
NOTICE OF MEETING 

HILLSIDE REVIEW BOARD 

CITY OF ST. GEORGE 

WASHINGTON COUNTY, UTAH 
 

Public Notice 
 

Notice is hereby given that the Hillside Review Board of the City of St. George, Washington 

County, Utah, will hold meetings at the referenced site on Wednesday, May 19, 2021 

commencing on-site at approximately 8:30 a.m.  
 

The estimated site times are in bold.   

The agenda for the meeting is as follows: 

 

1. Consider a request for a Hillside Development Permit on Netta’s Knoll. The property 

was originally considered for hillside approval in 2005 and again in 2018 but to this 

point has not been developed. The property is generally located on the south-east 

intersection of Riverside Drive and Foremaster Drive. The property is currently zoned R-2 

(Residential multi-family). The owner is Sierra Health Services. Case No. 2021-HS-004. 

(See ‘Meeting Place’ exhibit below).  Meeting time approx. 8:30 am 

2. Consider approval of the meeting minutes from April 21, 2021. 

 

 

Dan Boles, AICP 

Senior Planner 

Development Services 

 

Reasonable Accommodation: The City of St. George will make efforts to provide reasonable 

accommodations to disabled members of the public in accessing City programs.  Please contact 

the City Human Resources Office at (435) 627-4674 at least 24 hours in advance if you have 

special needs. 

 

 

 

 

 

 

 

 

 

 



 

 

Meeting Place  

South-East of Riverside Drive & Foremaster Drive 

Intersection 
  

 

  

 

Meeting 

Location 



 

Community Development 

                             ITEM 1  
                   

Hillside Permit 
 

  

HILLSIDE REVIEW BOARD AGENDA REPORT:   05/19/2021 
 

HILLSIDE DEVELOPMENT PERMIT  

Netta’s Knoll 
Case No. 2021-HS-004 

 

Request: This is a request for a Hillside Development Permit to allow disturbance of 

areas in the 20-30%, 30-40% and 40% and above slope areas. This 

application is in anticipation of a single-family subdivision on the top of 

Netta’s Knoll. 
 

Hillside History: The subject property was approved in 2005 for a multi-family development 

with 173 units (6.02 units/acre) but was never developed. Again, the Hillside 

Review Board reviewed a request for a development permit in 2017/18. The 

application went to Hillside but did not proceed any further. This is the third 

attempt at development on Netta’s Knoll.  

 

Exhibits Provided: 1) Exhibit A - Slope Analysis  

“Exhibit A” in the packet shows the overall slope analysis for the Knoll. This 

includes areas to be disturbed and areas proposed to be dedicated to the City 

for open space.  

 

2) Exhibit B – Cut and Fill Map 

“Exhibit B” depicts the proposed cuts and fills for the site. This includes only 

areas of development. Areas to be dedicated to the City will remain 

undisturbed.  

 

3) Exhibit C – Preliminary Grading Plan/Cross Sections/Plan& Profile 

“Exhibit C” – These sheets depict preliminary grading plans as well as 

associated plan & profiles and hillside cross-sections.  

 

4) Exhibit D – Geologic Hazard Study & Preliminary Geotechnical  

“Exhibit D” was prepared in 2004 and contains the geologic hazards and 

geotechnical recommendations for the site. 

 

5) Exhibit E – Storm Water Analysis 

“Exhibit E” is a new document that analyzes the storm water runoff.  

 

6) Exhibit F – Geotechnical Report 

“Exhibit F” addresses geotechnical issues and was prepared in 2007.  

 

7) Exhibit G -  
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Proposal: Open Space – Of the overall 32.84 acres, the applicant is proposing to dedicate 

15.38 acres to the city to remain open space. That is approximately 46.7% of 

the total property which leaves 17.46 acres to be developed.  

 

The applicant has submitted an application for hillside review. The two items 

before the Hillside Review Board are, 1) encroachment into sloped areas, and, 

2) determination of the ridgeline. The following table has been submitted 

regarding slope disturbance: 

 

  
 

The applicant is making the argument that the area on the top of the hill (upper 

plateau) is relatively flat with small hilly areas that are not contiguous to the 

rest of the property. The HSRB will have to determine whether or not that 

argument is valid. This is the same argument that has been made and accepted 

in previous applications. 

 

As for the ridgeline, the north-west side of the property is a much gentler slope 

to the property below while the rest of the property is a much more definable 

ridgeline. The HSRB will need to decide if that ridgeline is defined in the 

correct spot or if it need to be revised. 

 

Owner: Sierra Health Services 
 

Applicant: Bright Ideas REI/Todd Smith 

 

APN: SG-5-2-28-23071 

 

Location: Riverside Drive and Foremaster Drive 
 

Acreage: 32.84 Acres 

 

Zoning: R-2 
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Adjacent zones: R-3 (Residential Multi-family), PD-R (Planned Development Residential), 

C-3 (Commercial), PD-C (Planned Development Commercial), R-1-10 
(Residential, single-family, 10,000 sq ft minimum lot size), A-1 
(Agricultural). 

 

Powers & Duties: Section 10-13A-8(B)(1) of the “Hillside Review Board Powers and Duties” 

states that the hillside board can make recommendations to “adopt, modify 

or reject a proposal” to the Planning Commission (PC). 

 

Permit required: Section 10-13A-7 requires that all major development (i.e., cut greater than 

4’, etc.) on slopes above 20%  requires a ‘hillside development permit’ 

granted by the City Council upon recommendation from the Hillside 

Review Board and the Planning Commission.  

 

Applicable Ordinance(s): 

(Selected portions) 
   10-13A-1: Density and Disturbance Standards 

A.  The hillside development overlay zone (HDOZ) limits development 

densities and provides specific development incentives to transfer 

underlying zone densities from hillsides (sending areas), to less steep 

slopes or more safe development areas (receiving areas), within a 

development. 

 

 

10-13A-2:  Slope and Slope Areas Determined 

A. Slope shall be determined for each significant portion of a 

development parcel. 

B. Procedure: The applicant shall map the location of the natural slope by 

using the following procedure: 

Percent 

Natural 

Slope 

Dwelling Units (DU) / Acre 

0-19 See underlying zone 

20-29 2 DU/acre, provided the units are clustered on 30 percent (30%) or less of the land 

area within this slope category. 70 percent of this slope category shall remain 

undisturbed. The 70 percent area is based upon the overall area/development rather 

than per lot. Also see subsections A1, A2, and A3 of this section.   

30-39 1 DU/10 acres, provided no more than 5 percent (5%) of the site is disturbed, and 95 

percent of the site remains undisturbed. If the cumulative area is at least 1 acre but 

less than 10 acres, the cumulative area shall be allowed 1 DU.   

40 Development is not permitted (0%), except as provided for in subsection A2 of this 

section.   
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1. Preparation of Contour Maps: The applicant shall submit an 

accurate, current contour map, prepared and certified by a licensed 

professional engineer or surveyor, which shows all land contours at 

intervals no greater than five feet (5'), drawn at a one inch equals 

one hundred feet (1" = 100') scale maximum. 

2. Verification through Field Surveys: The city engineer or 

designee may require the applicant to submit a field survey to 

verify the accuracy of the contour map. 

C. Determination of Slope Areas: Using the contour map, natural slopes 

shall be calculated using points identified as natural slopes of twenty 

percent (20%), thirty percent (30%), and forty percent (40%), and shall be 

located on the contour map and connected by a continuous line. That area 

bounded by said lines and intersecting property lines shall be used for 

determining project density. Small washes or outcrops, which have slopes 

distinctly different from surrounding property, and are not part of the 

contiguous topography, may be excluded from the slope determination. 

HSRB Motion Options: The hillside board can recommend several different options to the 

Planning Commission and the City Council: 

 

1. Denial  

2. Approval as presented 

3. Approval with specific conditions and comments added as 

required. 

 

Example Motion: The Hillside Review Board recommends ________________________ of 

the request for a Hillside Development Permit to allow development of 

Netta’s Knoll as requested and outlined the staff report and has the 

following comments: 

 

1. _____________________________________________________  

 

2. _____________________________________________________  

 

3. _____________________________________________________ 
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Vicinity Map 
 

 

 

General Plan - MDR 
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Zoning - R-2 
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Exhibit A 

Slope Analysis 
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Exhibit B 

Cut and Fill Map 
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Exhibit C 

Preliminary Grading Plan/Cross Sections/Plan& Profile 
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Exhibit D 

Geologic Hazard Study & Preliminary Geotechnical 
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Exhibit E 

Storm Water Analysis 
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Preface 
This report is a preliminary analysis of the pre and post development storm water runoff flow rates and 
quantities. Without design grades and final detail, many parameters of the post-development scenarios 
had to be estimated or assumed. Curve numbers and lag times could change as the design is finalized. 
This will result in flow rates and detention volumes varying slightly from the results presented herein. 
Furthermore, no hydraulic analysis of gutters, inlets, pipes, or outlets can be performed without final 
design grades. 

Description of Development 
Knetta’s Knoll is a proposed single family residential development located just southeast of the 
intersection of Riverside Drive and Foremaster Ridge Road. It is bordered by Riverside Drive on the north 
and west, Middleton Wash on the north and east, and the Virgin River on the east and south. 

Existing Drainage Facilities 
There are no existing drainage improvements on site. There appears to be a storm drain system in 
Riverside Drive that presumably discharges to Middleton Wash. Middleton Wash flows into the Virgin 
River. 

General Description of Property 
The development encompasses 18.5 acres, but only 12.4 acres will see new impervious area and 
contribute to the storm drain system. The developable area is the northeast face of a knoll covered with 
desert shrub and crisscrossed with off-road vehicle trails. There are no irrigation facilities or any 
structures on the site. There are only small local channels in a few areas along the east where the site 
drains to Middleton Wash. 

Off-site Drainage 

Upstream 
Because it is an elevated knoll, the site is largely unaffected by upstream runoff. Middleton Wash drains 
the largest upstream area and passes along the north and east boundaries of the property. 

The access road will be affected by runoff from riverside drive and the west, undeveloped side of the 
knoll. This can be channeled into the storm drain in Riverside Drive or let under the access road in a 
culvert to stay in the natural drainage ditch leading to Middleton Wash. 

Downstream 
The site drains directly to Middleton Wash just north of the confluence with the Virgin River. The only 
improvement between the site and these large natural drainages is a pedestrian and bike path on the 
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west side of Middleton Wash near the northeast corner of the property. The path then crosses over to 
the east side of the wash.  

Along Riverside Drive, there is a parcel between the Knetta’s Knoll access road and Middleton Wash. 
Knetta’s Knoll and the two Parcels flanking the access road would do well to coordinate drainage 
improvements. 

Known Drainage Problems 
There are no known drainage problems affecting the site.  

FEMA Floodplains 
The site is within the limits of FEMA floodplain map number 49053C1031G. The map shows floodplains 
in Middleton Wash and the Virgin River, but the site itself is in Zone X.  A portion of the map is shown in 
the appendix. 

On –Site Drainage 
Once developed, the runoff from the area will increase compared to undeveloped conditions but will be 
relatively small due to the small size of the site with no upstream areas to consider. The calculations 
show that predeveloped runoff from the site is almost non-existent. This is because the soil is Type A 
and the curve number is very low. This is corroborated by the fact that there is little erosion and very 
insignificant washes on the property despite it being crisscrossed with off road vehicle trails.  

Potential Drainage Problems 
Development will bring impervious areas and will cut off historical drainage paths. Impervious areas will 
increase and concentrate runoff which will have to be conveyed to Middleton Wash. The access road 
will be relatively steep and capturing the runoff in low points is easier than on steep grades. The path to 
Middleton Wash could be straight down between lot lines, but that will cause maintenance and possible 
erosion problems. Based on the small runoff numbers, and the steeper grades, it is likely that storm 
drain inlets in the access road near the intersection with Riverside Drive will be sufficient to collect 
runoff before gutter capacity is exceeded.  It will then need to be conveyed to Middleton wash in either 
a pipe or ditch or combination thereof. The flow rates in this report can be used in evaluating the best 
path.  

Another potential problem is the issue of detention. Typically, developments are required to provide 
storm water detention to reduce developed flow rated to pre-development levels. This is required to 
prevent flooding downstream. For this property, however, Middleton Wash and the Virgin River have 
more than sufficient capacity for the increased flows from a tiny development and the peak runoff will 
happen hours or days after the site has stopped contributing. Therefore, it is proposed that detention is 
not required for this site.  
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Master Planned Drainage Facilities 
There are no master planned drainage facilities affecting the site. There could be something planned on 
Riverside Drive in the vicinity of Middleton Wash and any plans should be considered while evaluating 
the best path for conveying storm water from the site to Middleton Wash.  

Preliminary Hydrology Calculations 
HEC-HMS was used to model site hydrology. Runoff from the site was evaluated for both pre- and post-
developed conditions. 

Design Precipitation 
Both the SCS type 2 and the Farmer-Fletcher distributions were modeled for both the 10-year and 100-
year events. The following rainfall totals were used in the appropriate models and come from Table 2-1 
in the St. George Drainage Manual: 

10 Year 3 Hour: 1 Inch (FF10) 

10 Year 24 Hour: 1.68 Inches (SCS10) 

100 Year 3 Hour: 1.64 Inches (FF100) 

100 Year 24 Hour: 2.51 Inches (SCS100) 

Interception and Infiltration 
The SCS Curve Number method was used to model interception and infiltration. Post Development 
conditions were evaluated using both the pervious curve number and composite curve number 
methods. The composite curve number method yielded extremely low flow rates, so result for it are not 
included and any references to it in the calculations are there only to compare SCS lag time to the 
primary routing method.  

Impervious area in the developed condition was estimated at 30%. This could be a little lower according 
to Table 2-3 in the St. George Hydrology Manual, but many back yards will not make it to the streets and 
will drain down the sides of the Knoll. 

Sub-basin Lag Time 
The Kinematic Wave Flow Path Components Method was used to calculate the basin lag time.  

Routing 
No routing between sub basins or through any detention ponds was evaluated at this time. As a 
hydraulically isolated site near the Virgin River, no sub-basin routing should be required.  

Drainage Facility Hydraulic Calculations 
No gutters, inlets, pipes, channels, culverts, detention outlets, or energy dissipation facilities were 
evaluated at this time. Runoff will be directed to the gutters, intercepted by inlets, fed into storm drain 
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pipes and conveyed to Middleton wash where rip rap or other energy dissipation methods will prevent 
erosion.  

Results Summary 
Flow Rates from the modeled watersheds for the various precipitation events are summarized in Table 
1. 

Table 1. Watershed Flow Rate Summary 

 Peak Flow Rate (cfs) 
Watershed 10 Year FF 10 Year SCS 100 Year FF 100 Year SCS 
Pre-Developed Site 0 0.06 0.42 1.53 
Developed Site 0.63 3.41 5.21 9.91 
Upstream  1.09 2.62 3.8 5.19 
Downstream 0.57 1.41 2 2.77 

Required Easements 
If the drainage system is kept within the public right of way, no easements will be required. If the best 
route is more directly to Middleton Wash, of course easements will be required. 
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APPENDIX 
 

Vicinity Map 
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Soil Map 
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FEMA Map 
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Model Schematic 
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FF10 Results 
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SCS10 Results 
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FF100 Results 
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SCS100 Results 
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HILLSIDE REVIEW BOARD 

CITY OF ST GEORGE 

WASHINGTON COUNTY, UTAH 

APRIL 21, 2021 
 

PRESENT:  

James Sullivan 

James Dotson  

Dave Black 

Shawn Patten   

 

CITY STAFF: 

Assistant Public Works Director Wes Jenkins 

Planner III Mike Hadley 

Development Services Office Supervisor Brenda Hatch 

 

APPLICANT: 

Brandee Walker 

Raine Christensen 

 

The agenda for the meetings are as follows: 

 

1. Consider a request for a Hillside Development Permit to allow development of the subject 

property into townhomes. The applicant is asking for approval of a hillside permit in order 

to cut into 20-40% slopes. The property is located on the east side of Valley View Drive and 

just south of Sunset Dr. The property is currently zoned R-1-10 (Residential minimum lots 

size 10,000 sq ft) & A-P (Administrative Professional). The owner is Raine Christensen. 

Case No. 2021-HS-003. (See ‘Meeting Place’ exhibit below).   

 

Brandee Walker – They will be coming in for a PD Zone change.  We want to put a public 

street with a cul-de-sac right up the center of it and then 10 townhomes around it.  The 

units he wants to build are 2 stories.  We are trying to match ground as possible.   

 

Raine Christensen – We would like to donate the undevelopable hillside to the City.  For 

now, we are just looking at using this piece and then there is a high chance we will donate 

the rest.   

 

Brandee Walker – We are not disturbing past the old road that led to the water tower.  We 

have a red line there.  We have been talking with Landmark about mitigating the 2:1 to try 

and steepen it up a little bit, I think that is doable.   

 

Wes Jenkins – So is the red line your disturbance area right there? 

 

Brandee Walker – Yes.   

James Sullivan – It looks like you are disturbing some 40%. 

 

Brandee Walker – It’s a little choppy, you can see in the slope map that we’ve got the little 

speckles the deep dark green are the 40 or greater.  The little speckles are actually in the 

30-39 category.   
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Wes Jenkins – So I noticed you exceeded the 30% and the 5%, can you explain that? 

 

Brandee Walker – The 20% 

 

Wes Jenkins – Yes, the 20 – 29 you are only allowed to disturb 30% of it and you guys are 

above that.  

 

Brandee Walker – Some of this stuff down in here are the benching areas for the grading.   

 

Raine Christensen – We tried to do something other than a cul-de-sac to stay in it, but the 

City did not want to see that.   

 

Brandee Walker – We tried a hammer head and we tried doing private roads, but fire 

wanted it to be a standard street with turn around.  You can see we are not pushing any 

units into the hillside; it’s really just getting that road in there to turn around.   

 

Wes – The 30 – 39 is 5% and you show 9.9, the hillside would have to make a 

recommendation that they were man made, or it’s not contiguous to the hillside. 

 

Brandee Walker – I’m counting the garden in my numbers, does that count if it’s open 

space/gardening? 

 

Dave Black – If it is cut, then it is. 

 

Brandee Walker – It’s really not cut, it’s the natural soil as it is today. 

 

Raine Christensen – There is a road right there from a previous owner. 

 

James Sullivan – Are these green spots caused by the old road? Is that included in the 

numbers? 

 

Brandee Walker – I’m not sure. 

 

Dave Black – Brandee mentioned that they have been talking to Landmark and they want 

to steepen up that 2:1 slope, which I would definitely support, I think it could go steeper.  

That would reduce the extent of the cut up the hill dramatically.  I wish they would have 

done it before so we could see.  My thought was as if their disturbance could come down 

more like this (drew his own line on the paper) look at all the steeper stuff we could avoid 

and by steepening up that back cut, if that was the limit of the disturbance then I think that 

is a great improvement. 

 

Brandee Walker – I agree with you, in fact I got looking at this and his contours are just a 

smidge tighter than what is on the ground so if we could steepen up just a little bit we 

would catch probably about where you have drawn it.   
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James Dotson – Is that cut pretty much solid rock? 

 

Brandee Walker – Yes 

 

James Dotson – What do you finish that off with? 

 

Raine Christensen – Seeding for this area.   

 

Brandee Walker – That’s how we handled the one over there. 

 

Dave Black – If it’s bedrock, and if you go steeper than 2:1, you won’t get anything back.  

So, you basically will need rock faced slopes or big block faced slopes, something to help 

minimize the back.  I think on this site the amount of the disturbance is the issue for the 

hillside board and I think it can be minimized and reduced by steepening up that.  I think 

that would be a lot easier for us to recommend approval if you went further down the hill.   

And the other issue they addressed in the Landmark report was a moderate rock fall concern 

here and they had some guidelines, I’m not sure if that is implemented in your design, but 

Landmark’s recommendations for rock fall need to be implemented as well.   

 

Brandee Walker – We can update the grading to show the steepen of the cut. 

 

Dave Black – A 1:1 may bring right in where you need it.  If you leave the 1:1 exposed 

then you have the raveling issues and stuff like that.  They have put up either rock or block 

in the other areas along this street to help mitigate the cuts.   

 

Discussion continued on unraveling and how to mitigate that. 

 

Dave Black – So without seeing the final plans, can we recommend it for approval, or does 

it need to come back?  Do you review it?  We don’t really know how it will end up. 

 

Wes Jenkins – Would you like us to send it out to you once it comes in?   

 

Dave Black – Yes, we would like to see what the extent of it is, I don’t think we need to 

come out here again.   

 

James Sullivan – If these lines are drawn at 2:1 and it decreases to 1:1 then it decreases that 

distance by half, won’t it? 

 

Brandee Walker – It will be better than that.   

 

Shawn Patten – I think that we have talked about it but how will it be finished off? 

 

Dave Black – Have you seen a drainage report? 
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Brandee Walker – Yes, it’s in the packet. 

 

Wes Jenkins – Are you comfortable with the rock facing?  This is a prominent hillside; we 

would want it to match. 

 

Dave Black – It blends in better than red.  The red comes up because we create the scar, 

but the natural hillside itself is not red.   

 

Brandee Walker – Raine is proposing 2-story buildings as well, because of the height, you 

shouldn’t see much of that. 

 

James Sullivan – If it’s reduced to a 1:1 I don’t see us putting a rock face on it, can you put 

a rock face on a 1:1? 

 

MOTION: Dave Black made a motion to recommend for approval a Hillside 

Development Permit for Desert Garden Cove with the following conditions:  1.  The 

back-cut slope be steepened as much as feasible to minimize disturbance 2.  The rockfall 

guidelines issued in the Landmark Geotech report be implemented into the design 

component 3.  The City Council review the finished product as far as the facing of the 

cut slope and the wall to their satisfaction. 

SECOMD:  Shawn Patten 

AYES (4) 

James Sullivan 

James Dotson 

David Black 

Shawn Patten 

NAYS (0)  

Motion carries. 

 

 

 

2. Consider approval of the meeting minutes from January 27, 2021 and February 17, 2021. 

 

MOTION: James Dotson made a motion to approve the minutes from the January 27, 

2021 and the February 17, 2021 meetings. 

SECOND:  Dave Black 

AYES (4) 

James Sullivan 

James Dotson 

David Black 

Shawn Patten 

NAYS (0)  

Motion carries. 

 

James Dotson made a motion to adjourn. 
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