ~ 


:5 V 1)<,>-0 <') VOt A." 3;t \.~ ( 
(City, State, Zip Code) 


Telephone: -  ______ _ 


Cell Phone: - L..L<.-UL-------


AGENT FOR OWNER/APPLICANT: 


Name: ______________________ _ 
Address: _____________________ _ 


(City, State, Zip Code) 


Telephone: __________________ _ 
Cell Phone: ___________________ _ 


Signature 


Scheduled Date of Plan Commission Meeting: ~ ______________ _ 


Scheduled Date of Common Council Meeting: _____________________ _ 


You, as the applicant, or your agent, shall attend the meeting and present your request. 


All requests with supporting documentation are due at 
the Community Development Office three weeks prior to the actual meeting. 


$90.00 Fee Required for Rezoning Requests, Variances, and Conditional Use Permits 


Receipt # ________ _ 
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		4.2 - Lane TND - Conditional Use - Exhibit Map

		4.3 - Lane TND - Conditional Use - Application - Final







