
 

 

 

BOARD OF ADJUSTMENTS AGENDA 

Monday, July 11, 2022 at 6:00 PM 

Richwood City Hall, 1800 Brazosport Blvd. N. 

BE IT KNOWN THAT a City of Richwood Board of Adjustments will meet Monday, July 11, 2022, beginning at 6:00 
PM at Richwood City Hall, located at 1800 Brazosport Blvd. N., Richwood, Texas 77521 with the following agenda: 

 

I. CALL TO ORDER 

II. INVOCATION 

III. PLEDGES OF ALLEGIANCE 

IV. ROLL CALL OF COUNCIL MEMBERS 

V. PUBLIC COMMENTS 

VI. CONSENT AGENDA 

A. Approval of minutes from called meeting on May 09, 2022. 

VII. DISCUSSION AND ACTION ITEMS 

A. Public hearing and action regarding variance request to allow an accessory structure within the side 
setback in a R-4 Rural Residential District, located at 31511 Bayou Bend. 

B. Public hearing and action regarding variance request to allow livestock, specifically one (1) goat, to 
be kept on a .3444-acre lot in an R-1 residential zone, located at 233 San Saba. 

VIII. ADJOURNMENT 

 

The City Council may go into Executive Session on any item listed on the Agenda in accordance with Section 
551.071 of the Government Code (attorney-client privilege). 

 

This facility is wheelchair accessible and accessible parking spaces are available. Requests for accommodations or 
interpretive services must be made 48 hours prior to this meeting. Please contact the City Secretary's Office at (979) 
265-2082 or FAX (979) 265-7345 for further information. 

 

I, Kirsten Garcia, to hereby certify that I did, on __________________ at _______________ post this notice of 
meeting on the bulletin board at 1800 N. Brazosport Blvd., Richwood TX, in compliance with the Texas Open 
Meetings Law. 
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Kirsten Garcia, City Secretary 
City of Richwood 

 

 

2



MINUTES 

RICHWOOD BOARD OF ADJUSTMENTS 

Monday, May 09, 2022 at 6:00 PM 

BE IT KNOWN THAT a City of Richwood Board of Adjustments will meet Monday, May 9, 2022, beginning at 6:00 
PM at Richwood City Hall, located at 1800 Brazosport Blvd. N., Richwood, Texas 77521 with the following agenda: 

 

I. CALL TO ORDER 

The meeting was called to order at 6:00 p.m. 
 

II. INVOCATION 

 Patricia Ditto, Finance Director, led the invocation. 

III. PLEDGES OF ALLEGIANCE 

 Mayor Boykin led the p 

IV. ROLL CALL OF COUNCIL MEMBERS 

  

 

 

 

 

Others present: Eric Foerster, City Manager; Kirsten Garcia, City Secretary; Patricia Ditto, Finance Director; 
Clif Custer; Public Works Director; Philip Knop, City Attorney. 
 

V. PUBLIC COMMENTS 

Josh Strawn – Spoke regarding the poaching incident in Oakwood Shores,  advised Council that Parks and 
Wildlife were contacted and there are now two suspects with possible felony charges.  

VI. CONSENT AGENDA 

A. Minutes from meeting held December 13, 2021 

Motion to approve consent agenda.  
 

Motion made by Mike Johnson, Seconded by Melissa Strawn. 
Voting Yea: Mike Johnson, Melissa Strawn, Matthew Yarborough, Rory Escalante 
 

VII. DISCUSSION AND ACTION ITEMS 

A. Public hearing and action regarding request to allow a conditional use for a Home Occupation of 
Firearm Component Manufacturer. 

Discussion held on the product manufactured. 

 

 

Steve Boykin, Mayor:  Present  
Mike Johnson, Position 1:  Present  
Melissa Strawn, Position 2:  Present  
Matthew Yarborough, Position 3:  Present  
Rory Escalante, Position 4:  Present  
Mark Brown II, Position 5:  Absent  
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Motion to approve David Riggs request for conditional use for firearm. 

Motion made by Matthew Yarborough, Seconded by Mike Johnson. 
Voting Yea: Mike Johnson, Melissa Strawn, Matthew Yarborough, Rory Escalante 
 

VIII. ADJOURNMENT 

Being there no further business, the meeting was adjourned at 6:07 p.m. 
 

 

These minutes were read and approved on this 11th day of July 2022.  

 

 

__________________________________  

Mayor 

ATTEST: 

 

 ______________________________________ 

City Secretary 
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ATTACHMENT 1 
 
PURPOSE OF THE VARIANCE: 

There was a misunderstanding on the setback requirements for our barn that was constructed at 31511 

Bayou Bend. On our survey and house plans, the building line is setback at 15 feet from the left and right 

sides of the property. Our primary residence is constructed at 30’ from the left side of the property, and 

our accessory building is constructed at 18’ from the right side of the property. Our property is in zone 

R‐4 which has an accessory building side setback of 25 feet. When I applied for the accessory building 

permit through the City, I was told that the barn needs to be 25 feet from the side of the property line 

(see permit application). After speaking to the consultants, I ensured to them that the barn would be 25 

feet from the side of the property. We were granted a conditional permit based off of my statement 

that the building would be 25’ from the right side of our property. This was an unintentional, inaccurate 

statement on my behalf. I was confused because the plans that we submitted to the HOA were 

approved, and I assumed that the HOA had the same setback requirements as the City. 

After we were granted the conditional permit, the construction of our barn began. The barn, rebar, and 

cement has been completed and the project was 100% finished on 06/05/2022. We had every necessary 

inspection completed and approved through the construction process.  

Because of my accidental negligence, my husband and I would like to please request a variance to allow 

us to leave our accessory building at an 18’ setback.  

 

I would like to make it very known that this incident is not by any means a reflection of Laura Tyner, 

Tonya Machann, or BBG Consultants. Looking back at my conversations with Tonya, she was clear that 

the barn needed to be built 25 feet from the side of the property and that the setbacks on the plan I 

submitted were incorrect. I was confusing myself and not following/connecting the dots when I was 

confirming to her that we were building at a 25’ setback. This was truly unintentional on my part – I 

have no reason to purposely lie or intentionally build my structure outside of the necessary 

requirements. I am fully aware of how the law works, and I know that if we build something out of code 

we will not receive a certificate of occupancy at the end of construction. This was an honest mistake by 

me. 
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ATTACHMENT 2 

 

ANSWER #1: 

Our property is 170 feet wide and has a beautiful oak tree in the center of the property. Our primary 

residence is in construction and setback at 15’ from the lefthand side of our property line, while our 

accessory building has been fully constructed and is setback 18’ from the righthand side of our property 

line. There was a major misunderstanding during permitting that lead to our barn being constructed 

with the incorrect minimum setback for the side of the property. All necessary inspections were 

completed and approved during the construction of our barn. If at any time the subject of our setback 

being incorrect would have been pointed out we would have immediately fixed it.  

ANSWER #2: 

Currently, we will not be able to occupy our residence when it is completed due to the barn being 

constructed at the incorrect setback for the righthand side. Also, moving the barn further into the 

middle of our property puts our oak tree at risk.  

 

ANSWER #3: 

Granting the variance is the most feasible solution for us, with the main reason being that the building is 

already 100% completed. All of the necessary inspections were completed and approved throughout the 

entire construction process of the barn. If this subject would have been brought up and clarified at any 

point during construction, we would have immediately stopped the work and taken the necessary action 

needed to be in compliance before completing the building.  

 

ANSWER #4: 

Yes, there are numerous properties within Oakwood Shores that have a primary residence and 

accessory buildings. 

 

ANSWER #5: 

Yes, granting this variance will be in harmony with the neighborhood and does not contrary the 

intent/purpose of the zoning ordinance. The Oakwood Shores setback requirements for all structures is 

15’ from the side of the property. Our barn also meets all other setback requirements (front, back, and 

in relation to the main residence) for the HOA and R‐4 Zone. The only violation we have is the 25’ 

setback from the righthand side. Another consideration is that if we chose to build our house where the 

barn is currently sitting, the house would be in compliance sitting at 18’ from the righthand side of the 

property. For that reason, I do not feel as though granting a variance to leave the barn at 18’ from the 

side will have a negative impact on an easements or utilities, and there are no adverse effects to our 

neighbors.  
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LEGAL DESCRIPTION

SURVEY INFORMATION

LOT 95, IN BLOCK 3, OFOAKWOOD SHORES, A SUBDIVISION IN BRAZORIA
COUNTY, TEXAS. ACCORDING TO THE MAP OR PLAT THEROF RECORDED
IN CLERK'S FILE NO.2008019216 OF THE OFFIIAL RECORDS OF BRAZORIA
COUNTY, TEXAS.

PROPERTY LINES, SETBACKS, AND OTHER SITE RELATED INFORMATION
WAS TAKEN FROM SURVEY BY SURVEY 1, INC. DATED 07/11/18.

COVERAGE BREAKDOWN
LOT AREA

HOUSE PAD -

DRIVE / WALK -

TOTAL COVERED -

PERCENT COVERED -

SF

SF

SF

SF

%

-

- OWNER IS TO APPROVE LOCATION OF HOUSE ON LOT, AND TO VERIFY
ALL EASEMENTS AND BUILDING LINES, PRIOR TO START OF
CONSTRUCTION.

- DRIVEWAY APPROACH, SIDEWALKS, AND RAMPS SHALL BE
CONSTRUCTED TO FORT BEND STANDARDS.

-FINAL GRADING SHALL BE SUCH THAT THIS PROPERTY DOES NOT
DRAIN ONTO ADJACENT PROPERTIES, AND SUCH THAT EXISTING
DRAINAGE ON ADJACENT PROPERTIES IS NOT ALTERED.

NOTES (UNLESS NOTED OTHERWISE)

 1" = 30'-0"1 Site Plan

-
-

ISSUED FOR CONSTRUCTION

ISSUED FOR PERMITTING

ISSUED FOR BIDDING

1/14/2022 12:37:10 PM

SITE PLAN
A���

DESIGNED BY: SF
DRAWN BY: SF
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LEGAL DESCRIPTION

SURVEY INFORMATION

LOT 95, IN BLOCK 3, OFOAKWOOD SHORES, A SUBDIVISION IN BRAZORIA 
COUNTY, TEXAS. ACCORDING TO THE MAP OR PLAT THEROF RECORDED 
IN CLERK'S FILE NO.2008019216 OF THE OFFIIAL RECORDS OF BRAZORIA 
COUNTY, TEXAS.

PROPERTY LINES, SETBACKS, AND OTHER SITE RELATED INFORMATION 
WAS TAKEN FROM SURVEY BY SURVEY 1, INC. DATED 07/11/18.

COVERAGE BREAKDOWN
LOT AREA

HOUSE PAD -

DRIVE / WALK -

TOTAL COVERED -

PERCENT COVERED -

SF

SF

SF

SF

%

-

- OWNER IS TO APPROVE LOCATION OF HOUSE ON LOT, AND TO VERIFY 
ALL EASEMENTS AND BUILDING LINES, PRIOR TO START OF 
CONSTRUCTION.

- DRIVEWAY APPROACH, SIDEWALKS, AND RAMPS SHALL BE 
CONSTRUCTED TO FORT BEND STANDARDS.

-FINAL GRADING SHALL BE SUCH THAT THIS PROPERTY DOES NOT 
DRAIN ONTO ADJACENT PROPERTIES, AND SUCH THAT EXISTING 
DRAINAGE ON ADJACENT PROPERTIES IS NOT ALTERED.

NOTES  (UNLESS NOTED OTHERWISE)

1" = 30'-0"1 Site Plan

-

NOTES

-

ISSUED FOR CONSTRUCTION

ISSUED FOR PERMITTING

ISSUED FOR BIDDING

1/7/2022 5:02:40 PM

SITE PLAN
A1.1

DESIGNED BY: SF
DRAWN BY: SF
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(R401.3)
- TOP OF FOUNDATION MIN. 12 IN. + 2% ABOVE 
STREET DRAIN (R403.1.7.3)
- EXCAVATION FREE OF ORGANIC MATERIAL & 
WOOD FORMS REMOVED (R408.5, 506.2)
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IN. IF MASONRY VENEER USED) (R404.1.6)
- SILL PRESERVATIVE TREATED WOOD OR 
DECAY RESISTANT IF ≤ 8 IN. ABOVE EXPOSED 
GROUND (R317.1)
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ATTACHMENT 1 
 
PURPOSE OF THE VARIANCE: 

There was a misunderstanding on the setback requirements for our barn that was constructed at 31511 

Bayou Bend. On our survey and house plans, the building line is setback at 15 feet from the left and right 

sides of the property. Our primary residence is constructed at 30’ from the left side of the property, and 

our accessory building is constructed at 18’ from the right side of the property. Our property is in zone 

R‐4 which has an accessory building side setback of 25 feet. When I applied for the accessory building 

permit through the City, I was told that the barn needs to be 25 feet from the side of the property line 

(see permit application). After speaking to the consultants, I ensured to them that the barn would be 25 

feet from the side of the property. We were granted a conditional permit based off of my statement 

that the building would be 25’ from the right side of our property. This was an unintentional, inaccurate 

statement on my behalf. I was confused because the plans that we submitted to the HOA were 

approved, and I assumed that the HOA had the same setback requirements as the City. 

After we were granted the conditional permit, the construction of our barn began. The barn, rebar, and 

cement has been completed and the project was 100% finished on 06/05/2022. We had every necessary 

inspection completed and approved through the construction process.  

Because of my accidental negligence, my husband and I would like to please request a variance to allow 

us to leave our accessory building at an 18’ setback.  

 

I would like to make it very known that this incident is not by any means a reflection of Laura Tyner, 

Tonya Machann, or BBG Consultants. Looking back at my conversations with Tonya, she was clear that 

the barn needed to be built 25 feet from the side of the property and that the setbacks on the plan I 

submitted were incorrect. I was confusing myself and not following/connecting the dots when I was 

confirming to her that we were building at a 25’ setback. This was truly unintentional on my part – I 

have no reason to purposely lie or intentionally build my structure outside of the necessary 

requirements. I am fully aware of how the law works, and I know that if we build something out of code 

we will not receive a certificate of occupancy at the end of construction. This was an honest mistake by 

me. 
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ATTACHMENT 2 

 

ANSWER #1: 

Our property is 170 feet wide and has a beautiful oak tree in the center of the property. Our primary 

residence is in construction and setback at 15’ from the lefthand side of our property line, while our 

accessory building has been fully constructed and is setback 18’ from the righthand side of our property 

line. There was a major misunderstanding during permitting that lead to our barn being constructed 

with the incorrect minimum setback for the side of the property. All necessary inspections were 

completed and approved during the construction of our barn. If at any time the subject of our setback 

being incorrect would have been pointed out we would have immediately fixed it.  

ANSWER #2: 

Currently, we will not be able to occupy our residence when it is completed due to the barn being 

constructed at the incorrect setback for the righthand side. Also, moving the barn further into the 

middle of our property puts our oak tree at risk.  

 

ANSWER #3: 

Granting the variance is the most feasible solution for us, with the main reason being that the building is 

already 100% completed. All of the necessary inspections were completed and approved throughout the 

entire construction process of the barn. If this subject would have been brought up and clarified at any 

point during construction, we would have immediately stopped the work and taken the necessary action 

needed to be in compliance before completing the building.  

 

ANSWER #4: 

Yes, there are numerous properties within Oakwood Shores that have a primary residence and 

accessory buildings. 

 

ANSWER #5: 

Yes, granting this variance will be in harmony with the neighborhood and does not contrary the 

intent/purpose of the zoning ordinance. The Oakwood Shores setback requirements for all structures is 

15’ from the side of the property. Our barn also meets all other setback requirements (front, back, and 

in relation to the main residence) for the HOA and R‐4 Zone. The only violation we have is the 25’ 

setback from the righthand side. Another consideration is that if we chose to build our house where the 

barn is currently sitting, the house would be in compliance sitting at 18’ from the righthand side of the 

property. For that reason, I do not feel as though granting a variance to leave the barn at 18’ from the 

side will have a negative impact on an easements or utilities, and there are no adverse effects to our 

neighbors.  
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The following is a list of all completed on-site inspections for the project located at 

31511 Bayou Bend  

• 5564 4/25/2022 31511 Bayou Bend Pier E. Salinas 979-417-7403 Approved -

pending engineers letter

• 5564 5/4/2022 31511 Bayou Bend underground plumbing Esteban Salinas

979-417-7403 Approved

• 5564 5/11/2022 31511 Bayou Bend Foundation Empire Homes 979-417-7403

Disapproved - need form survey submitted and approval

• 5564 5/18/2022 31511 Bayou Bend T- Pole Empire Homes 979-417-7403

Approved

• 5576 6/1/2022 31511 Bayou Bend Rebar- Pole Barn Juan Velazquez 979-201-

6695 Approved

I’ve also attached the initial comment letter and conditional approval letter for the 

pole barn. 

Sincerely, 

Kevin Taylor 

President  

TX BBG Consulting, Inc. 

972-746-6671
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  City of Richwood 

Project Address: 31511 Bayou Bend 

Date: April 29, 2022 

Square Footage: 30 x 40 Barn 

Zoning:   Dwelling District Residential R4 
Requirements Allowed BBG Reviewed 
Wind Load Requirement 120 mph 3 second gust See Note Below 
Codes Adopted 2015 International Codes 

2015 Energy Code  
2014 NEC  

Flood Zone/BFE Elevation certificate provided Provided with House 
Setbacks (Main Dwelling) 

Front Yard: 50 ft  
Side Yard: =25’ or 10% of Width 

Side Yard Corner:  25 Ft  
Rear Yard: 25 ft 

Complies 

Setbacks (Accessory 
Building) 

No accessory building shall be located in a front 
yard. 

Rear yard setback: 25 ft 
Side yard setback:  25 ft interior 

Side yard setback:  25 ft Corner lots 

Show Setbacks on Plans 

Setbacks Swimming Pool Rear Setback: 5 ft 
Side Setback: 3 ft 

22.6 ‘ from overhead utility line 

N/A 

Maximum Lot Coverage 35% Complies 
Maximum Height 2 ½ Stories  and 35 Feet 

Complies 
Minimum Lot Area 1 Acre (43,560 sq.ft) 93,208 sq ft 
Minimum Lot Width 
Minimum Lot Depth 

150 ft 
200 ft Complies 

Minimum Floor Area 1,500 Sq. Ft Complies 
Flood Plain Check new Flood Plain Maps Data 12/30/2020 See Comments 
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  City of Richwood 

Plan Review Comments

Plans are disapproved with the following comments. 

Windstorm Requirement: 

1. The entire building must be engineered for windstorm.  Due to regional restrictions for compliance with the
Texas department of insurance wind speed requirements we must verify that the proposed structure is capable
of withstanding 120 (138 ult) mph winds (3 second gust). This can either be done by providing manufacturer
specifications with an engineer's seal which state that it can withstand this wind speed or by contacting a Texas
department of insurance approved engineer to provide the necessary details for construction to ensure that it
will withstand the required wind speed. The link below can provide additional information and also has a list of
approved engineers.

a. https://appscenter.tdi.texas.gov/windstorm/p/publicAQIList

2. Use the site plan submitted with the new home permit and show the proposed barn compliant with the 25’ side
setback.

3. Building must be elevated at the same height as the residence.  See elevation certificate provided.
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 City of Richwood 

Project Address: 31511 Bayou Bend 

Date: May 3, 2022 

Square Footage: 30 x 40 Barn 

Plan Review Comments

Plans are conditionally approved, provided that the following conditions are met, as outlined in the email 
correspondence below: 
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From: Osvaldo Ibarra
To: Kirsten Garcia
Subject: 31511 Bayou Bend
Date: Monday, June 27, 2022 7:37:10 PM

I Osvaldo G. Ibarra approve  the variance at 31511 Bayou Bend in the Oakwood Shores Subdivision.
Any question feel free to e mail me or call me at: (713)202-6034

Sent from my iPhone
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Dear council members, 
 

Over the last few weeks, my husband and I have been gathering feedback from each of you as well 
as our neighbors regarding our variance request at 31511 Bayou Bend. I have spent a lot of my time 
trying to understand the reasoning behind a different setback for accessory buildings in the R4 district. 
So far from what I have read in the zoning ordinance and previous council meetings, I am under the 
assumption that it was put in place for aesthetics. The first official version of the zoning ordinance was 
created in 2006, prior to Oakwood Shores being annexed into the city, and the building setbacks have 
not been modified since. There has been no indication that my barn is a safety concern or encroaching 
on an easement, especially considering that I can have my main dwelling built in the location where my 
barn is at.  

 
Taking into consideration that this setback is for aesthetic purposes, I believe I have come up with a 

feasible and time friendly solution that will meet the needs and benefit all parties involved. I would like 
for you to please consider granting the variance contingent upon the installation of a fence around our 
property. I have attached copies of a proposed fencing plan and am confident that it meets HOA 
guidelines/deed restrictions, so there should be no issue getting the fence passed and installed.  
 

 Installing a fence is a much more value-added option than moving the barn. The fence will 
provide a visual representation of the boundaries between all 3 of our lots, which was a little 
difficult to visualize now that our lot is being occupied. A fence will also create some added 
privacy, which I believe we can all benefit from – especially our neighbor to the left who 
expressed that she would appreciate a privacy fence.  

o There was some expressed concern about the barn devaluing neighboring property, and 
while I don’t necessarily agree, I do respect the concern which is why I offered to find a 
value-added solution that can benefit our neighbors.  

 I would like to point out here that the R4 zoning district states that I can build 
my main dwelling at the 17.5 ft side setback. I would question if my main 
dwelling was built at 17.5 ft from the righthand property line (in place of where 
my barn is at), would there still be an assumption that my property is devaluing 
others?  

o We will be able to have a fence installed prior to construction completion, which is 
currently estimated to be December.  

 
 If the variance is denied, and we are required to move the barn, the barn will be moving 7.5 feet 

to the LEFT. Not forward, not backwards, but to the LEFT. This means that, visually speaking, the 
barn hardly changes. I personally do not believe that moving my barn over 7.5 feet is going to 
visually accomplish or improve anything other than bringing the structure into compliance. If a 
neighbor is concerned that walking outside and seeing a barn is an eyesore or devalues their 
property, the only thing I can try to do to accommodate that is building a fence. Again, I 
understand that you will still be able to see the barn if a fence is installed, but I am trying to 
offer something that visually represents the separation between the properties and offer some 
privacy to our neighbors at my own expense. In my opinion, our community and neighbors stand 
to benefit more from a privacy fence than my barn being moved over 7.5 feet with no fence. 

o The HOA is in charge of determining whether or not properties conform to the look, 
feel, and harmony of the neighborhood. The HOA approved our plans as is, with no 
changes to the setback of the barn. I realize that the R4 zoning setback is more 
restrictive than the HOA guidelines for accessory buildings – I just want to make it clear 
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that the HOA felt my project was aesthetically equivalent to the rest of the properties in 
OWS. 

o From a financial standpoint, we cannot afford to have the barn moved before our house 
is complete. It would take us approximately a year and a half to be able to complete 
moving the barn.  

 
Lastly, I would like to point out that although this was truly an honest mistake, there are no 

checks and balances in the permitting/inspection process for large, permanent accessory buildings to 
ensure that they comply with the setbacks in the ordinance. If the process continues to have no checks 
and balances, the door is left wide-open for people to make unintentional mistakes like I did or even 
worse, take advantage of the system. I know that our permit was conditional and that the responsibility 
is on me, I am not trying to place the blame elsewhere, I am just asking you to please consider that I was 
able to complete my project out of compliance (unintentionally) without being stopped. If our neighbor 
would not have pointed out the violation, we would have moved in and lived the rest of our lives 
without realizing our barn is out of compliance. Even further, residents could very well be purchasing 
properties that have permanent accessory structures located at the wrong setback and have no idea. I 
would ask council to please consider working to identify a change to the process that introduces hard 
stops/validations for permanent structures regardless of if they are a main dwelling or accessory 
building.  

 
Thank you all for taking the time over the last 4 weeks to come out and visit with us. We value 

your efforts in serving the city and its citizens, and it is refreshing to witness a city council who puts 
“boots on the ground” into action. This has been one of the most stressful months that my husband and 
I have ever gone through, so your patience has been truly appreciated.  
 
 
Thank you, 
Taylor Clinton  
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GREEN = 6 ft 
privacy fence

GREEN = 6 ft 
privacy fence

BLUE = 3 rail ranch 
fence

BLUE = 3 rail ranch 
fence
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31511 Bayou Bend – Variance Request; additional documents 

Many of the council members have asked for us to get a quote on moving the barn. Unfortunately, to 
move the barn we would basically have to completely rebuild the structure. None of the posts or metal 
can be reused. The only component that might be savable are the trusses, but even then, I am not sure 
if I feel comfortable reusing them – I don’t want to compromise the integrity of the structure. The quote 
below is for demolishing and rebuilding the entire structure. From a financial standpoint, we cannot 
afford this large of an expense right now. It would take us around a year and a half to be able to 
complete this.  
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