
MATANUSKA-SUSITNA BOROUGH 
PLANNING COMMISSION AGENDA 

Vern Halter, Mayor 

PLANNING COMMISSION 
Brian Endle, District I 
Thomas Healy, District 2 
John Klapperich, Chair, District 3 
Bruce Walden, District 4 
William Kendig, District 5 
Tomas Adams, District 6 
Vern Rauchenstein, District 7 

December 7, 2015 
REGULAR MEETING 

6:00p.m. 

John Moosey, Borough Manager 

PLANNING & LAND USE 
DEPARTMENT 

Eileen Probasco, Director of Planning & 
Land Use 

Lauren Driscoll, Planning Services Chief 
Alex Strawn, Development Services 

Manager 
Paul Hulbert, Platting Officer 

Mary Brodigan, Planning Clerk 

Assembly Chambers of the 
Dorothy Swanda Jones Building 

350 E. Dahlia Avenue, Palmer 

I. CALL TO ORDER, ROLL CALL, AND DETERMINATION OF QUORUM 

II. APPROVAL OF AGENDA 

Ill. PLEDGE OF ALLEGIANCE 

IV. CONSENT AGENDA 
Items on the consent agenda are considered to be routine and non-controversial by the 
Commission and will be approved by one motion. There will be no separate discussion of 
these items unless a Commission Member so requests, in which case the item wiLl be 
removedfi'·om the Consent Agenda and considered in its normal sequence on the agenda. 

A. MINUTES 
1. October 19, 20 15, specia l meeting minutes 
2. November 2, 2015, regular meeting minutes 

B. INTRODUCTION FOR PUBLIC HEARING: QUASI-JUDICIAL MATTERS 

C. INTRODUCTION FOR PUBLIC HEARING: LEGISLATIVE MATTERS 
I. Resolution 15-42, A resolution recommending Assembly adoption of the 

Seldon Road Extension Conidor Access Management Plan: Public 
Hearing: December 21, 2015. (Staf{' Mike Campfield) 

2. Resolution 15-30, A resolution adopting an update to the Planning 
Commission Policies and Procedures Manual. Public Hearing: December 
2 1,20 15. (Stq({' Lauren Driscoll) 

V. COMMITTEE REPORTS 
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VI. AGENCY/STAFF REPORTS 

VII. LAND USE CLASSIFICATIONS 

VIII. AUDIENCE PARTICIPATION (three minutes per person, for items not scheduled for 
public hearing) 

IX. PUBLIC HEARING: QUASI-JUDICIAL MATTERS (Public Hearings shall not begin 
before 6:15p.m.) 

Commission members may not receive or engage in ex-parte contact with the applicant, 
other parties interested in the application, or members of the public concerning the 
application or issues presented in the application. 

The Planning Commission members may submit questions to the Planning Commission 
Clerk concerning the following matters or request for more information from the 
applicant at the time of the introduction. All questions and requests submitted by the 
Commission shall be in writing and copies will be provided to the applicant and made 
available to all interested parties and the public upon request. Answers to questions and 
additional material requests will be addressed in the staff report for the public hearing. 

A. Resolution 15-36, A resolution approving a variance to allow a recently 
constructed two-story structure to remain .set back 32 feet from the ordinary high 
water mark of Big Lake and 9 feet from the side yard lot line, on lot 9, Clester 
Extension; 16587 W. Tamarack Cove Drive, within Township 17 North, Range 3 
West, Section 29, Seward Meridian. (Staff: Susan Lee, Applicant: Ivan and Lynne 
Schuening) 

B. Resolution 15-43, A resolution adopting findings of fact and conclusions of law 
to support denial of resolution 15-36. (Staff: Susan Lee, Applicant: Ivan and 
Lynne Schuening) 

C. Resolution 15-44, A resolution approving a variance to allow an existing one­
story cabin to remain set back 14 feet from the Tamarack Cove Drive right-of­
way, 7 feet from the side yard lot line and 55 feet from the ordinary high water 
mark of Big Lake, on lot 9, Clester Extension; 16587 W. Tamarack Cove Drive, 
within Township 17 North, Range 3 West, Section 29, Seward Meridian, Palmer 
Recording District. (Staff: Susan Lee, Applicant: Ivan and Lynne Schuening) 

X. PUBLIC HEARING: LEGISLATIVE MATTERS 
A. Resolution 15-41, A resolution recommending the Assembly append the Big 

Lake Comprehensive Plan to include the Big Lake Community Impact 
Assessment. (Staff: Sara Jansen) 

B. Resolution 15-39, A resolution recommending the Assembly place a moratorium 
on the acceptance and processing of applications to dispose of fee simple interests 
of previously disposed borough agricultural property. (Staff: Glenda Smith) 

XI. CORRESPONDENCE & INFORMATION 

XII. UNFINISHED BUSINESS 
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XIII. NEW BUSINESS 
A. 2016 Planning Commission Meeting Schedule. (Staff: Mary Brodigan) 
B. PC Manual Discussion. (Staff: Lauren Driscoll) 

XIV. COMMISSION BUSINESS 
A. Upcoming Planning Commission Agenda Items. (Staff: Lauren Driscoll) 

XV. DIRECTOR AND COMMISSIONER COMMENTS 

XVI. ADJOURNMENT (Mandatory Midnight) 

In order to be eligible to file an appeal fi·om a decision of the Planning Commission, a 
person must be designated an interested party. See MSB 15.39.010 for definition of· 
"Interested Party. " The procedures governing appeals to the Board of Adjustment & 
Appeals are contained in MSB 15.39.010-250, which is available on the Borough Internet 
home page, http://www.matsugov.us, in the Borough Clerk's office, or at various 
libraries within the Borough. 
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Project Scope 

The purpose of this project is to provide 
four miles of new roadway between Church 
Road and Pittman Road. By extending 
Seldon Road west, from Wasilla into 
Meadow Lakes, this project helps enhance 
regional east-west transportation options 
and improve traffic circulation for residents. 

Design and construction will take place in 
two phases with the first phase beginning at 
Church Road and extending to the east end 
of Beverly Lake Road (see map on the back 
of this fact sheet). The second phase will 
complete the connection to Pittman Road. 

Project Status 

Phase I- Church Rd. to Beverly Lake Rd. 
2.25 miles of new road is currently under 
construction; completion is anticipated in 
the summer of 2015. 

Phase II- Beverly Lake Rd. to Pittman Rd. 
To extend Seldon Road to ~ittman 
(approximately 1.75 miles) a new alignment 
was required. A technical route study, along 
with extensive public meetings and 
community input, helped the Borough to 
determine a preferred route (see map on the 
back of this fact sheet). 

Now Phase II of the project is moving 
forward through preliminary roadway 
design and right-of-way acquisition. In the 
fall of2015, a public mt:eting will be held 
to gain public feedback on the detailed road 
design. Construction of Phase II will be 
completed at a future date, depending on 
the availability of funds. 

Project Costs 

Funding in the amount of approximately 
$7.5 million is available for both phases of 

the project through a combination of state 
grant funds and Borough general obligation 
bonds. The cost for design and 
construction of Phase I is approximately 
$4 million. The remaining $3.5 million 
will be used to advance Phase II as far as 
possible. As Phase II costs are expected to 
be in the $9 million range, additional 
funding will be needed to complete the 
project through construction. 

Benefits 

The Seldon Road Extension will: 

• Provide a new alternative emergency 
transportation route. 

• Help create a new regional east-west 
transportation route between Palmer 
and Meadow Lakes that relieves 
congestion on high-demand facilities, 
such as the George Parks Highway. 

• Improve area circulation, and decrease 
travel times. 

Contact Information 

To learn how you can provide input and 
stay informed, contact Stantec ' s public 
involvement coordinator: 

Sara Doyle sara.doyle@stantec.com 
(907) 352-7813 

For more information, contact the Borough: 

Michael J. Campfield, P.E 
Capital Projects Pre-Design & 
Engineering Division 
Mike.Campfield@matsugov.us 
(907) 861-7719 

Also visit the project website (select the 
Seldon Road Extension link): 

www .matsugov .us/projects/seldon-road­
extension 

UPDATED May 27,2015 
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Corridor Access Management Plan 
Seldon Road Extension 
Church Road to Pittman Road 

Project No. 35411 
Wasilla, Alaska 

(]. Stantec 
Prepared for: 
Matanuska-Susitna Borough 
350 E. Dahlia Ave. 
Palmer, Alaska 99645 

Prepared by: 
Stantec Consulting Services Inc. 
2515 A Street 
Anchorage, Alaska 99503 
907.27 6.4245 

PUBLIC REVIEW DRAFT 

Stantec WO#: 204700260 

September 23, 2015 
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CORRIDOR ACCESS MANAGEMENT PLAN SELDON ROAD EXTENSION CHURCH ROAD TO PlnMAN 
ROAD 

Introduction 
September 23,2015 

.0 INTRODUCTION 

The Matanuska-Susitna Borough {MSB) has obtained funding to extend Seldon Road westward 
from Church Road to Beverly Lake Road. This 1.8-mile new road extension is the first phase of the 
planned extension of Seldon Road to Pittman Road. 

In order to maintain the mobility and safety benefits of this minor arterial road, access will be 
limited along the new roadway to the extent possible. This Access Management Plan will 
provide the guidelines necessary to manage access along this segment of Seldon Road. 

(}1 Stantec 
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CORRIDOR ACCESS MANAGEMENT PLAN SELDON ROAD EXTENSION CHURCH ROAD TO PITTMAN 
ROAD 

Purpose of Access Management 
Sep1emb~r 23. 2015 

2.0 PURPOSE OF ACCESS MANAGEMENT 

The purpose of access management is to provide vehicular access to land development 
in a manner that preserves the safety and efficiency of the transportation system. 

Access Management Manual (TRB, 2003} 

The road network is created to serve a single purpose - the movement of people and goods. 
From an operational perspective, this can be seen as a two-step process: entering or leaving the 
road network, and traveling through the road network. Unfortunately, these two steps conflict 
with each other, especially as volumes increase. That is to say, it is very difficult to enter a road 
that has a high volume of fast moving traffic. Similarly, a road cannot accommodate a high 
volume of fast moving traffic, if there are numerous driveways, where motorists are turning on 
and off of the road. As a result, a hierarchy of road classifications has been developed by the 
American Association of State Highway and Transportation Officials (AASHTO) that outlines the 
role each road type should be designed to fill in the road network. Higher classification roads 
(interstates. arterials) are intended to provide service to higher speed through-traffic, while lower 
classification roads are designed to provide access to individual parcels and destinations. This is 
shown graphically in Figure 1. Bene!its and techniques for access management are also 
discussed in National Cooperative Highway Research Program (NCHRP) Report 420. Impacts of 
Access Management Techniques (Transportation Research Board (TRB), 1999) 

Figure 2 Roadway Functional Roles 

Mobility 

Land Access 

Arterials 
• higher mobility 
• less access 

Collectors 
• balance between mobility 

and access 

Local Roads 
• lower mobility 
• access to adjoining 

property 

Source: Safety Effectiveness of Highway Design Features. Vol. 1 FHWA, 1992 

(1. Stantec 
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ROAD 

Purpose of Access Management 
September 23, 2015 

In order to maintain the mobility function of the higher class roadways, access must be limited. 
The most extreme example of this is how access to freeways is limited to interchanges. Arterials 
do not require such a high level of access control, but some control is prudent. This Access 
Management Pion provides the framework for managing that access. 

The Seldon Road Extension is designed as a rural minor arterial, which means it will need a higher 
level of access control than collector or local roads, but lower level of access control than major 
arterials or freeways. 

Access management must be thoughtfully planned and managed to be successful. Otherwise. 
driveways and access points end up being located and constructed without regard to how 
they fit into the entire system, which often leads to inconsistent spacing, multiple conflict points, 
and poor sight distance, as seen on the Palmer-Wasilla Highway. In the MSB, access 
management will be implemented by both the Platting Board and through the driveway permit 
process. The entities that oversee both of these processes must be informed of and supportive of 
the Access Management Plan in order for it to be successful. It is equally important for the 
agencies to work with the public to ensure understanding and buy-in of the safety, mobility, and 
public investment benefits of access management while being sensitive to individual 
landowners needs for access and mobility. 

() Stantec 
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CORRIDOR ACCESS MANAGEMENT PLAN SELDON ROAD EXTENSION CHURCH ROAD TO PlnMAN 
ROAD 

Benefits of Access management 
September 23, 2015 

3.0 BENEFITS OF ACCESS MANAGEMENT 

Controlling access on roadways provides the following key benefits: 

o Helps maintain efficient traffic flow 

• Increases public safety 

• Protects the public's financial investment in roadway infrastructure 

The Access Management Manual states that decreasing signal spacing from four per mile to 
two per mile decreases total delay by 60 percent and vehicle hours of travel by 50 percent. At 
unsignalized access points, close spacing decreases egress capacity when spacing is less than 
1.5 times the acceleration distance. Entering traffic causes slowdowns in through traffic as far as 
620 feet upstream of access points. 

Similarty. crash rates along corridors with two signals per mile is about half of the rate on corridors 
with four or more signals per mile. For unsignalized access points. crash rates increase by about 
40 percent for each doubling of access density. Crash rates increase as access density increases 
because intersections have so many conflict points. Additionally. intersections have areas of 
influence upstream and downstream of the intersection due to speed differentials and decision 
sight distances. When intersection areas of influence overlap. driver attention is spread over a 
greater number of potential conflicts, which compounds the conflicts experienced at an 
isolated intersection. Eliminating overlapping areas of influence at intersections is, therefore, an 
important element in enhancing roadway safety. 

The benefits of access management are experienced by society m a whole. Adjacent land 
owners may object to having their access limited to provide benefits to society. It is important to 
recognize that these are not abstract benefits, but are quantifiable benefits that correlate to the 
investment the public is making in constructing this new facility. Additionally, lack of access 
management increases congestion, which is a deterrent to potential customers and 
home buyers. 

It cannot be overstated how important internal neighborhood connectivity is to the efficient 
operation of arterial roadways. Efficient internal connectivity allows neighbors to travel within 
their neighborhood as long as possible. In some instances this will keep local traffic off of arterial 
roads. In other instances, it may mean that instead of a resident making a turn on to Seldon 
Road only to make another turn on to Church Road, they can access Church Road directly from 
their neighborhood. This reduces congestion on the road network, reduces left turns at 
intersections, reduces out of direction travel, and keeps travelers on safer, low-volume streets for 
more of their trips. To this end, as the adjacent parcels are platted and developed. the road 
networks need to connect to Pittman Road to the north and west. Church Road to the east, and 
Soruce Road rextended) to the south. A good example of this is how Little Rain Road and Gentle 

Stantec 

3.1 
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ROAD 

Benefits of Access management 
September 23, 2015 

Breeze Drive in the Bruce Lake Subdivision are platted all the way to the adjacent parcel 
boundaries. 

In summary, implementing an Access Management Plan that manages the location and density 
of public and private accesses to the roadway helps to promote the safe and efficient travel of 
the public and maintains the significant investment the public is making in the road network. 

() Stantec 

3.2 
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ROAD 

Project Overview for Seldon Road Extension 
September 23, 2015 

4.0 PROJECT OVERVIEW FOR SELDON ROAD EXTENSION 

The extension of Seldon Road from Church Road to Pittman Road is a step toward constructing 
an east-west corridor connecting Palmer with Houston. The project was divided into two phases 
for design and construction due to funding constraints. Phase I extends between Church Road 
and Beverly Lake Road at Windy Bottom Road. Phase II will extend between Phase I and Pittman 
Road, north of Beverly Lake Road. 

Initial studies and planning for the Phase I route were undertaken by the MSB in the 1980s. Based 
on this work, a 200-foot wide right-of-way (ROW) easement was secured from Church Road to 
Beverly Lake Road. The Seldon Road extension begins at the intersection of Seldon Road and 
Church Road, then follows high ground to avoid wetlands until it ties into Beverly Lake Road at 
Merri Belle Lake Subdivision. 

With the exception of three parcels in the Merri Belle Subdivision, construction was through 
undeveloped lands owned by the State and the MSB. 

The alignment for Phase II, between Phase I and Pittman Road, was chosen to minimize right-of­
way, utility and construction costs, private property impacts, and environmental impacts. 
Roadway geometry and access control characteristics were consiaered for their relative safety 
benefits. The approved route begins by connection to the end of the Phase 1 alignment near 
Windy Bottom Road, and extends in a north westerly direction to stay north of Beverly Lake 
Road, and then sweeps southwest to intersect Pittman Road near Zehnder Road. 

The following table outlines traffic projections developed in support of Seldon Road Extension. 

Table 1 iraffic Projections for Seldon Road Extension 

Phase I Phase II 

AADT-2018 3,500 4,400 

AADT -2038 10,752 9,125 

Design Hour Volume 9.0% 9.0% 

Truck Percentage 4% 4% 

Design Speed 55 M .P.H. 55 M.P.H. 

AA DT = Average Annual Daily Traffic 

(j: Stantec 

4.1 

PLANNING COMMISSION DECEMBER 7, 2015 Page 19



CORRIDOR ACCESS MANAGEMENT PLAN SELDON ROAD EXTENSION CHURCH ROAD TO PlnMAN 
ROAD 

Property Ownership and Parcel Data 
September 23, 2015 

5 PROPERTY OWNERSHIP AND PARCEL DATA 

Property ownership and parcel data shown in Figure 2 and Figure 3 were developed using data 
from the MSB GIS Division. Adjacent property is owned by private entities, the MSB and the State 
of Alaska. New ROW will be acquired from numerous private parcels on the west end of the 
project and from the MSB Tract at the Church Road intersection. 

(}J Stantec 
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Access Management Recommendations 
September 23. 2015 

6.0 ACCESS MANAGEMENT RECOMMENDATIONS 

The Access Management Manual recommends the following access spacing for rural minor 
arterials: 

Table 2 Minimum Intersection Spacing Guidelines 

Minimum Access Spacing 

Feet Miles 

Signalized Intersection 2 

Min. 1 /3. 1/2 
Standard Roundabout Access - No Median 2,640 preferred 

Right-In/Right-Out (w/Median) 1,320 1/4 

Directional Median Opening 1,320 1/4 

It should be noted that signalized intersections, if provided, need to be spaced at regular 
intervals. This is necessary to provide efficient progression through the series of signals. The ideal 
spacing for signals depends on the signal timing plans and desired corridor speed. 

Ideally, access to the arterial network would coincide with section or partial section fines (1/4, 
1/16, etc .) These lines often already have ROW easements and serve as boundaries between 
neighboring developments. However, topographic constraints can thwart the use of legal 
parcel boundaries for roads. That is the case for Seldon Road extension. as wetlands exist on one 
or both sides of Seldon Road at the 1/4 section lines within the Phase I project area. In addition, 
the existing accesses at Windy Bottom Road and Wyoming Drive do not occur on any regular 
section line. 

Combining the spacing guidelines listed above and the topographic c onstraints of the Seldon 
Road Corridor, the access management recommendations for the corridor are as follows: 

1. To maintain uninterrupted traffic flow and minimize safety conflicts, Seldon Road shall have a 
minimum access spacing of 1/3-mile, and preferably l/2-mile in areas where specific access 
points have not been identified in this doc ument 

2. Restricted (left-in/right-in/right-out) access may be considered 1/6-mile east of Pittman Road 
and 1 /6-mile west of Church Road if commercial development requires such access. 

3. Roads intersecting Seldon Road shall serve more than one development and connect to 
other access points on the road network. New cui-de-sacs directly off Seldon Road shall be 
prohibited unless serving an area constrained by topography. 

4. Acc ess to Seldon Road shall be limited to public roads. and no new driveways shall be 
permitted. 

(}; Stantec 
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Access Management Recommendations 
September 23, 2015 

5. The undeveloped area beginning 1/3-mile west of Church Road and ending 1/3-mile east of 
the Windy Bottom Road/ Artist View Circle intersection is open to development of collector 
roads on both the north and south sides of Seldon Road. Development of a Collector Road 
on either side of Seldon Road should take into consideration the probable development of a 
collector road on the opposite side of Seldon Road to maintain the minimum 1/3-mile access 
spacing, although 1 /2-mile spacing is preferable. 

6. The connection at Windy Bottom Road/ Artist View Circle that was constructed under the 
Seldon Road Phase 1 project shall be maintained. Access to the State of Alaska Department 
of Natural Resources (DNR) lands may be accessed from the cul-de-sac at the end of Artist 
View Circle (north of Seldon Road), or from Windy Bottom Road (south of Seldon Road) . 

7. The driveways from lots 1 through 4 of Merri Belle Subdivision shall connect to the new access 
road, Artist View Circle. Direct access from these parcels to Seldon Road shall be prohibited. 

8. A full access connection to Beverly Lake Road is planned at the section line, approximately 
1 /2-mile west of the Windy Bottom Road/ Artist View Circle intersection. Any future 
connection to the undeveloped lands to the north shall be made at this intersection. Beverly 
Drive will not be connected to Seldon Road in order to maintain the minimum spacing. 

9. Wyoming Drive will be connected to Seldon Road under the Seldon Extension Phase II 
project. 

l 0. A future collector road connection may be developed approximately 0.4 miles west of 
Wyoming Drive if Fishback Road is to be extended along a section line easement. A 
connection to the north side of the road is possible as well, provided it is directly opposite the 
Fishback Circle connection. 

11. A connection to Zehnder Road and Fuller Lake Subdivision will be made at Monroe Circle. 
An access to the land north of Zehnder Road is allowable directly opposite the Monroe 
Circle intersection. 

12. The Zehnder Road approach at Pittman Road will be removed due to the close proximity to 
the Pittman I Seldon intersection. A cul-de-sac will be constructed as part of Seldon Road 
Extension, Phase II. 

Access recommendations for the Seldon Road corridor are depicted in figures 5 and 6. 

The existing Church I Seldon intersection is expected to operate with acceptable levels of 
service through 2025, but will likely need a roundabout or traffic signal after that time. The 
addition of turn lanes will also reduce delay and enhance traffic safety at the intersection. 

()~ Stantec 
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USKH 
SHARED VISION. UNIF1ED APPROACH. Memorandum 

Date: December 20, 2013 W.O.#: 1405000 

To: Steve Kari, P.E. cc: 

From: Will Webb, P.E., PTOE 

Subject: Seldon Road Extension Traffic and Safety Memorandum 

In support of the Seldon Road Extension project, this memorandum documents the traffic and safety 
analysis conducted for the project. This information Is Intended to provide an input to the design 
process, specifically with respect to intersection improvements at the ends of the project. 

Seldon Road will extend between Church Road and Pittman Road, a distance of approximately 4 miles. 
Seldon Road has been designated as a Minor Arterial and passes through rolling terrain. The design 
speed has been set at 55 miles per hour. At Pittman Road, the west end of the project, the location of 
the project terminus has not yet been established. At Church Road, Seldon Road Extension will form 
the west leg of the existing Seldon Road/Church Road T-intersection. Both Church Road and Pittman 
Road are posted at 45 miles per hour. 

Traffic Volumes 

Since the Seldon Road Extension represents a new link in the Matanuska Susitna Borough's (MSB) 
transportation network, projected traffic volumes must be developed using traffic planning 
methodologies. These take into account where people live, work, and shop to estimate where they are 
traveling, and what will be the most desirable routes for those travels. The modeling data obtained for 
this project is from the MSB 2025 Long Range Transportation Plan (LRTP). The LRTP model projects 
that by 2025 there will be up to 8,173 vehicles per day using the new segment of Seldon Road. Since 
the design year for this project is 2038, we grew the projections forward using a 2-percent per year 
growth rate. This is equal to the population growth rate the Alaska Department of Labor is projecting for 
the 2025 to 2035 decade in the MSB. The resulting average daily traffic projections for 2038 are shown 
in Exhibit 1, along with the actual 2012 average daily traffic (ADT) volumes. 

SELDON ROAD 
o I &,125 o I 1o,sn 2.141 I 1o,uo 

2012 AOT / 2038 PROJEClED AOT 

Exhibit 1 - Average Dally Traffic Volumes 
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Subject: Seldon Road Traffic and Safety Memorandum Page2 

These values are projected daily volumes. Since intersection attributes are based on peak hour turning 
movement volumes, we must determine how much of the daily traffic occurs during the peak hour and 
estimate which direction the traffic is going. To that end, we have obtained current hourly count data 
from both MSB and Alaska Department of Transportation and Public Facilities (DOT&PF) in the project 
area and collected existing turning movement data. The turning movement data reveal that the peak 
traffic hour occurs between 4:30 pm and 5:30 pm and that the peak hour volumes are roughly 9.0 
percent of the daily traffic numbers. During the peak hour, traffic is generally split 60-percent going 
north or west and 40-percent going south or east. 

To develop turning movement counts for the new intersections, we had to make a few assumptions. We 
have assumed that Seldon Road will accommodate both local traffic going to developments along the 
corridor, and regional through-traffic. Since the MSB is experiencing high growth, we assumed that the 
entire area around the corridor will be developed as housing during the design life of the project. Using 
a housing density of one dwelling unit per two acres to account for roads and undevelopable areas, we 
anticipate as many as 900 homes in the adjacent area may contribute traffic to Seldon Road. After 
assigning the 900 peak hour trips this development would create to the road network, through-traffic 
was added to our projections until the intersection volumes at the Seldon Road/Church Road 
intersection matched the peak hour volumes predicted by the ADT projections. The mix of through 
traffic and new development traffic was then adjusted until the two ADT volumes along Seldon Road 
matched the hourly volumes we projected. Based on these methods, we estimate that the through­
traffic volume will be 390 vehicles in the PM peak hour. Using these assumptions, along with the travel 
patterns identified through the collected data, we developed turning movement projections for the 
intersections. The resulting turning movement volumes for each end of the project are shown below. 
Turning movements at intermediate intersections are attached. 

Exhibit 2- 2038 PM Peak Hour Turning Movement Projections 

Traffic Analysis 

Traffic operations along the corridor have been analyzed using the methodologies defined in the 
Highway Capacity Manual (Transportation Research Board, 201 0) (HCM). The HCM provides methods 
of grading "level of service" (LOS) of roads and intersections on an A through F scale. For new 
facilities, LOS C is the desired minimum LOS. 

LOS on rural road segments is based on average travel speeds and "percent time spent following", and 
takes into account traffic volumes, road grades, and passing opportunities. Given the conditions along 
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Subject: Seldon Road Traffic and Safety Memorandum Page3 

this facility, and assuming that passing will be prohibited on 60~percent of the road segment, Seldon 
Road is expected to operate at LOS D by 2038. Although this is below the target of LOS C, a two-fane 
facility is still appropriate considering the peak hour volume is only 31 ~percent of the capacity of the 
road and the long-term shift from primarily through-traffic, which expects higher speeds and lower traffic 
density, to a higher percentage of local traffic as the area develops. 

LOS at intersections is based on anticipated vehicular delay, as shown below. LOS criteria are different 
for signalized and non-signalized intersections because drivers expect to have to wait at signals, and 
they get less irritated when waiting at signals because of the knowledge that they will eventually get a 
green light. Lower delay thresholds are set at non-signalized intersections because when drivers get 
impatient with waiting, they become more likely to accept riskier gaps in traffic, which increases the 
likelihood of crashes. In addition, LOS and delay for signalized intersections is based on average 
conditions at the entire intersection, while LOS and delay at stop controlled or roundabout intersections 
are reported for the lowest-performing approach. Trafficware's Synchro traffic modeling software was 
used to conduct the intersection traffic analysis. 

U nsigna lized/ 
Roundabout Signalized 

Average Delay Average Delay 
LOS (sec/veh) (sec/veh) General Description 
A ~10 ~10 Free Flow 
B >10 - 15 >10- 20 Stable Flow (slight delays) 

c >15- 25 >20- 35 Stable flow (acceptable delays) 
Approaching unstable flow (tolerable delay, 

D >25- 35 >35- 55 occasionally wait through more than one signal cycle 
before proceeding) 

E >35- 50 >55- 80 Unstable flow (intolerable delay) 

F >50 >80 Forced flow Oammed) 
Source: Highway Capacity Manual (TRB, 2010) 

Exhibit 3- LOS Criteria 

Assuming that Seldon Road is stop controlled at both intersections (at Pittman Road and Church Road) 
with no new turn lanes, the resulting traffic delays are listed in Exhibit 4. For stop-controlled 
intersections, the worst approach delay and level of service is reported as the intersection delay and 
level of service. 

Pittman Church 

Delay I LOS Delay I LOS 

Northbound N/A N/A 

Westbound 31.4 I D 300+ I F 

Southbound N/A N/A 

Eastbound N/A 300+ I F 

Exhibit 4 - 2038 LOS with Existing Configurations 
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Subject: Seldon Road Traffic and Safety Memorandum 

Both intersections are projected to fail to meet LOS standards by the design year. As a result, 
improvements should be considered. 

Page4 

There are several ways to improve LOS at an intersection. The most obvious is to change from stop 
control to signal or roundabout control. However, there are costs and other disadvantages associated 
with increasing intersection control, so standard practice is to consider other enhancements first. 

Seldon Road/Pittman Road Intersection 

At the Pittman Road intersection, the design speeds and traffic volumes suggest that a northbound right 
turn lane and westbound right turn lane may be justified. Adding only the westbound right turn lane 
would serve to lower the westbound approach level of service to C, with an average delay of 22.7 
seconds. Delay and level of service values for the various improvement options are listed below. 

Westbound Right, 
Westbound Right, Northbound Right, 

Turn Lane Scenario-7 Westbound Right Northbound Right Southbound Left 

Movement -!.- Delay LOS Queue Delay LOS Queue Delay LOS Queue 

Westbound Approach 22.7 c 17.4 c 17.3 c 
Westbound Right 10.6 B 25' 9.7 A 25' 9.7 A 25' 

Westbound Left 26.9 D 100' 20.1 c 100' 19.9 c 100' 
Southbound Left 8.4 A 25' 8.4 A 25' 7.8 A 25' 

Exhibit 5- 2038 LOS at Seldon/Pittman with Turn Lanes and Two-Way Stop Control 

Considering the costs of construction, the prevailing traffic patterns, and the expected improvements in 
delay, the southbound left tum lane is probably not a cost effective improvement. 

Seldon Road/Church Road Intersection 

At the Seldon Road/Church Road Intersection, a variety of improvements were analyzed, up to and 
including right and left turn lanes on each approach and stop control at each approach. However, none 
of these improvements result in acceptable LOS. 

Since stop control will not adequately serve traffic demands in the design year, different control 
methods were considered. 

Roundabout 

A roundabout would serve to maintain acceptable LOS at the Seldon Road/Church Road intersection. A 
single-lane roundabout would be appropriate and would maintain LOS 8 in 2038. Average vehicle 
delays would be as follows: 
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Subject: Seldon Road Traffic and Safety Memorandum Page5 

·--

2018 2038 
Approach: Delay LOS Queue Delay LOS Queue 

Eastbound 5.5 A 25' 7.9 A 50' 

Northbound 6.1 A 25' 9.0 A 75' 

Westbound 7.1 A 25' 14.6 B 150' 

Southbound 5.6 A 25' 9.3 A 50' 

Exhibit 6 -Roundabout LOS at Seldon/Church 

Research has shown that as people become more familiar with roundabouts, they tend to drive them 
more aggressively, which has the effect of increasing roundabout capacity over time. This effect Is 
reflected in the LOS values listed above, and explains why there is not much difference in some of the 
delay values between 2018 and 2038. 

From an operational perspective, roundabouts are beneficial because fewer crashes tend to occur at 
them, and the crashes that do occur tend to be less severe than at traditional intersections. However, 
roundabouts require motorists to slow down to navigate them during all hours of the day, regardless of 
if there is conflicting traffic or not. 

A signal warrant analysis was conducted on the 2038 traffic volume projections. There are a series of 9 
warranting criteria that are outlined in the Manual on Uniform Traffic Control Devices (MUTCD) to help 
determine if a traffic signal might be an appropriate intersection control treatment. Three are based on 
traffic volumes, one on pedestrian volumes, one is safety related, and the others are related to the road 
network. At the Seldon Road/Church Road intersection, only the volume based warrants are relevant at 
this time. Based on our traffic projections, all three of the volume based warrants (8-hour, 4-hour, and 
peak hour) will be met by 2038. 

If the Seldon Road/Church Road intersection is signalized, the guidance published in National 
Cooperative Highway Research Program Report 279 recommends left lanes be provided for the 
northbound and westbound approaches, and right turn lanes be provided on the westbound, 
northbound, and eastbound approaches. Left turn lanes could also be provided for the southbound and 
eastbound left turn lanes since both Seldon Road and Church Road will be widened for the opposing 
direction left turn lanes. No turn lanes are required for the intersection to meet level of service 
standards, but they will reduce delay and enhance traffic safety at the intersection. LOS projections for 
the various turn lane scenarios are shown below. 

- ~---

All except 
No New rurn Warranted Turn Southbound 

Volume Year: Lanes lanes Right 

Delay LOS Delay LOS Delay LOS 

2018 8.6 A 8.3 A 8.2 A 

2038 31 c 10.3 B 10 A 

Exhibit 6 -signalized LOS at Seldon/Church 
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Tum lanes will ideally be long enough to enable vehicles to slow from full-speed to stop and contain the 
vehicle queue. At a minimum, the Alaska Highway Preconstruction Manual requires turn lanes be at 
least 100 feet long. Tum lane lengths should be as follows: 

Decel Queue 
Length Length Total 

Eastbound Left* 410' 25' 435' 

Eastbound Right 410' 0' 410' 

Northbound Left 410' 50' 460' 

Northbound Right 410' 0' 410' 

Westbound Left 410' 50' 460' 

Westbound Right 410' 0' 410' 

Southbound Left* 410' 25' 435' 

*Lanes could be 100' minimum 

Exhibit 7- Signalized Turn Lane Lengths 

Even if left tum lanes are not provided for the approaches where they are not warranted (southbound 
Church Road, or eastbound Seldon Road), if the medians that will be required on these approaches are 
flush, they should be large enough to accommodate a vehicle waiting to turn left, since it will likely be 
used for this purpose by motorists anyway. Also, if the medians are not flush, vehicle detection will 
need to be provided to ensure motorists do not queue up in these areas and end up left unserved by 
the signal. 

Signalization Improvements could be phased at the Seldon Road/Church Road intersection to better 
match up with the anticipated traffic volumes. It would make sense to construct tum lanes with the 
Seldon Road extension considering the extent of earthwork that will be done. However, it would be 
possible to maintain two way stop control for a while, move to aU-way stop control, and then implement 
signalization when necessary. The following table outlines when control changes would be required, 
assuming linear traffic growth between opening year and the design year. 

Two-Way All-Way Meets Signal 
Stop Control Stop Control Warrants in: 

No Turn Lanes 2022 2029 2025 

Warranted Lanes 2029 2034 2029 

All Lanes 2029 2034 2029 

Exhibit 8- Year LOS Fails Under Given Control Type 

If two way stop control is used at the Seldon Road/Church Road intersection, the stop control should be 
moved from Seldon Road to Church Road after Phase 2 is constructed, since it is expected to become 
the higher volume road at the intersection at that time. 

From an operational perspective, the signalization option is beneficial because it can be phased to 
meet the traffic demands. In addition, once a signal is installed, it can be operated in a manner that 
accounts for the variability of traffic throughout the day. However, even though the signal can maintain 
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better level of service than a roundabout, delay is not necessarily less because of the different LOS 
criteria for roundabouts and signals. 

A decision regarding whether to use roundabout or signalization control is best left to the Design Study 
Report effort, since the decision should also include factors such as impacts to ROW and water 
resources, as well as construction costs and current or future funding concerns. Either option would 
work to meet the LOS criteria for the anticipated traffic demand. 

Windy Bottom Road 

Windy Bottom Road is near the end of Phase 1 and is the only existing intersection along this first 
phase of the project corridor. It may be that an intersection with Beverly Lake Road is required, 
depending on the route chosen for Phase 2, but that will be addressed during the phase 2 development 
process. Windy Bottom Road will be stop controlled at Seldon Road and currently provides the only 
access for the Bruce Lake Subdivision. This subdivision consists of 150 lots, many of which are 
undeveloped. Once this subdivision does build out, it will represent about 150 vehicle trips during the 
PM peak hour. Based on the previously discussed traffic patterns, we would expect about 57 motorists 
turning left into the subdivision. Using the methodologies listed in NCHRP Report 457, a left turn lane 
off of Seldon Road would be appropriate, and should be 410 feet long to accommodate vehicle 
deceleration outside of the through lane. A single lane approach on Windy Bottom Road is appropriate. 

Beverly Lake Road 

In Phase 2, the Seldon Road Extension will veer north of Beverly Lake Road (BLR) and provide an 
opportunity for an intersection between BLR and Seldon Road north of Beverly Lake, west of where 
Beverly Lake Road makes a 60 degree bend to the south. An intersection at this location would provide 
convenient routing for residents on BLR who want to travel east on Seldon Road. However, this 
connection would also increase traffic on BLR north of Beverly Lake, due to eastbound traffic from the 
west end of BLR. 

If the BLR/Seldon Road intersection is created, no auxiliary lanes will be necessary, and it should have 
stop control on the BLR approach. 

Wyoming Drive 

In Phase 2, Seldon Road will cross Wyoming Drive. This will result in a 4-leg intersection that will 
operate acceptably with stop control only on the Wyoming Drive approaches. If BLR is connected to 
Seldon Road separately, no auxiliary turn lanes will be required. If the BLR/Seldon Road intersection is 
not constructed, the traffic from that intersection will end up using the Wyoming Drive intersection. As a 
result of the traffic concentration at this location, a westbound left turn lane would be warranted and 
should be 410 feet long to accommodate vehicle deceleration outside of the through lane. 

Traffic Safety 

Crash data was collected from the DOT&PF for both the Seldon Road/Church Road intersection and 
from the Pittman Road segment where Seldon Road is likely to intersect Pittman Road. The data at the 
Seldon Road/Church Road intersection covers the period from 2008 through 2010, while the data on 
Pittman Road is from 2006 through 201 0. 
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At the Seldon Road/Church Road intersection, 3 crashes were reported. That corresponds to a crash 
rate of 1.06 crashes per million entering vehicles. In comparison, the HSIP handbook reports that the 
statewide average crash rate at a 3-leg, stop controlled intersection is 0.48 crashes per million entering 
vehicles. The reported crash rate is higher than the statewide average. However, given the relatively 
low volume of traffic at the intersection and the short data co!!ection period, the difference between 
observed and statewide average crash rates are not statistically significant. That is to say, there is a 
good chance the difference in crash rates is due to random chance. We also cannot identify crash 
patterns due to the small number of crashes. As a result, no specific safety improvements are 
recommended at this intersection, but new improvements should be designed to current standards. 

Along Pittman Road, there were 15 crashes between Beverly Lake Road and Middle Road. Given this 
segment length of 1.64 miles and 5-year study period, the resulting crash rate is 3.14 crashes per 
million vehicle miles. The statewide average is 2 crashes per million vehicle miles. However, the 
statistically significant "critical" rate is 3.16. This means it's likely the difference between the observed 
and average crash rates is due to random chance. As a result, no specific safety improvements are 
recommended at the future Seldon Road/Pittman Road intersection, but new improvements should be 
designed to current standards. 

Traffic safety along the project should be pursued by designing the project to current design standards. 
Stopping sight distance must be maintained along the corridor. For the design speed of 55 miles per 
hour, 495 feet is necessary for stopping sight distance. Where driveways are present, and at 
intersections, 610 feet of sight distance is necessary to enable vehicles to enter the road without 
impacting through traffic. This will likely impact where Seldon Road can tie into Pittman Road. 

Lighting should be provided at public road intersections within the corridor. This is supported by 
DOT&PF's HSIP Handbook, which states that intersection lighting reduces nighttime crashes by 50-
percent. Lighting has the benefit of making intersections more conspicuous (aiding navigation), and 
makes it easier for motorists to identify potentially conflicting traffic. The Illuminating Engineering 
Society's RP-8, recommends that "isolated traffic conflict points" should be lit to 0.9 foot-candles with a 
uniformity of 4.0. 

As previously mentioned, the signal and roundabout control generally exhibit differing crash patterns 
and statistics, which could be an important factor to consider when deciding what kind of intersection 
control to implement. The Alaska HSIP Handbook reports crash rates for various control schemes at 4-
leg intersections as follows: two-way stop control is 0.56, all-way stop control is 0.72, signalized is 1.47, 
and roundabouts are 0.37. Rates are reported as crashes per million entering vehicles. 

Sign Inventory 

An inventory of signs within the project area has been completed to ensure signing is consistent with 
current standards. Since the Seldon Road Extension does not currently exist, there are no signs to 
inventory within the corridor. 

At the Seldon Road/Pittman Road intersection, speed limit signs will need to be added on each 
departure leg of the intersection. Guide signs alerting drivers of the upcoming road should also be 
installed about 500 feet upstream of the intersection on each approach. 

At the Seldon Road/Church Road intersection, speed limit signs need to be added to the departure legs 
along Church Road. The existing two-direction large arrow sign west of the intersection will need to be 
removed. Similarly, the R3-5L/R sign and left turn only pavement markings will need to be removed 
from the existing Seldon Road approach. New "Right Lane Must Turn Right" or "Right Only" signs will 
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need be installed to properly delineate the west-bound left tum lane. Guide signs alerting drivers of the 
upcoming road should also be installed 500 feet upstream of the intersection on each approach, except 
the westbound approach, which already has a guide sign. 

New signing installed for this project wi!l meet current Alaska Traffic Manual standards. 
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Analysis Outputs 
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HCM 2010 TWSC 
3: Church Road & Seldon Road 

im~r.~ ~;tJor, 

Intersection Delay, s/veh 1194.2 

M~~lt-uMtlt r-:~· F.. •"'Jt. ::57 E~B ;l1.t3L Wf>i lft:'8R N8l 
Vol, vehlh 46 242 91 129 372 74 146 
Conflicting Peds, #lhr 0 0 0 0 0 0 0 
Sign Control stop stop Stop Stop Stop Stop Free 
RT Channelized None None 
Storage Length 150 
Veh in Median Storage, # 0 0 
Grade. % 0 0 
Peak Hour Factor 92 92 92 92 92 92 92 
Heavy VehiCles. % 2 2 2 2 2 2 2 
MvmtFiow 50 263 99 140 404 80 159 

iVlalor.tMuw Minor2 M111orl Malor1 
Confktllg Flow All 939 794 146 918 780 202 188 

Stage 1 217 217 520 520 
Stage 2 722 577 398 260 

Follow-up Headway 3.518 4.018 3.318 3.518 4.018 3.318 2.218 
Pot Capactty-1 Maneuver 244 321 901 252 #327 839 1386 

Stage 1 785 723 539 532 
Stage 2 418 502 628 693 

Time blocked-Platoon, % 
Mov Capactty-1 Maneuver 269 901 #20 #274 839 1386 
Mov Capacity-2 Maneuver 269 #20 #274 

Stage 1 678 701 466 460 
Stage 2 #40 434 338 672 

~~ij ~ WB l~B 

HCM Control Delay, s ... .$ 3206.2 3 
HCMLOS F 

tviino; .. am~ ' Ml:J;;}f !lM: tl Nt'll NST Nlf-R ~1~1~ 
Capacity (vehlh) 1386 + 67 839 
HCM Lane V/C Ratio 0.114 + 8.528 0.064 
HCM Control Delay (s) 7.933 0 +$ 3506.2 96 
HCM Lane LOS A A + F A 
HCM 95th %tile Q(veh) 0387 + 66.28 0.204 

, ~ 1 

~ Volume Exceeds Capacity; $ Delay Exceeds 300 Seconds; Error Computation Not Defined 

2038 PM - Existing Conditions 
USKH Inc 

N8T 
133 

0 
Free 

0 
0 

92 
2 

145 

0 

:,li=·l 
1304 
0.028 
7 839 

A 
0.085 

Seldon Road Extension 
December 2013 

:·J3R a& 
106 33 

0 0 
Free Free 

None 

92 92 
2 2 

115 36 

MaJora 
0 260 

- 2.218 
1304 

1304 

58 
13 

.:-:BT 'S3R 

0 
A 

mT SSR 
95 78 
0 0 

Free Free 
None 

0 
0 

92 92 
2 2 

103 85 

0 0 

Synchro 8 Report 
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HCM 2010 TWSC 
6: Pittman Road & Seldon Road 

i li!-:;r~£:;:4~~=• 

Intersection Delay, sfveh 11.2 

~·::s;_ \:.-!6;:\ N5T tJ5R SBL 
Vol, vehJh 230 79 174 219 78 
Conflicting Peds, #lhr 0 0 0 0 0 
Sign Control Stop Stop Free Free Free 
RT Channelized None None 
Storage Length 0 
Veh in Median Storage,# 0 0 
Grade,% 0 0 
Peak Hour Factor 92 92 92 92 92 
Heavy VehiCles, % 2 2 2 2 2 
MvmtFiow 250 86 189 238 85 

M~!F-'IH\1i IY.:·~ t.i_lf,)l:·; ~ M~lr.·r 1 
' 

Mar;~2 

Conflrctmg Flow All 635 308 0 0 427 
Stage 1 308 
Stage2 327 

Follow-up Headway 3.518 3.318 . 2.218 
Pot Capacity-1 Maneuver 443 732 1132 

Stage 1 745 
Stage 2 731 

Time blocked-Platoon,% 
Mov Capaaty-1 Maneuver 407 732 1132 
Mov Capacity-2 Maneuver 407 

Stage 1 745 
Stage2 671 

f.l.r·proec:tl WB N8 !'?,":.,• 
~~ ... 

HCM Control Delay, s 31.4 0 3 
HCMLOS D 

M:n~ 'bn~: 1 r~ti:JGt 1·.-l•i::t.l t·m: NB~ WB:..rrl ~ 3m 
Capacity {veh/h) 459 1132 
HCM Lane VIC Ratio - 0.732 0.075 
HCM Control Delay (s) 314 8438 0 
HCM Lane LOS D A A 
HCM 95th%.., Q(veh) - 5.912 0.242 

g 
- Volume Exceeds Capacity; $ Delay Exceeds 300 Seconds, Error Computation Not Defined 

2038 PM - Existing Conditions 
USKH Inc 

S3T 
145 

0 
Free 

None 

0 
0 

92 
2 

158 

0 

Seldon Road Extension 
December 2013 
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HCM 2010 Signaiized Intersection Summary 
3: Church Road & Seldon Road 

M:)·t~eme 111 

Lane Configurations 
Volume (vehlh) 
Number 
Initial a {ab), veh 
Ped-Bike Adj{A_pbT) 
Parking Bus Adj 
Adj Sat Flow veh/Mn 
Lanes 
Cap, vehlh 
Arrive On Green 
Sat Flow, veh/h 
Grp Volume(v), veh/h 
Grp Sat Flow(s),veMtlln 
a Serve(g__s), s 
Cycle a Clear(g_c), s 
Prop In Lane 
Lane Grp Cap( c), veh/h 
VIC Rat1o(X) 
Avail Cap(c_a}, veh/h 
HCM Platoon Ratio 
Upstream Filte~l) 
Umform Delay (d). slveh 
lncr Delay (d2), s/veh 
lmtial a Delay{d3),s/veh 
%ile Back of a (50%), vehJin 
Lane Grp Delay (d), slveh 
LaneG!E LOS 
Approach Vol, vehlh 
Approach Delay, slveh 
Approach LOS 

~r 
Assigned Phs 
Phs Duration (G+Y+Rc}, s 
Change Penod {Y+Rc). s 
Max Green Setting (Gmax), s 
Max a Clear Time (g_c+l1), s 
Green Ext Time (p_c), s 

Jot~>: 

2018 PM- Full Lanes 
USKHinc 

; ..._,. 
t:Bl EBr 

"i + 
16 83 
7 4 
0 0 

1.00 
1.00 1.00 

186.3 186.3 
1 1 

386 375 
0.20 0.20 

1200 1863 
17 90 

1200 1863 
0.4 1.4 
2.4 1.4 

1.00 
386 375 

0.04 0.24 
783 992 

1.00 1.00 
1.00 1.00 
12.6 11 3 

0.0 0.3 
0.0 0.0 
0.1 0.4 

12.6 11.7 
B B 

139 
11.7 

B 

4 
10.8 
4.0 

18.0 
44 
1.3 

"). • EBR \'~3t , , 
29 87 
14 3 
0 0 

1.00 1.00 
1.00 1.00 

186.3 186.3 
1 1 

319 416 
0.20 0.20 
1583 1264 

32 95 
1583 1264 

0.6 2.3 
0.6 3.7 

1.00 1.00 
319 416 
0.10 0.23 
843 835 
1.00 1.00 
1.00 1.00 
11 .0 12.9 
0.1 0.3 
0.0 00 
0.2 0.5 

11.1 13.1 
B B 

8.2 
A 

+-

WBT 

t 
115 

8 
0 

1.00 
186.3 

1 
375 
0.20 
1863 
125 

1863 
1.9 
1.9 

375 
0.33 
992 

1.00 
1.00 
11.6 
0.5 
0.0 
0.6 

121 
B 

274 
12.3 

B 

8 
10.8 
4.0 

18.0 
57 
1.3 

' ~ t 
WBR NBL NBT , ~ t 

50 44 89 
18 5 2 
0 0 0 

1.00 1.00 
1.00 1.00 1 00 

186.3 186.3 186.3 
1 1 1 

319 904 1047 
0.20 0.56 056 
1583 1290 1863 

54 48 97 
1583 1290 1863 

1.0 0.6 0.8 
1.0 1.5 0.8 

100 100 
319 904 1047 
0.17 0.05 0.09 
843 904 1047 
tOO 1 00 1.00 
1.00 1.00 1.00 
112 3.8 34 
0.2 0.1 0.2 
0.0 00 0.0 
0.3 0.1 0.2 

11.4 3.9 3.6 
B A A 

222 
3.7 

1\ 

2 
23.0 
4.0 

19.0 
3.5 
1.2 

Seldon Road Extension 

~ '.. 
NBR SBL 

'(f , 
71 22 
12 1 
0 0 

1.00 1.00 
1 00 100 

186.3 186.3 
1 1 

890 862 
0.56 0.56 
1583 1206 

77 24 
1583 1206 

08 03 
0.8 1.1 

100 1.00 
890 862 
0.09 003 
890 862 
1.00 1.00 
1.00 1.00 
3.4 37 
0.2 0.1 
0.0 0.0 
0.2 0.1 
3.6 3.7 
A A 

December 2013 

~ "' ~ar SSR 
t. 
64 28 
6 16 
0 0 

1.00 
1.00 1.00 

186.3 190.0 
1 0 

696 298 
0.56 0.56 
1238 531 

0 100 
0 1769 

0.0 0.9 
0.0 0.9 

0.30 
0 994 

0.00 0.10 
0 994 

1.00 1.00 
0.00 1.00 
0.0 3.4 
0.0 0.2 
0.0 00 
0.0 0.2 
0.0 3.6 

A 
124 
3.7 

A 

6 
23.0 
4.0 

19.0 
3.1 
1.2 
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HCM 2010 Signalized Intersection Summary 
3: Church Road & Seldon Road 

'-..~c:·:.:~rr~n: 

Lane Configurations 
Volume (vehlh) 
Number 
lnrbal Q (Qb), veh 
Ped-Bike Adj{A_pb T) 
Parking Bus AdJ 
Adj Sat Flow veh/Mn 
Lanes 
Cap, veMl 
Arrive On Green 
Sat Row, veh/h 
Grp Volume(v), vehlh 
Grp Sat Flow(s),veh/Mn 
Q Serve(g_s), s 
Cycle Q Clear(g_c), s 
Prop In Lane 
Lane Grp Cap{ c), veMl 
VICRa!io(X} 
Avail Cap(c_a), veh/h 
HCM Platoon Rabo 
Upstream Filter(l) 
Uniform Delay (d), slveh 
lncr Delay (d2), slveh 
Initial Q Delay(d3),slveh 
%ile Back of Q (50%), veMn 
Lane Grp Delay (d). slveh 
LaneG!E LOS 
Approach Vol, veh/h 
Approach Delay, slveh 
Approach LOS 

'll1e' 

Assigned Phs 
Phs Duration (G+Y+Rc), s 
Change Penod (Y +Rc), s 
Max Green Setting (Gmax), s 
Max Q Clear T1me (g_c+l1 ), s 
Green Ext Time (p_c), s 

i r~~ar:l~~:rtt~) F-:1z~·~:ta~rv 

HCM 2010 Ctrt Delay 
HCM2010LOS 

~~·~t·£~ 

2018 PM - Warranted Lanes 
USKH Inc 

,;. -+ 

!:f:!L !.:!: 1 

4f 
16 83 
7 4 
0 0 

1.00 
100 100 

190.0 186.3 
0 1 

150 345 
0.21 0.21 
134 1655 
107 0 

1789 0 
00 0.0 
1.6 0.0 

016 
496 0 
022 0.00 
1042 0 
1 00 1.00 
1.00 0.00 
11 3 0.0 
0.2 0.0 
0.0 0.0 
0.5 0.0 

115 0.0 
8 

139 
11.4 

B 

4 
11.1 
4.0 

18.0 
3.6 
1.4 

"" • E;aM WBL 

7' " 29 87 
14 3 
0 0 

1.00 1.00 
1.00 1.00 

186.3 186.3 
1 1 

330 414 
0.21 0.21 
1583 1264 

32 95 
1583 1264 

0.6 2.3 
0.6 4.0 

1.00 1.00 
330 414 
0.10 0.23 
835 817 
1.00 1.00 
1.00 1.00 
10.9 13 0 
0.1 0.3 
0.0 0.0 
0.2 0.5 

11.0 13.3 
B 8 

8.3 
A 

+--

WBT 

t 
115 

8 
0 

1.00 
186.3 

1 
389 
0.21 
1863 
125 

1863 
t 9 
1.9 

389 
0.32 
983 
1.00 
1.00 
11.5 
0.5 
0.0 
0.6 

11 .9 
B 

274 
12.3 

8 

8 
11.1 
4.0 

18.0 
6.0 
1.3 

' "' t 
WBR NBL NOT , 

" t 
50 44 89 
18 5 2 
0 0 0 

1.00 1.00 
1.00 1.00 1.00 

186.3 186.3 186.3 
1 1 1 

330 887 1037 
0.21 0.56 056 
1583 1290 1863 

54 48 97 
1583 1290 1863 
u 0.6 08 
1.0 1.8 0.8 

100 1.00 
330 887 1037 
0.16 0.05 0.09 
835 887 1037 
1.00 1.00 100 
1.00 1.00 1.00 
11.1 4.0 3.5 
0.2 0.1 0.2 
0.0 0.0 0.0 
0.3 0.1 0.2 

11.3 4.1 3.7 
B A A 

222 
3.8 
A 

2 
23.0 
4.0 

19.0 
38 
1.3 

Seiden Road Extension 

/"' \. 
1 ~8R S3L , 

71 22 
12 1 
0 0 

1.00 1.00 
1.00 100 

186.3 190.0 
1 0 

882 234 
0.56 0,56 
1583 194 

77 124 
1583 1685 

08 00 
0.8 1.1 

100 0.19 
882 1064 
0.09 012 
882 1064 
100 100 
1.00 1.00 
3.5 36 
0.2 0.2 
0.0 00 
0.2 0.3 
3.7 3.8 
A A 

December 2013 

~ "' S8T ~!3R 

• 64 28 
6 16 
0 0 

1.00 
100 1.00 

186.3 190.0 
1 0 

603 227 
056 0.56 
1083 408 

0 0 
0 0 

0.0 0.0 
0.0 0.0 

0.24 
0 0 

000 0~00 

0 0 
1.00 1.00 
0.00 0.00 
0.0 0.0 
0.0 0.0 
0.0 0.0 
0.0 0.0 
0.0 00 

124 
3.8 

A 

6 
23.0 
4.0 

19.0 
3.1 
1.3 
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HCM 2010 Signaiized intersection Summary 
3: Church Road & Seldon Road 

·~ ;~~ 
•• t"""~··•l . 

Lane Configurations 
Volume (vehlh) 
Number 
lmbal a (ab), veh 
Ped-Bike Adj(A,_pbT) 
Parkrng Bus AdJ 
Adj Sat Flow vehlhJln 
Lanes 
Cap, vehJh 
Arrive On Green 
Sat Flow, veh/h 
Grp Volume{v), vehlh 
Grp Sat Flow(s),veh/Mn 
a Serve(g_s), s 
Cycle a Clear(g_c), s 
Prop In Lane 
Lane Grp Cap( c), vehlh 
VIC Ratio(X) 
Avail Cap(c_a), vehlh 
HCM Platoon Ratro 
Upstream Filter(l) 
Uniform Delay (d), slveh 
lncr Delay {d2), slveh 
Initial a Oelay(d3),slveh 
%ile Back of a (50%), veMn 
Lane Grp Delay (d). sNeh 
LaneGr~ LOS 
Approach Vol, veh/h 
Approach Delay, s/veh 
Approach LOS 

i:lrnei 
Assigned Phs 
Phs Duration (G+Y+Rc), s 
Change Penod (Y+Rc), s 
Max Green Setting (Gmax), s 
Max Q Clear Time (g_c+l1). s 
Green Ext Time (p_c), s 

HCM 2010 Ctrl Delay 
HCM2010LOS 

.2!!l __ . -----~ 

2018 PM- Existing Lanes 
USKH Inc 

..,;. -+ 
ECI ..,_ EET 

• 16 83 
7 4 
0 0 

1.00 
100 1 00 

190.0 186.3 
0 1 

138 255 
0.22 0.22 

94 1178 
139 0 

1652 0 
0.0 0.0 
4.1 0.0 

0.12 
475 0 
029 000 
989 0 
tOO 100 
1.00 0.00 
11.5 0.0 
0.3 0.0 
0.0 0.0 
0.7 0.0 

11.8 0.0 
B 

139 
11.8 

B 

4 
11.5 
4.0 

18.0 
6.1 
1.5 

~ • EeR wm. 

29 87 
14 3 
0 0 

1.00 1.00 
1 00 100 

190.0 190.0 
0 0 

82 272 
0.22 022 
380 564 

0 220 
0 1624 

00 00 
0.0 4.0 

0.23 0.43 
0 501 

0.00 0.44 
0 974 

1.00 1.00 
0.00 1.00 
0.0 12.1 
0.0 0.6 
0.0 0.0 
0.0 1.2 
00 127 

B 

8.6 
A 

+-

'.\CT 

4' 
115 

8 
0 

1.00 
186.3 

1 
230 

0.22 
1060 

0 
0 

0.0 
0.0 

0 
0.00 

0 
1.00 
0.00 
o.o 
0.0 
0.0 
0.0 
0.0 

274 
12.4 

B 

8 
11.5 
4.0 

18.0 
6.0 
1.5 

' "" t 
weR ~~SL iJ6T 

' 4t 
50 44 89 
18 5 2 
0 0 0 

1.00 1.00 
1.00 1.00 1.00 

186.3 190.0 186.3 
1 0 1 

343 253 472 
0.22 0.55 0.55 
1583 228 856 

54 222 0 
1583 1660 0 

1.0 0.0 0.0 
1.0 2.2 0.0 

1.00 022 
343 1042 0 
016 021 0.00 
827 1042 0 
100 1.00 100 
1.00 1.00 0.00 
109 4.0 0.0 
0.2 0.5 0.0 
0.0 0.0 0.0 
0.3 0.6 0.0 

112 44 00 
B A 

222 
4.4 

A 

2 
23.0 
4.0 

19.0 
4.2 
1.6 

Seldon Road Extension 

I" ~ 
!\'SR S3L 

71 22 
12 1 
0 0 

1.00 1.00 
1.00 1.00 

190.0 190.0 
0 0 

317 232 
0.55 0.55 
576 194 

0 124 
0 1685 

00 0.0 
0.0 1.2 

0.35 0.19 
0 1053 

000 012 
0 1053 

1 00 1.00 
0.00 1.00 
0.0 3.7 
0.0 0.2 
0.0 0.0 
0.0 0.3 
0.0 4.0 

A 

December 2013 

~ "' sa--r S!JR 

• 64 28 
6 16 
0 0 

1.00 
1.00 1.00 

186.3 190.0 
1 0 

597 225 
0.55 0.55 
1083 408 

0 0 
0 0 

0.0 0.0 
0.0 0.0 

0.24 
0 0 

0.00 000 
0 0 

1.00 100 
0.00 0.00 
0.0 0.0 
0.0 0.0 
0.0 0.0 
0.0 0.0 
0.0 0.0 

124 
4.0 

A 

6 
23.0 
4.0 

19.0 
3.2 
1.6 
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HCM 20·10 Signalized intersection Summary 
3: Church Road & Seldon Road 

Mc•J·3rr.:,nl 
Lane Configurations 
Volume (vehlh) 
Number 
lnlbal Q (Qb), veh 
Ped-Bike Adj(A_pbT) 
Parking Bus Adj 
Adj Sat Flow veh/hnn 
Lanes 
Cap, veh/h 
Amve On Green 
Sat Flow, vehlh 
Grp Volume(v), vehlh 
Grp Sat Flow(s),veh/Mn 
a Serve(g_s), s 
Cycle Q Clea~g_c), s 
Prop In Lane 
Lane Grp Cap( c), vehlh 
V/C Rabo(X} 
Avail Cap(c_a), vehlh 
HCM Platoon Rat1o 
Upstream Filter(l) 
Uniform Delay (d), s/veh 
lncr Delay (d2), s/veh 
Initial a Delay(d3),slveh 
%He Back of a (50%), veMn 
Lane Grp Delay (d). slveh 
Lane G!E LOS 
Approach Vol, vehJh 
Approach Delay, slveh 
Approach LOS 

Timer 
ASSigned Phs 
Phs Duration (G+Y+Rc), s 
Change Period (Y+Rc), s 
Max Green Setting (Gmax), s 
Max a Clear Time (g_c+l1). s 
Green Ext Time (p_c), s 

rn r...:}r'=-;,·;~! 0'' :~·J:~;ma'\' 

HCM 2010 Ctr1 Delay 
HCM 2010 LOS 

[jt~ 

2038 PM - Existing Lanes 
USKH Inc 

~ ..... 
E~L EST 

• 46 242 
7 4 
0 0 

1.00 
1.00 1.00 

190.0 186.3 
0 1 

90 258 
0_44 0.44 

0 580 
412 0 
764 0 
0.0 0.0 

20.0 0.0 
0.12 
429 0 
0.96 0.00 
429 0 
1.00 1.00 
1.00 0.00 
11.7 0.0 
33.2 0.0 
0.0 0.0 
6.1 0.0 

44.9 0.0 
D 

412 
44.9 

0 

4 
24.0 
40 

20.0 
22.0 
0.0 

~ #' 
EaR 't;'/SL 

91 129 
14 3 
0 0 

1.00 1.00 
1.00 1.00 

190.0 190.0 
0 0 

82 183 
0.44 0.44 
184 186 

0 544 
0 1037 

0.0 0.0 
0.0 20.0 

0.24 0.26 
0 561 

0.00 0.97 
0 561 

100 1.00 
0.00 1.00 
0.0 12.9 
0.0 30.2 
0.0 0.0 
0.0 8.5 
0.0 43.1 

0 

30.6 
c 

..... 
W5T 

4f 
372 

8 
0 

1.00 
186.3 

1 
378 
0.44 
850 

0 
0 

0.0 
0.0 

0 
0.00 

0 
100 
0.00 
00 
0.0 
0.0 
0.0 
0.0 

624 
38.5 

D 

8 
24.0 
4.0 

20.0 
220 
0.0 

' ~ t 
V\IBR ~·~BL t-!Si , • 74 146 133 

18 5 2 
0 0 0 

1.00 1.00 
1.00 1.00 1 00 

186.3 190.0 186.3 
1 0 1 

704 296 241 
0.44 0.38 0.38 
1583 491 639 

80 419 0 
1583 1556 0 

1.3 57 o.o 
1.3 9.8 0.0 

1.00 0.38 
704 698 0 
0.11 0.60 0.00 
704 698 0 
1 00 1,00 1.00 
1.00 1.00 0.00 
7,3 11.6 0.0 
0.1 3.8 0.0 
00 0.0 00 
0.3 3.5 0.0 
7.4 153 0.0 
A B 

419 
15.3 

B 

2 
21.0 
4.0 

17.0 
11 8 
1.7 

Seldon Road Extension 

,. '-.. 
i-!6F. SSL 

106 33 
12 1 
0 0 

1.00 1.00 
1 00 1.00 

190.0 190.0 
0 0 

161 145 
038 038 
427 138 

0 224 
0 1690 

0.0 0.0 
0.0 4.1 

0.27 016 
0 731 

0.00 0.31 
0 731 

100 1.00 
0.00 1.00 
0.0 10 0 
0.0 1.1 
0.0 0.0 
0.0 1.5 
0.0 111 

8 

December 2013 

~ "' SBT ss.q 

• 95 78 
6 16 
0 0 

1.00 
1.00 1.00 

186.3 190.0 
1 0 

344 242 
0 38 0.38 
910 641 

0 0 
0 0 

0.0 00 
0.0 0.0 

038 
0 0 

0.00 0.00 
0 0 

1 00 1.00 
0.00 0.00 
0.0 0.0 
0.0 0.0 
0.0 0.0 
0.0 0.0 
0.0 0.0 

224 
11.1 

B 

6 
21.0 
4.0 

17.0 
6.1 
2.8 
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HCM 2010 Signalized Intersection Summary 
3: Church Road & Seldon Road 

J~.1tA•~Hl~ilt 

Lane Configurations 
Volume (vehlh) 
Number 
Initial Q (Qb), veh 
Ped-Bike Adj(A_pbT) 
Parking Bus Aq 
Adj Sat Flow vehlh/ln 
Lanes 
Gap, vehlh 
Amve On Green 
Sat Row, vehlh 
Grp Volume(v), vehJh 
Grp Sat Flow(s),vehlhnn 
Q Serve(g__s), s 
Cycle Q Clear(g__c), s 
Prop In Lane 
Lane Grp Gap( c), vehJh 
VIC Ratio(X) 
Avail Cap(c_a), veh/h 
HCM Platoon Ratio 
Upstream Filte~l) 
Uniform Delay (d), s/veh 
lncr Delay (d2), slveh 
Initial Q Delay(d3),slveh 
0.4ie Back of Q (50%), veMn 
Lane Grp Delay (d). sJveh 
LaneG!E LOS 
Approach Vol, vehlh 
Approach Delay, s/veh 
Approach LOS 

Ttme~ 

Assigned Phs 
Phs Duration (G+Y+Rc), s 
Change Period (Y +Rc), s 
Max Green Setting {Gmax), s 
Max Q ClearT1me (g_c+11), s 
Green Ext Time (p_c), s 

HCM 2010 Ctrt Delay 
HCM2010LOS 

... :;t€~ 

2038 PM - Warranted Lanes 
USKH Inc 

~ -+ 

E8•. EST 

4' 
46 242 
7 4 
0 0 

1.00 
1 00 1.00 

190.0 186.3 
0 1 

154 604 
0.39 0.39 
144 1550 
313 0 

1695 0 
0.0 0.0 
7.2 0.0 

0.16 
758 0 
041 0.00 
848 0 
1.00 1.00 
1.00 0.00 
9.5 0.0 
0.4 0.0 
0.0 0.0 
1.7 0.0 
9.9 00 

A 
412 
9.6 

A 

4 
20.6 
4.0 

19.0 
9.2 
3.5 

• .f 

• WBL 

' " 91 129 
14 3 
0 0 

1.00 1.00 
100 100 

186.3 186.3 
1 1 

617 392 
0.39 0.39 
1583 1016 

99 140 
1583 1016 

17 5.3 
1.7 12.6 

1.00 1.00 
617 392 
016 0.36 
706 450 
100 1.00 
1.00 1.00 

8.5 15.0 
0.1 0.6 
0.0 0.0 
0.5 1.1 
86 156 

A B 

10.3 
B 

.... 
WBT 

t 
372 

8 
0 

1.00 
186.3 

1 
725 
0.39 
1863 
404 

1863 
7.2 
7.2 

725 
0.56 
831 
1.00 
1.00 
10.1 
0.7 
0.0 
2.4 

10.8 
B 

624 
11.6 

B 

8 
20.6 
4.0 

19.0 
14 6 
2.0 

' "\ t 
WBR NBL ~.aT , ~ t 

74 146 133 
18 5 2 
0 0 0 

1.00 1.00 
1.00 1.00 100 

186.3 186.3 186.3 
1 1 1 

617 571 787 
0.39 0.42 0.42 
1583 1191 1863 

80 159 145 
1583 1191 1863 

1.4 43 2.1 
1.4 8.0 2.1 

1.00 1.00 
617 571 787 
0.13 0.28 0.18 
706 571 787 
1.00 1.00 1.00 
1.00 1.00 1.00 

8.4 10.8 7.7 
0.1 1.2 0.5 
0.0 0.0 0.0 
0.4 1.2 0.8 
8.5 12.0 8.2 

A B A 
419 
9.6 

A 

2 
22.0 
4.0 

18.0 
10.0 
1.8 

Seidon Road Extension 

,. \. 
NBR SBL ., 
106 33 

12 1 
0 0 

1.00 1.00 
1.00 1.00 

186.3 190.0 
1 0 

669 156 
0.42 0.42 
1583 138 

115 224 
1583 1659 

1.9 0.0 
1.9 3.6 

1.00 016 
669 800 
0.17 0.28 
669 800 
1.00 1.00 
1.00 1.00 
7.7 8.1 
0.6 0.9 
0.0 0.0 
0.6 1.3 
8.2 9.0 

A A 

December 2013 

~ "' 56i seR 

• 95 78 
6 16 
0 0 

1.00 
100 1.00 

186.3 190.0 
1 0 

377 266 
0.42 042 
892 630 

0 0 
0 0 

00 0.0 
0.0 0.0 

0.38 
0 0 

0.00 000 
0 0 

1.00 100 
0.00 0.00 
0.0 0.0 
0.0 0.0 
0.0 0.0 
0.0 0.0 
0.0 0.0 

224 
9.0 
A 

6 
22.0 
4.0 

18.0 
5.6 
2.3 

- -
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HCM 2010 Signalized intersection Summary 
3: Church Road & Seldon Road 

~ •1~ :3r"~nt 
Lane Configurations 
Volume (vehlh) 
Number 
lmtial Q (Qb), veh 
Ped-Bike Adj(.A__pbT) 
Parking Bus AdJ 
Adj Sat Flow veh/hnn 
Lanes 
Cap, veh/h 
Amve On Green 
Sat Flow, vehlh 
Grp Volume(vj, veh/h 
Grp Sat Flow(s),veh/Mn 
Q Serve(g_s), s 
Cycle a Clear(g_c), s 
Prop In Lane 
Lane Grp Cap( c), vehlh 
VIC Rabo{X) 
Avail Cap(c_a), vehlh 
HCM Platoon Ratio 
Upstream Filter(l) 
Uniform Delay (d), s/veh 
lncr Delay (d2), s/veh 
Initial a Delay(d3),s/veh 
%ile Back of Q (50%), veMn 
Lane Grp Delay (d), slveh 
Lane G!J! LOS 
Approach Vol, vehlh 
Approach Delay 1 slveh 
Approach LOS 

Time; 
Ass1gned Phs 
Phs Duration (G+Y+Rc), s 
Change Penod (Y+Rc), s 
Max Green Setting (Gmax), s 
Max a CJearT1me (g_c+l1), s 
Green Ext Time (p_c), s 

~.J#d!JMJ 
HCM 2010 Ctr1 Delay 
HCM2010 LOS 

~ 

2038 PM - Full Lanes 
USKH Inc 

~ ..... 
!:3L EBT 

'i t 
46 242 
7 4 
0 0 

1.00 
1.00 1.00 

186.3 186.3 
1 1 

336 655 
0.35 0.35 
908 1863 
50 263 

908 1863 
1.9 43 
9.1 4.3 

1.00 
336 655 
0.15 0.40 
446 882 
1.00 1.00 
1.00 1.00 
14.5 9.8 
0.2 0.4 
0.0 0.0 
0.4 1.3 

14.7 10.2 
B B 

412 
10.5 

B 

4 
18.1 
40 

19.0 
111 
3.0 

• .(" 

EBR NBL 

' " 91 129 
14 3 
0 0 

1.00 1.00 
1.00 1.00 

186.3 186.3 
1 1 

557 429 
0.35 0.35 
1583 1016 

99 140 
1583 1016 

1.7 4.8 
1.7 9.1 

1.00 1.00 
557 429 
018 0.33 
750 552 
1.00 1.00 
1.00 1.00 
9.0 13.3 
0.2 0.4 
0.0 0.0 
0.5 0.9 
9.1 13.7 
A B 

10.0 
A 

4--

1/i""T .. = ~ 
t 

372 
8 
0 

1.00 
186.3 

1 
655 
0.35 
1863 
404 

1863 
7.2 
7.2 

655 
0.&2 
882 
1.00 
1.00 
10.8 
0.9 
00 
2.3 

11.7 
B 

624 
11.8 

9 

8 
18.1 
40 

19.0 
111 
3.0 

' ~ t 
WBR NBL NBT 

' " t 
74 146 133 
18 5 2 
0 0 0 

1.00 1.00 
100 1.00 1.00 

186.3 186.3 186.3 
1 1 1 

557 633 836 
0.35 0.45 045 
1583 1191 1863 

80 159 145 
1583 1191 1863 

1.4 3.8 1.9 
1.4 6.5 1.9 

1.00 1.00 
557 633 836 
0.14 0.25 017 
750 633 836 

1.00 1.00 1 00 
1.00 1.00 1.00 
8.9 8,9 6.6 
0.1 0.9 0.5 
0.0 0.0 00 
0.4 1.0 0.7 
9.0 9.8 7.1 

A A A 
419 
8.1 

A 
n 

2 
22.0 
4.0 

18.0 
8.5 
1.9 

Seldon Road Extension 

~ \. 
NSR S6L 

' 
, 

106 33 
12 1 
0 0 

1.00 1.00 
1 00 1 00 

186.3 186.3 
1 1 

710 628 
045 045 
1583 1115 
115 36 

1583 1115 
1 7 08 
1.7 2.7 

100 100 
710 628 
0.16 0.06 
710 628 
1.00 1.00 
1.00 1.00 
6.6 74 
0.5 0.2 
0.0 0.0 
0.6 0.2 
7.1 76 

A A 

December 2013 

~ ,.1 
<''"T .;c . SSR .,. 

95 78 
6 16 
0 0 

1.00 
1.00 1.00 

186.3 190.0 
1 0 

424 350 
045 0-45 
945 780 

0 188 
0 1725 

0.0 27 
0.0 2.7 

0.45 
0 n4 

0.00 0.24 
0 774 

100 1.00 
0.00 1.00 
0.0 6.8 
0.0 0.7 
0.0 0.0 
0.0 0.9 
0.0 76 

A 
224 
7.6 

A 
n 

6 
22.0 
40 

18.0 
4.7 
2.3 
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HCM 2010 TWSC 
6: Pittman Road & Seldon Road 

bn..:·!~~t)I!Ctl 

Intersection Delay, slveh 8.3 

MtJI;t'.-r,;rn l ~VBL w·a~ N87 Nt;i< SBi. 
Vol, veh/h 230 79 174 219 78 
Conflicting Peds, #/hr 0 0 0 0 0 
Sign Control stop Stop Free Free Free 
RT Channelized None None 
Storage Length 0 250 
Veh in Median Storage, # 0 0 
Grade,% 0 0 
Peak Hour Factor 92 92 92 92 92 
Heavy VehiCles, % 2 2 2 2 2 
MvmtFiow 250 86 189 238 85 

fvla}or/MinOt i\~t .. or': Mat=. ~ l\g.Jt'.l 

ConfliCting Flow All 635 308 0 0 427 
Stage 1 308 
Stage 2 327 

Follow-up Headway 3.518 3.318 - 2.218 
Pot Capaclty-1 Maneuver 443 732 1132 

Stage 1 745 
Stage 2 731 

Time blocked-Platoon, % 
Mov Capacity-1 Maneuver 407 732 1132 
Mov Capacity-2 Maneuver 407 

stage 1 745 
stage2 671 

li .. :t: . ... "'"- 'v'JB rm .s=; 
HCM Control Delay, s 22.7 0 3 
HCMLOS c 

~~?!~wfl'i·' t\BT Ni-11~ W8Ln1 WBLp.'l &2l s;!'f 
Capacity (vehhl) 407 732 1132 
HCM Lane V/C Ratio . 0.614 0.117 0.075 
HCM Control Delay (s) 26.9 10.6 8438 0 
HCM Lane LOS D B A A 
HCM 95th %tile Q(veh) - 3 973 0,397 0.242 

jll :t~ 

- Volume Exceeds Capacity, $ Delay Exceeds 300 Seconds; Error . Computation Not Defined 

2038 PM • WB RT 
USKH Inc 

S51 
145 

0 
Free 

None 

0 
0 

92 
2 

158 

0 

Seldon Road Extension 
December 2013 
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HCM 2010 TWSC 
6: Pittman Road & Seldon Road 

Intersection Delay, s/veh 6.5 

:A·,.~Yr.~·n' './vB~~ WS1t t-:5-r N~R &3l 
Vol, veh/h 230 79 174 219 78 
Conflicting Peds, #lhr 0 0 0 0 0 
Sign Control Stop Stop Free Free Free 
RT Channelized None None 
Storage Length 0 250 250 
Veh In Median Storage, # 0 0 
Grade. % 0 0 
Peak Hour Factor 92 92 92 92 92 
Heavy VehiCles, % 2 2 2 2 2 
MvmtAow 250 86 189 238 85 

!J!r.;JQrlMIIlar Mir'..Oi1 M§@ idal~ 
Conflicting Flow All 516 189 0 0 189 

Stage 1 189 
Stage2 327 

Follow-up Headway 3.518 3.318 - 2.218 
Pot Capac!ty-1 Maneuve1 519 853 1385 

Stage 1 843 
Stage 2 731 

Time blocked-Platoon, % 
Mov Capacity-1 Maneuver 484 853 1385 
Mov Capacity-2 Maneuver 484 

stage1 843 
stage 2 682 

tlf?M1 WB sa 
HCM Control Delay, s 17 4 0 27 
HCMLOS c 

M!t'Krf t_.,nr. / M~-;jo• ftfi.vn;l FiST NEIR \'V~tn1 WBLL'fl. a ~ 
Ca~city (veh/h) 484 853 1385 
HCM Lane VIC Ratio - 0.517 0.101 0.061 
HCM Control Delay (s) 201 97 7769 0 
HCM Lane LOS c A A A 
HCM 95th %~e Q(veh) . 2.915 0.335 0195 -- Volume Exceeds Capacity; $: Delay Exceeds 300 Seconds, Error Computabon Not Defmed 

2038 PM- WB & NB RT 
USKH Inc 

S8T 
145 

0 
Free 

None 

0 
0 

92 
2 

158 

0 

Seldon Road Extension 
December 2013 
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HCM 2010 TWSC 
6: Pittman Road & Seldon Road 

r!;(..~;~.f\·l·~r,, 'i\'K Wf;R fey NBR sa~ 
Vol, veh/h 230 79 174 219 78 
Conflicting Peds, #lhr 0 0 0 0 0 
Sign Control Stop Stop Free Free Free 
RT ChanneUzed None None 
Storage Length 0 250 250 250 
Veh in Median Storage, # 0 0 
Grade, % 0 0 
Peak Hour Factor 92 92 92 92 92 
HeavyVehides. % 2 2 2 2 2 
MvmtFiow 250 86 189 238 85 

McJOi/!Vilnor M1•f~r1 tt~;.fsJf M~:< 
ConftiCtllQ Flow All 516 189 0 0 189 

Stage 1 189 
Stage 2 327 

Follow-up Headway 3.518 3.318 . 2.218 
Pot Capacity-1 Maneuver 519 853 1385 

Stage 1 843 
Stage2 731 

Time blocked-Platoon,% 
Mov Capacity-1 Maneuver 487 853 1385 
Mov Capacity-2 Maneuver 487 

Stage 1 843 
Stage 2 686 

At,l-.riJach wa NB li 
HCM Control Delay, s 17 3 0 2.7 
HCMLOS c 

l§'~f~ N8T Nl:;R WBLn~ WBt.rt:! ~~ ]i~ 
Capacity (vehlh) 487 853 1385 
HCM Lane VIC Ratio . 0.513 0.101 0.061 
HCM Control Delay (s) 19 9 97 7.769 
HCM Lane LOS c A A 
HCM 95th %t~e Q(veh) . 2.884 0.335 0.195 

kotf;(; 
- ·Volume Exceeds Capacity, $ Delay Exceeds 300 Seconds; Error · Computation Not Defmed 

2038 PM - WB & NB RT & SB LT 
USKH Inc 

,..,, .. -
~£.)1 

145 
0 

Free 
None 

0 
0 

92 
2 

158 

0 

Seldon Road Extension 
December 2013 
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Gsnersl & Site Information 

Analyst: 

Agency/Co: 
Date: 
Project or PI#: 

Year, Peak Hour: 

County/District: 
Intersection 
Name: 

Volumes 

N (1), vph 

Exft NE (2), vph 
Legs E (3), vph 

(TO) SE (4), vph 
S (5), vph 

sw (6), vph 
W (7), vph 

NW (8), vph 

Output Total Vehicles 

Volume Characteristics 
%Cars 

% Heavy Vehicles 

% BlfY_cle 
# of Pedestrians (ped/hr) 

PHF 

FHV 

Fpac~ 

Entry/Conflicting Flows 

Flow to Leg # N (1), pcu/h 

NE (2), pcu/h 
E (3), pcu/h 

SE (4), pcu/h 
S (5), pcu/h 

SW {6), pcu/h 
W (7), pcu/h 

NW (8), pcu/h 

Entry flow, pcu/h 
Conflicting flow, pcu/h 

Roundabout Type 

Enter type here ... 

Roundabout Analysis Tool 
Single Lane 

WWebb 
USKH Inc 

12/13/2013 
1405000 
2018 PM 

MSB 

Seldon Road/Church Road 

v211 

Entry Legs (FROM) 

N (1) NE (2) E (3) SE (4) s (5} 

sc 89 

22 71 

64 e; 

:a n~ •M 

113 0 251 0 204 

N NE E SE s 
100% 100% 96% 100% 96% 

0% 0% ~-% 0% ~·% 

0% 0% 0% 0% 0% 
0 0 0 0 0 

092 0.92 0.92 0.92 0.92 

1.000 1.000 0.962 1.000 0.962 

1.000 1.000 1.000 1.000 1.000 

N NE E SE s 
0 0 56 0 101 

0 0 0 0 0 
24 0 0 0 81 
0 0 0 0 0 
69 0 98 0 0 
0 0 0 0 0 

30 0 130 0 49 

0 0 0 0 0 

123 0 284 0 231 
277 0 169 0 136 

Standard Single Lane or Urban Compact 

Standard Single Lane 

N 

NW ' 1 
w ~ 

,... ...... 

... ...... 

sw 
s 

SWJ6) W(7) 

16 

1).3 

~9 

0 129 

SW w 
100% 96% 
0% 4~~ 

0% 0% 
0 0 

0.92 0.92 

1.000 0.962 

1.000 1.000 

sw w 
0 18 

0 0 

0 94 
0 0 
0 33 
0 0 
0 0 

0 0 

0 145 
0 191 

12/31/2013 
Version 2.1 

NE 

I 
~E 

SE 

UNorth 

NW(8) 

0 

NW 
100% 

0% 

0% 
0 

0.92 

1.000 

1.000 

NW 

0 

0 
0 
0 

0 
0 
0 
0 

0 
0 

Spreadsheet Developed By: 

Georgia Department ofTransportation 
Office of Traffic Operations 
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Roundabout Analysis Tool 

Single lane 

12/31/2013 

Version 2.1 

Results: Appro:::ch Measures of Effectiveness 
HCM 2010 Model (build) N NE E SE 

Entry Capacity, vph 856 NA 918 NA 

Entry Flow Rates, vph 123 NA 273 NA 

V/Cratlo 0.14 0.30 

Control Delay, s/veh 6 7 

LOS A A 

95th % Queue (ft) 13 33 
Calibrated Model (future) N NE E SE 

Entry Capacity, vph 1091 NA 1169 NA 

Entry Flow Rates, vph 123 NA 273 NA 

V/C ratio 0.11 0.24 

Control Delay, sec/pcu 4 5 
LOS A A 

95th % Queue (ft) 10 25 

Notes: 

Bypass Lane Merge Point Analysis (if applicable 
Bypass Bypass 

Bypass Characteristics #1 #2 

Select Entry Leg from Bypass (FROM) 

Select Exit leg for Bypass (TO) 

Does the bypass have a dedicated receiving lane? 

Volumes 

Right Turn Volume removed from Entry leg 

Volume Characteristics (for entry leg) 

PHF 

FHV 

Fped 

NOT£: Volume Characteristics for Exit Leg a~ already taken into «CCunt 

Entry/Conflicting Flows 

Entry Flow, pcu/hr 

Conflicting Flow, pcu/hr 

Bypass Lane Results (HCM 2010 Model) 

Entry Capacity of Bypass, vph 

Flow Rates of Exiting Traffic, vph 

V/Cratio 

Control Delay, s/veh 

LOS 

95th % Queue (ft) 
Approach w/Bypass Delay, s/veh 

Approach w/Bypass LOS 

s 
948 
222 
0.23 

6 
A 

24 

s 
1208 

222 
0.19 

5 

A 

18 

Bypass 
#3 

SW w NW 

NA 897 NA 
NA 140 NA 

0.16 

6 
A 

14 

sw w NW 

NA 1143 NA 

NA 140 NA 

0.13 

4 

A 

11 
v2.1 

Unit legend: 

vph "' vehicles per hour 

PHF =peak hour factor 

FHv = heavy vehicle factor 

pcu = passenger car unit 

Bypass Bypass Bypass 
#4 #5 #6 

Spreadsheet Developed By: 
Georgia Department of Transportation 

Office of Traffic Operations 
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General & Site Information 

Analyst: 

Agency/Co: 

Date: 

Project or PI#: 

Year, Peak Hour: 

County/District: 

I nte rsectlon 

Name: 

Volumes 

N (1), vph 

Exit NE (2), vph 

Legs E (3), vph 

(TO) SE (4), vph 

S (5), vph 

SW (6), vph 

W (7), vph 

NW (8), vph 

Output Total Vehicles 

Volume Characteristics 
%Cars ' 

% Heavy Vehicles 

%Bicycle 

# of Pedestrians (ped/hr) 

PHF 

FHv 
Fpec~ 

Entry/Conflicting Flows 

Flow to Leg# N (1), pcu/h 

NE (2), pcu/h 

E (3), pcu/h 

SE (4), pcu/h 

S (5), pcu/h 

SW (6), pcu/h 

W (7), pcu/h 

NW (8), pcu/h 

Entry flow, pcu/h 

Conflicting flow, pcu/h 

Roundabout Type 

Enter type here ••. 

Roundabout Analysis Tool 

Single Lane 

WWebb 

USKHinc 

12/13/2013 

1405000 

2038 PM 

MSB 

Seldon Road/Church Road 

v2~1 

Entry Legs (FROM) 

N (1} NE (2) E (3) SE (4) s (5} 

'1 4 1 ·~-· · < .. ~ 

,., , 
··~ 

:t£16 

!15 u~ 

71 17~ ~ i~f, 

205 0 575 0 385 

N NE E SE s 
100% 100% 96% 100% 96% 

0% 0% 4~ 0% 4% 
0% 0% 0% 0% 0% 

0 0 0 0 0 

0.92 0.92 0.92 092 0.92 

1.000 1.000 0.962 1.000 0.962 

1.000 1.000 1.000 1.000 1.000 

N NE E SE s 
0 0 83 0 150 

0 0 0 0 0 

36 0 0 0 120 

0 0 0 0 0 
103 0 146 0 0 

0 0 0 0 0 

85 0 421 0 165 

0 0 0 0 0 

223 0 650 0 435 

731 0 367 0 361 

Standard Single Lane or Urban Compact 

Standard Slng[e Lane 

NW 1 
W ~' 

,... ""''Il 

lit.:. .... 

sw 
s 

SW(6) W(7} 

46 -
4.42. 

91 

0 379 

sw w 
100% 96% 

0% .;% 

0% 0% 

0 0 

0.92 0.92 

1.000 0.962 

1.000 1.000 

sw w 
0 52 

0 0 

0 274 

0 0 

0 103 

0 0 

0 0 

0 0 

0 428 

0 284 

12/31/2013 

Version 2.1 

NE 

~E 

SE 

UNorth 

NW(8) 

0 

NW 

100% 

0% 

0% 

0 

0.92 

1.000 

1.000 

NW 

0 
o· 
0 

0 

0 

0 

0 

0 

0 

0 

Spreadsheet Developed By: 
Georgia Department ofTransportation 

Office ofTraffic Operations 
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Roundabout Analysis Tool 

Single Lane 
12/31/2013 
Version 2.1 

Results: Approach Measures of Effectiveness 
HCM 2010 Model (build) N NE E SE 

Entry Capacity, vph 544 NA 753 NA 
Entry Flow Rates, vph 223 NA 62S NA 
V/C ratio 0.41 0.83 
Control Delay, s/veh 13 28 
LOS B D 
95th % Queue (ft) so 242 

Calibrated Model (future) N NE E SE 

Entry Capacity, vph 693 NA 959 NA 

Entry Flow Rates, vph 223 NA 625 NA 
V/C ratio 0.32 0.68 
Control Delay, sec/pcu 9 15 
LOS A B 
95th % Queue (ft) 35 144 

Notes: 

Bypass Lane Merge Point Analysis (If applicable) 
Bypass Bypass 

Bypass Characteristics #1 #2 
Select Entry Leg from Bypass (FROM) 

Select Exit Leg for Bypass (TO) 

Does the bypass have a dedicated receiving lane? 

Volumes 

Right Turn Volume removed from Entry Leg 

Volume Characteristics (for entry leg) 

PHF 

FHv 

Fpad 

NOTE: Volume Characteristics for Exit Leg are already taken lnttJ account 

Entry/Conmcting Flows 

Entry Flow, pcu/hr 

Conflicting Flow, pcu/hr 

Bypass Lane Results (HCM 2010 Model) 

Entry Capacity of Bypass, vph 

Flow Rates of Exiting Traffic, vph 

V/C ratio 

Control Delay, s/veh 

LOS 
95th % Queue (ft) 

Approach w/Bypass Delay, s/veh 

Approach w/Bypass LOS 

s 
7S7 

418 
o.ss 
13 

B 

89 
s 

965 

418 

0.45 

9 
A 

62 

Bypass 
#3 

sw w NW 

NA 818 NA 
NA 412 NA 

0.50 

11 
B 

75 

sw w NW 

NA 1042 NA 

NA 412 NA 

0.41 

8 

A 
53 

v2.1 

Unit Legend: 

vph =vehicles per hour 

PHF = peak hour factor 

FHv = heavy vehicle factor 

pcu =passenger car unit 

Bypass Bypass Bypass 
#4 #5 #6 

Spreadsheet Developed By: 
Georgia Department of Transportation 

Office of Traffic Operations 
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Highway Capacity Manual Two Lane Uninterupted Flow Analysis 

55 See PER Design Speed 
2035 Volume 10572 From DOT Medel 
Design Hourly Volume 
Split 
Trucks 
PHF 

0.086 From DOT /MSB Tube Counts 
0.6 From DOT Tube Counts 

0.04 
0.9 

LOS is based on Average Travel Speed and Percent Time Spent Following 
ATS = FFS-0.0076(v.d.ats+v.o.ats)-f.np 
FFS 55 (no lane width or access adjustments 

v.d.ats = VI/(PHF x f.g x f.hv) 
V.d 611 

Advancing 
Opposing 

f.g 
f.hv 
v.d.ats 

0.97 
0.986193 

710 

From HCM 15.9 (Assume Rolling Terrain) 
1 7 From HCM 15.11 (Assume Rolling Terrain) 

v.o.ats = Vo/(PHF x f.g x f.hv) 
v.o 
f .g 
f.hv 
v.o.ats 

379 
088 

0.979432 
489 

From HCM 15.9 (Assume Rolling Terrain) 
2.05 From HCM 15.11 (Assume Rolling Terrain) 

f.np 2.6 from HCM 15.15 (Assume 60% no passing zones) 
~~A~n~------------~43~.~31 

PTSF = BPTSF.d+f.np*(v.d/(v.d+v.o)) 
v.d.ptsf = Vd/(PHF x f .g x f.hv) 
v.d 611 
f .g 097 
f.hv 
v.d.ptsf 

0.996016 
703 

v.o.ptsf = Vo/(PHF x f .g x f.hv) 
v.o 379 
f .g 
f.hv 
v.o.ptsf 

f .np 

0.89 
0.987167 

479 

v 1182 

From HCM 15.16 (Assume Rolling Terrain) 
l 2 From HCM 15.18 (Assume Rolling Terrain) 

From HCM 15.16 (Assume Rolling Terrain) 
1.65 From HCM 15.18 (Assume Rolling Terrain) 

...;.;f·;;.;n,~;,.p ________ ..;;3...;.0~.2 From HCM 15.21 {Assume 60% No Passing} 

BPTSF.d = 100*(1-exp(a*(v.d)Ab)) 
a -o 0026 From HCM 15.20 
b 
BPTSF.d 

IPTSF 

· 0 .9 From HCM 15.20 
61.26959 

79.223211 

Gll 
379 
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Subject: Seldon Road Traffic and Safety Memorandum Page 11 

Input Data 
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~1?-DJ­
Traffie Cegpt Field Repo~ 

Road Name: __ -M:Se:uldmo~n ... Roa4uca:~~-..---------------

Road Code w/ counter location ##: 4105-0()3 --:-uJ _> 
Coot lite loeatioa Ia rdatien to adjaeeat roadl and/or ebjeeu: /{()""East of Church Rd 
(ie. Roacbt buDding~, mailboxes, etr..)~-------------------
Road Surface: (circle) Panel, Gravel, Dirt Cbecked:._~-~~---~---....,._-

Coaat Volts 

Volts 

Volts 

CIUIIt Voila 

.,_ n. c..t V6 
..... t6 .... 1'1111b11Nd..-,AM1UMs..,-..._,cn~~t~n~t~.tivftaylmladl.'ida,_lllllll.s...,......._« ...... tllimlllato .......,__........_ 

~ •• 
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Traffic Copt Field Report 

•••dN~.--~B=e~muw.~Ma~~~D-----------------------------
Road Code w/ counter location ##:._--cs;24.u~2~-008=--------

Collllt lite loa:atioa ia relation to adjaceat roads •dlor object~: at crest ofhm &Jitiped to power pole it f/ ~ 
(ie. RoadJ, baildJDt•, mailbous, et~.,_\ ---------------------
Road Surface: (circle) Paved, Gl'aftlt Dirt 

Polted S,... 30 MPH 

Sct:2JJU Ylt //fl'ti'J 
.,. 'I'IIIIM 

.._.,v-.. (,.16 

Counter Serial#: -='" ,, 
o.mo~.u*·~~L~~'-----------

Beverly 
Lake Road 

N 

+ z 

Note&: 

··~ 
~ 

?-\"2... A-~ 
Dlfe Thae ..,,,, P"1 , ... ,~ Nl 
Bite 'Dae 

Volta 
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Tpffie Coyt Field Report 

BMdNma~--~~~~~vuLUw.-~BD~~------------------------------------
Road Code w/ coanter locatioa N: _ _..2u4-.2-=009~--------

Count site locatioa ia relation to adjaeaat roadJ aadlor objects: so yds West ofNotth JCalmlw;h Drive 
(ie. Roadt, bddiDp, mailbour, etc.). __________________ _ 

BDad Surface: (drde) Paved. Gra'ftll, Dirt 

Potted Speed }Q MPH 

Set: 1t~~ I :t(f'Pl 
... '111M 

·aiiUa'JV~ V•ff 

Coaater Serial.. "' , ~ Cf 

c..~~~Vu~'-----------

Coat 

Dltil 'l'lllla Coal Velta 
~of ..... : Iadadll Nri~~~DW, M:BWbe 1ayaut, a4jladc.oolln .. 11riwM)IIUIIIUftloitllt~~,..._or...,_ --.to 
~.t.cribelooaiao. 

N61-a8.1M' 
WlWai.MI' 

N 

+ 
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1.0 INTRODUCTION 

Seldon Road is a two-lane, minor arterial roadway stretching for several miles in the Wasilla area. 
It currently terminates at Church Road. The Seldon Road Extension project will extend Seldon 
Road past Church Road to a proposed new intersection with Pittman Road. This 4-mile-long 
project will include two phases. Seldon Road Extension- Phase I is currently being constructed 
from Seldon Road to Beverly Lake Road, with a scheduled completion in summer 2015. Seldon 
Road Extension- Phase II will begin at Beverly Lake Rood and end at Pittman Rood providing 
access for Pittman Road area residents travelling to Wasilla, as well as providing alternative 
access from Pittman Road to Church Road. 

This Preliminary Engineering Report for the Seldon Road Extension - Phase II documents and 
summarizes the purpose and need, development of alternatives, engineering analysis 
performed, and recommendations for roadway improvements. The Seldon Road - Phase II study 
area is shown on Figure 1 , Vicinity Map. 

~.0 HISTORY AND EXISTING CONDITIONS 

Seldon Road is located in the Matanusko-Susitna Borough (MSB), and runs parallel to the Parks 
Highway. The Parks Highway is the primary east-west corridor through MSB, and provides regional 
and statewide transportation. The Seldon Rood Extension is a continuation of an east-west 
corridor; the Bogard-Seldon Corridor (Corridor) anticipated to connect Palmer and Houston. 

The project was initially identified in the 1980s and was designed to the preliminary design stage 
by DeCamp-Brown & Associates and more recently evaluated in a planning study conducted 
by the State of Alaska Department of Transportation and Public Facilities (DOT&PF) in 
cooperation with the MSB and the Federal Highway Administration (FHWA). This planning study 
developed conceptual improvements for five roadway segments on four facilities, one of which 
is Seldon Road Extension. The facility concepts were developed to meet the intention of the 
Long Range Transportation Plan (LRTP) in addressing arterial grid system inadequacies. 

For the Seldon Road Extension, DOT&PF evaluated 3 possible routes, including one that followed 
the existing Beverly Lake Rd. to its terminus at Pittman Rd. Due to the extensive ROW impacts 
and associated costs and safety concerns this option is not feasible. No further evaluation of this 
route was performed. Refer to DOT&PF Five Arterials Planning Study for further information. A 
Seldon Road graphic from the study is included in Appendix D. 
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3.0 PURPOSE AND NEED 

This area of the MSB has experienced rapid growth in the past few years resulting in a boom in 
land development and a corresponding increase in roadway traffic. The MSB has identified a 
need to extend Seldon Road. The purpose of the project is to make improvements to enhance 
through-traffic mobility and improve local community traffic access and safety resulting from 
recent and projected growth within the Corridor. 

Rapid growth and development in this area is causing congestion on surrounding corridors 
including the Parks Highway. Continued economic and population growth is projected. Conflict 
occurs between roadway through-traffic and local community traffic, which leads to crashes 
and slows mobility (travel speeds) for through-traffic. 

Area plans including the MSB's LRTP and the local Meadow Lakes Comprehensive Plan 
demonstrate a need and desire to plan for and manage growth in the project area- the fastest 
growing region in the state. Expanding the roadway network to better distribute local traffic and 
reduce traffic congestion and accidents is a primary element of local planning. To that end, 
establishing a better road network plan for the project Corridor will accommodate development 
along the Corridor while reducing driveway access and the occurrence of associated 
accidents. 

4.0 COMMUNITY ACTIVITY AND TRANSPORTATION CONTEXT 

The Seldon Road Phase II Study Area is located in Meadow Lakes, a predominantly rural 
residential area, with homes on large lots ranging from around =+acre to 40 acres. On Pittman 
Road along the western boundary of the study area, additional land uses include a gravel pit, 
an automotive service business, and two community facilities: the Meadow Lakes Elementary 
School, and a Borough Public Safety Facility (Station 71). There are also several small airstrips in 
the area. Overall traffic volumes are fairly low relative to other parts of the Mat-Su Valley, and 
the region's population is fairly dispersed (according to the 2010 census, 7,570 residents live in 
the 70 square mile Meadow Lakes area.) 

In terms of study area traffic, residents at a project open house mentioned safety and 
congestion issues on Pittman Road near the Meadow Lakes Elementary School during peak 
traffic hours, largely due to its curves and winter driving conditions. The Meadow Lakes 
Comprehensive Plan also indicates that growing levels of through-traffic are negatively 
impacting residential roads. The plan identifies the desire for a "hierarchy of roads with higher 
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capacity collectors, buffered from residential development." Roads identified for collector status 
include Beverley Lake Road and Meadow Lakes Loop Road. Routes identified for future 
collector status include a new east-west route crossing through the center of the community 
(Meadow Lakes Comprehensive Plan Executive Summary, page ix), namely the Seldon Road 
Extension project. 

As the Seldon Road Extension project continues from Church Road westward toward Houston, 
physical conditions in the region will make arteria l connectivity more challenging and potentially 
costly. From Meadow Lalces west to Houston, the landscape is dotted with more than twenty 
lakes, several streams, wetland complexes, and pockets with poor soils and high water tables. As 
a result, prime development land is generally focused on narrow uplands between lalces and 
wetlands, making it harder for the road extension to avoid direct impacts to individual 
properties, including homes, and to control access by limiting driveways along the new facility. 
Historic homes also pose a unique challenge as many (including along Beverly Lake Road) are 
sometimes grandfathered by the State of Alaska because they violate setback and lot size 
requirements; acquiring even a small portion of these parcels for the arterial may make existing 
well and septic systems unusable for these dwellings. 

Considering this overall context, and anticipating these physical and cost challenges in our 
study area, Phase II alignments were evaluated over a number of months using a range of 
suitability, cost, impact, and traffic evaluation criteria. Additionally, the project considered how 
Phase II connects with Pittman Road, and potential westward linkages toward Houston. Figure 3 
highlights potential links that could complete the east-west Palmer to Houston arterial, and also 
lists the alignment's source. 

5.0 DESIGN DESIGNATIONS I DESIGN CRITERIA 

The documents listed below provide the design standards for this project: 

• A Policy on Geometric Design of Highways and Streets (PGDHS), 2001, American 
Association of State Highway and Transportation Officials (AASHTO). 

• Standard Specifications for Highway Construction (SSHC), 2004, Department of 
Transportation and Public Facilities (DOT&PF). 

• Alaska Highway Preconstruction Manual (PCM), January 2005, DOT&PF. 

• Manual of Uniform Traffic Control Devices (MUTCD), 2003, as modified by the Alaslca 
Supplement, December 22, 2005. 
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TABLE 1: DESIGN CRITERIA 

Design Particular 
Design Functional Classification 

Design Year ADT 
Design Speed 

Access 
Minimum LOS 

Value 
Arterial 

9,125l2138) 
55 mph 

Partial Control 
c 

Acceptable LOS in Heavily Developed Area D 
Typical Section 

Lane Width 12 feet 
Shoulder Width 8 feet 

Right-of-Way Width 160 feet 
Side Slope Ratios 

Cut 2:1IH:V) 
Fill 4:1 [H:VJ 

Roadway Cross Slope 2% 
Maximum Suoer-elevation Rate 6% 

Horizontal Alignment 
Minimum Radius 1065 feet 

Minimum Length of Curve 825 feet 
Desirable Length of Curve 1650 feet 

Clear Zone Width 30 feet 
Minimum Stopping Sight Distance 495 feet 

Vertical Alignment 
Minimum Grade 0.5% 
Maximum Grade 7% 
Minimum K-value 114 

6.0 ALTERNATIVES 

Source 
MSB 

Traffic A nal'l'Sis 
AASHTO GB page 474 
AASHTO GB page 486 

MSB Goal 
AASHTO GB page 47 4 

PCM, Table 1130-8 
PCM, Table 1130-8 

MSB 

PCM 
PCM 

PCM, Figure 1130-1 
PCM 

PCM, Figure 1120-1 
PCM, Figure 1120-1 
PCM, Figure 1 120-1 
PCM, Figure 1130-2 
PCM, Figure 1120-1 

PCM, Figure 1120-1 
PCM, Figure 1120-1 

AASHTO GB Exh 3-7 6 

Five alternatives are being considered, with one being a "no action" alternative. The other four 
alternatives consist of different horizontal alignments and intersections with Pittman Road and 
are illustrated in Figure 2. A comprehensive comparison table of each alignment can be found 
in Appendix B. 
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Preliminary Engineering Report 
Seldon Road Extension - Phase ll 
Project No. 35411 
Wasilla, Alaska 
November 2014 

6.1 ALTERNATIVE 1 - "NO ACTION" 

Under the no-action alternative, there would be no connection made from Seldon Road to 
Pittman Road. Consequences of this action would allow congestion to increase along the Parks 
Highway corridor. Traffic operations would be negatively impacts with queues forming. Local 
traffic access and circulation in the Meadow Lakes area will become increasingly difficult. This 
alternative does not meet the purpose and need for the project. 

6.2 ALTERNATIVE 2- "ZEHNDER ROAD ALIGNMENT" 

This alternative ties into Seldon Road Extension Phase I at the existing Beverly Lake Road 
alignment heading to the section line along the north edge of the subdivision and continues to 
the intersection of W Beverly Lake Road and Wyoming Drive. It then proceeds to Fishback Circle, 
and runs along the section line to Pittman Road. This route was identified, in part, as the Seldon 
Road Extension alignment by the MSB in the 1980's. The portion along Beverly Lake Road was 
shifted to the north behind the residential subdivision, per Assembly resolution 03-145, to minimize 
ROW impacts and costs. 

Pros: 
1 . Utilizes an existing section line easement. 
2. Minimizes wetland impacts. 
3. Minimizes private property impacts. 
4. Lower overall construction cost. 

Cons: 
1. Reduced access control with several direct residential access points. 
2. Residential access points create turning conflict points. 
3. Pittman Road intersection has limited sight distance. 

6.3 ALTERNATIVE 3- "FISHBACK CIRCLE ALIGNMENT" 

This alternative ties into Seldon Road Extension Phase I at the existing Beverly Lake Road 
alignment heading to the section line along the north edge of the subdivision and continues 
along the section line to a point approximately 2,000 feet west of Wyoming Drive. It then turns 
southwest intersecting Pittman Road about 400 feet north of the section line easement. 

Pros: 
1. Minimizes Wetland Impact. 

Cons: 
1 . Increased private property impacts. 
2. Some direct residential access. 
3. Higher overall construction cost. 
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Preliminary Engineering Report 
Seldon Road Extension - Phase II 
Project No. 35411 
Wasilla, Alaska 
November 20i4 

6.4 ALTERNATIVE 4 - "STARR ROAD ALIGNMENT" 

This alternative ties into Seldon Road Extension Phase I at the existing Beverly Lake Road 
alignment heading northwest where it follows the existing West Starr Road alignment west to the 
intersection with Pittman Road. 

Pros: 
1. Straight east-west alignment. 
2. Reduced direct residential access. 
3. Utilizes an existing roadway ROW. 

Cons: 
1. Highest overall construction cost. 
2. Highest wetland impacts. 
3. Limited sight distance at Pittman Road Intersection. 

6.5 ALTERNATIVE 5- "NORM'S ROAD ALIGNMENT" 

This alternative ties into Seldon Road Extension Phase I at the existing Beverly Lake Road 
alignment heading to the section line along the north edge of the subdivision and continues 
along the section line to a point approximately 2,000 feet west of Wyoming Drive. It then 
proceeds west-southwest intersecting Pittman Road at Norm's Road. 

Pros: 
1. Intersection with Pittman Road provides good sight distance. 
2. Low overall construction cost. 
3. 

Cons: 
1. Several direct residential access points. 
2. Private structure relocation. 

6.6 PREFERRED ALTERNATIVE 

The alternatives were evaluated using a range of suitability, cost, impact, and traffic evaluation 
criteria. Additionally, the project c:onsidered how Seldon Road Extension Phase II connects with 
Pittman Road, and potential westward linkages toward Houston. The alternatives were given 
weighted scores based on the evaluation criteria and Alternative 3 - "Fishback Circle 
Alignment" was determined to be the most reasonable and practicable. Norm's Road (Ait 5) 
had an equal weighted score, but requires the relocation of a structure. Zehnder Road (Ait 2) 
finished third in the comparative scoring. Preliminary plan and profile sheets for the alternatives 
have been included in Appendix A. The Starr Road alignment is not included in the drawings as 
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Preliminary Engineering Report 
Seldon Road Extension - Phase II 
Project No. 35411 
Wasilla, Alaska 
November 2014 

it is not considered practicable. A table comparing the weighted alignment scoring is shown in 
Appendix C. 

7.0 TYPICAL SECTIONS 

The two-lane rural section consists of one 12-foot lane in each direction, 8-foot shoulders on 
each side, and a detached 10-foot paved pathway. Side slopes along the highway will be 4:1. 
with 2:1 slopes outside the clear zone. The ROW width needed to accommodate the proposed 
improvements and slope limits is expected to be 160 feet. 

The typical sections are found with the plans in Appendix A. 

8.0 GENERAL ALIGNMENT 

To minimize ROW and wetland impacts, the preferred alternative follows a curving horizontal 
alignment that seeks to avoid wetlands and ROW acquisition while balancing cut and fill. 

The vertical alignment generally follows the surrounding terrain, which would be classified 
as hilly. All vertical curves exceed the minimum design standards for new construction. There 
are no grades that are considered steep. The steepest grade is 3.6 percent, which is well below 
the 7 percent allowable for new construction. 

9.0 TRAFFIC AND SAFETY ANALYSIS 

A traffic and safety analysis for the entire Seldon Road Corridor was completed during the Phase 
1 design process using traffic models developed during transportation planning studies. The 
following discussion is a summary of the information relevant to Phase II. 

The proposed extension of Seldon Road, between Church Road and Pittman Road, is part of a 
facility concept in the MSB LRTP that would extend Seldon Road and upgrade existing portions 
of the Corridor to form a minor arterial that would relieve traffic congestion on the George Parks 
Highway and provide faster travel times for local area residents. Extending Seldon Road provides 
the next link in an east-west corridor envisioned to reach from Palmer to Houston. This link will 
shorten the commuting time for Meadow Lakes area residents travelling to Wasilla and points 
east, improve emergency evacuation, and provide secondary access in case of road closures. 

Traffic modeling for the MSB LRTP indicates that without major improvements, such as the Seldon 
Road Extension, many area roads will be at or over capacity by 2025. 
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Preliminary Engineering Report 
Seldon Road Extension - Phase II 
Project No. 35411 
Wasilla, Alaska 
November 2014 

Design criteria consistent with an arterial are necessary to safely accommodate the traffic 
anticipated for this corridor as the area population continues to increase. 

Since the Seldon Road Extension represents a new link in the MSB's transportation network, 
projected traffic volumes must be developed using traffic planning methodologies. These take 
into account where people live, work, and shop to estimate where they are traveling, and what 
will be the most desirable route for those travels. A comprehensive traffic planning model was 
developed to support MSB's 2007 LRTP. This modeling projects that by 2025 there will be 7,515 
vehicles per day on Seldon Road near the Church Road intersection. The design year for this 
project is 2038, which means that the traffic volume will need to be projected forward 13 more 
years. The LRTP projects 4.3 percent population growth throughout the MSB through 2025. Since 
the LRTP accounts for development in the vacant land around the Seldon Road Extension, 
growth in traffic along Seldon Road is not likely to continue at a 4.3 percent growth rate. As a 
result. we have assumed a growth rate of 2 percent for the period between 2025 and 2038. That 
results in an annual average daily traffic (AADT) of 9,125 vehicles per day in the design year. 

AADT of 9,125 will result in a level of service (LOS) D when measured by average travel speed, 
and LOS D when measured by percent time spent following. Although LOS Cis the MSB's target 
LOS for road projects, the peak hour traffic is only expected to be 26 percent of the capacity of 
the road. Given this low volume to capacity ratio, a two-lane road is appropriate for the volume 
of traffic expected. 

Intersection improvements will be necessary at Pittman Road, and may be necessary at 
Wyoming Drive. At Pittman Road, Seldon Road should be stop controlled with right and left tum 
lanes. Pittman Road will remain uncontrolled and should be retrofitted with a northbound right 
turn lane. At Wyoming Drive, a westbound left tum lane will be warranted if Beverly Lake Road 
does not connect with Seldon Road. If Beverly Lake Road does connect to Seldon Road 
separately, a left turn lane will not be necessary at Wyoming Drive. All turn lanes should be 410 
feet long to accommodate vehicle deceleration. 

Intersections should be lit to enhance traffic safety and improve wayfinding for motorists. The 
Illuminating Engineering Society's RP-8, recommends that "isolated traffic conflict points" should 
be lit to 0.9 foot-candles with a uniformity of 4.0. 

10.0 CORRIDOR ACCESS CONTROL 

Arterial roads provide a high level of mobility and are intended to carry substantial volumes of 
traffic over relatively long distances and at relatively high speeds. Direct property access may 
be provided, but must be carefully managed to preserve arterial mobility and avoid creating 
unsafe and congested traffic operations. Effective access management will not only enhance 
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the original LOS of the facility, but may also preserve the original LOS as further development 
occurs. An access management plan will be developed for the roadway following alignment 
selection. 

10.1 ACCESS CONTROL BY ZONING 

Subdivision or zoning ordinances should require that the developer of a major traffic generator 
provide a suitable connection to the arterial road (or preferably to a cross street) comparable to 
that for a well-designed street intersection serving a similar volume of traffic. 

10.2 ACCESS CONTROL THROUGH DRIVEWAY REGULATIONS 

Driveway controls are desirable to ensure that future driveways are located so they result in 
minimum interference with the free movement of traffic. 

11.0 PEDESTRIAN AND BICYCLE FACILITIES 

The proposed 1 0-foot paved multi-use pathway will serve pedestrians and bicyclists. It runs 
along the south side of Seldon Road for the length of the project. The pathway will be located 
as necessary to fit the recommended improvements. This will be an extension of an existing 
pathway which currently begins at the Seldon Road-Lucille Street intersection. 

12.0 ILLUMINATION 

No illumination is proposed for the length of the Seldon Road Extension, except at intersections. 
Due to the rural nature of the project area, illumination is only recommended at intersections, 
which are expected to be at Wyoming Street and at Pittman Road. 

13.0 DRAINAGE 

It is anticipated that excavations for the project will genernlly be associated with road cuts in the 
hilly areas and will not likely penetrate into the groundwater table. However, groundwater may 
be present as localized pockets of perched groundwater on top of lenses of less permeable soil 
or if excavating in boggy areas. In general. excavation and backfill work should be closely 
coordinated such that seepage and surface runoff is not allowed to collect and stand in open 
excavations. Likewise, the ground surface around excavations should be contoured to drain 
away from the excavation, and the excavation bottoms should be graded to drain to a sump or 
topographic low. Drainage around the road should be provided to reduce the effects of 
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seasonal frost in the new road surface. Drainage structures should be designed so that positive 
drainage will be maintained and surface water is directed off the pavement surface and away 
from the structural section. Typical drainage improvements for the project will consist of 
drainage ditches and culverts that will ultimately convey water off the site. Localized drainage 
structures such as sub-drains, piped storm drains, and cross alignment drainage may also need 
to be considered in areas with special drainage needs. 

14.0 SOIL CONDITIONS 

The project corridor between Beverly Lake Road and Pittman Road is largely undeveloped with 
moderately sloped, hilly terrain, numerous wetland areas, and appears vegetated with 
moderately dense stands of spruce, birch, shrubs, and other ground cover. 

The "Zehnder Road Alignment," will intersect 1,500 feet of the West Beverty Lake Road 
alignment, and 150 feet of the North Wyoming Drive alignment; these are partly developed with 
lots and dwellings. West Beverly Lake Road and North Wyoming Drive are paved surface rural 
roadways. 

The "Fishback Circle Alignment" and "Norm's Road Alignment," will intersect 1,000 feet of the 
West Beverly Lake Road alignment, and 150 feet of the North Wyoming Drive alignment; these 
are partly developed with lots and dwellings. West Beverly Lake Road and North Wyoming Drive 
are paved surface rural roadways. 

The "Starr Road Alignment," will intersect 1,000 feet of the West Beverly Lake Road alignment, 
and 2,000 feet of the West Starr Road alignment; these are partly developed with lots and 
dwellings. West Starr Road is a graveled surface rural roadway. 

Development of the corridor will largely consist of constructing a stable subgrade to support the 
new road, which will require new embankments, road cuts, development of the pavement 
structural section, and drainage provisions. Alignments intersecting existing roadway corridors will 
benefit from the stability of the existing roadway subgrades. 

A Natural Resources Conservation Service (NRCS) soils investigation was performed roughly 
wiihin ihe boundaries of the project corridor. 

According to the report, the soils in upland areas of the corridor consist of a relatively thin mantle 
of silty loess overlying sandy and gravelly outwash materials. The remaining deposits, occurring in 
depressions or along creek beds, consist of poorly drained silts or organic soils. The report 
indicates that groundwater depths are expected to be generally greater than about 6 to 8 feet 
in areas underlain by outwash and less than 1-foot in the topographically low areas. 
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Project No. 3541 1 
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15.0 EMBANKMENT AND PAVEMENT DESIGN 

New embankments will be needed and should be constructed to provide a stable, supportive 
structure for the proposed new roadway. Elements that will contribute to this overall goal include 
proper site preparation, stable embankment slopes, and good construction practices and 
controls {compaction and gradation). 

The native ground surface beneath the footprint of the embankment expansion areas will need 
some preparation to receive embankment fill prior to developing the new embankments. 
Preparation activities will likely consist of clearing and grubbing and/or removal of unsuitable 
soils (i.e.: organics, or soft, compressible soils). 

New embankments should be constructed of Selected Material Type C (as defined in the 2004 

DOT&PF Standard Specifications for Highway Construction) or better fill over existing mineral soils. 
Embankment fills should be placed with proper moisture density control. Given the likely 
gradation of the soils in this area, we anticipate that most of the soil excavated along the 
alignment (excluding topsoil) will meet the gradation requirements for Selected Material Type C 
or better fill and may therefore be reused in embankment construction. Explorations and 
laboratory testing will be needed to evaluate the suitability of onsite materials for use in the 
pavement structural section. Embankments constructed with compacted Selected Material 
Type C or better materials containing maximum fines content of about 20 percent can likely 
maintain embankment slopes of approximately 2 horizontal (H) to 1 vertical (V) . If fill materials 
with greater than about 20 percent fines are used, then embankment slopes on the order of 3H 
or 4H to 1 v will be required for stability. It should be noted that Selected Material Typ~ c 
materials can be difficult to handle during construction due to sensitivity to moisture and 
disturbance. 

Pavement design in Southcentral Alaska is typically based on estimated frost penetration and 
the frost classification of the subgrade materials rather than anticipated loading. This generally 
leads to a thicker structural section than strength calculations would require. Our recommended 
structural sections for preliminary design purposes and various subgrade conditions are provided 
below. These recommendations are intended for use in preliminary design and are subject to 
change based on actual subsurface conditions or refined traffic estimates. Final structural 
section design will be based on DOT&PFs design method. Based on 2038 traffic projections with 
anticipated truck and vehicle loading, the equivalent axle loading for this segment of Seldon 
Road is 1, 154,986. 

It is recommended to provide 24 inches of Selected Material Type A, 4 inches of D-1 Base 
Course. 2 inches of (ATB) Asphalt Treated Base, and 2 inches of asphalt c ement (AC) Pavement. 
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16.0 STRUCTURES 

At present, there are no structures planned for this project. 

17.0 RIGHT -OF-WAY 

Significant ROW acquisition will be required for construction of Seldon Road Extension - Phase II. 
The proposed ROW width for the corridor is 160 feet. Existing section line easements and MSB 
ROW should be utilized to the maximum extent possible considered in the evaluation of roadway 
alignment alternatives. 

18.0 UTILITY RELOCATION AND COORDINATION 

There are minor utility conflicts anticipated for the Seldon Road Extension from Beverly Lake 
Road to Pittman Road. The existing utilitie~ in the area of the project generally consist of 
overhead electrical power lines operated by Matanuska Electric Association, buried fiber optic 
cable operated by Matanuska Telephone Association near the ROWs, and natural gas lines 
operated by Enstar Natural Gas Company. Both ends of the project may have utility impacts as 
well existing roadways; these will be examined during the design phase. It is assumed that the 
intersection with Pittman Road will remain un-signalized. 

19.0 ENVIRONMENTAL CONSIDERATIONS 

Environmental considerations include a threatened, endangered, and sensitive (TES) candidate 
species, the olive-sided flycatcher, which may utilize habitat within the project area .. There are 
many mapped wetlands present along the alignment corridor, including ponds. 

Environmental commitments may include: 

• If contaminated materials are discovered during construction, all work: near the 
contaminated site will be stopped until Alaska Department of Environmental Conservation 
(ADEC) is contacted and an action plan is approved. 

• The Contractor will stop work if archeological or cultural resources are encountered during 
exploration, excavation, or construction. Work at the specific site will not resume until the 
Project Engineer and State Historic Preservation Officer (SHPO) have been notified and SHPO 
has issued a clearance to the Project Engineer. 
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• Use guardrail and 1.5:1 slopes in areas of wetlands to reduce impact. 

• Protect adjacent wetlands, streams, and lakes with Best Management Practices during 
construction. 

• Wetland Mitigation 

20.0 MAINTENANCE CONSIDERATIONS 

Seldon Road will be maintained by MSB. The roadway extension's additional lanes, pathway, 
striping, landscaping, culverts, and lighting will increase maintenance costs. Maintenance costs 
for each of the alignment alternative are expected to be approximately the same. DOT&PF is 
expected to maintain the lighting at Pittman Road, while the MSB will be responsible for 
maintaining all other aspects of the roadway. 

21.0 COST ESTIMATE 

The preliminary construction cost estimates for the Seldon Road Extension Phase II project 
alternatives is shown below: 

Zehnder Road Fishback Circle Starr Road Norm's Road 
Right-of-Way (ROW) $1,636,000 $2,230,000 $1,842,000 $1,838,000 
Wetland Mitigation $157,500 $162,500 $240,000 $152,500 
Intersection Upgrades $50,000 $50,000 $50,000 $50,000 
utilities $300,000 $200,000 $500,000 $200,000 
Construction Cost p , lOO,OOO p ,1 00,000 $7,500,000 $6,750,000 

Estimated Total $9,243,500 $9,742,500 $1 0,132,000 $8,990,500 

Three of the four alignment alternatives have construction cost estimates within 10% of each 
other and are virtually the same, except for the Starr Road alignment. 
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Appendix A- DRAWINGS 
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Preliminary Engineering Report 
Seldon Road Extension- Phase II 
Project No. 3541 1 
Wasilla, Alaska 
November 2014 

Appendix 8- AlTERNATIVE ALIGNMENT EVALUATION 
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Preliminary Engineering Report 
Seldon Road Extension- Phase II 
Project No. 35411 
Wasilla, Alaska 
November 2014 

Appendix C- ALTERNATIVE ALIGNMENT WEIGHTED SCORES 

() Stantec 

AppendixC 

PLANNING COMMISSION DECEMBER 7, 2015 Page 143



 

PLANNING COMMISSION DECEMBER 7, 2015 Page 144



..
,.

."
"
"
'- A
.li

gn
m

en
t 

W
e

ig
h

te
d

 

!E
va

lu
at

io
n 

C
ri

te
ri

a 
P

er
ce

nt
ag

e 

C
on

st
ru

ct
io

n 
C

o
st

-
O

ve
ra

ll 
25

%
 

P
ri

va
te

 P
ro

p
e

rt
y 

Im
pa

ct
s 

20
%

 

W
et

la
nd

 I
m

pa
ct

s 
10

%
 

R
oa

dw
ay

 G
eo

m
et

ry
 

15
%

 

D
ir

e
ct

 R
es

id
en

tia
l 

D
riv

ew
ay

s 
15

%
 

E
xi

st
in

g 
D

w
el

lin
g 

(1
00

' 
b

u
ff

e
r)

 
10

%
 

P
itt

m
an

 I
nt

er
se

ct
io

n:
 

S
ig

ht
 D

is
ta

nc
e 

5%
 

'=
"'

...
...

,..
.. 

-

S
el

do
n 

R
oa

d 
E

xt
en

si
on

: P
ha

se
 I

I 
A

lt
e

rn
a

ti
ve

 A
lig

n
m

e
n

t W
e

ig
h

te
d

 S
co

re
s 

R
a

w
 S

co
re

 A
li
g

n
m

e
n

t R
a

n
ki

n
g

 
W

e
ig

h
te

d
 S

co
re

 A
li
g

n
m

e
n

t R
a

n
ki

n
g

 

(S
ee

 s
co

ri
n

g
 le

g
e

n
d

 b
e

lo
w

) 

Z
eh

nd
er

 
F

is
hb

ac
k 

R
oa

d 
C

irc
le

 
S

ta
rr

 R
oa

d 

2 
2 

4 

1 
2 

2 

1 
2 

4 

3 
3 

1 

4 
2 

1 

3 
2 

1 

3 
1 

4 

1
7

 
1

4
 

1
7

 

R
aw

 S
co

re
 T

ot
al

s 
-
-

A
lig

n
m

e
n

t S
co

rin
g 

le
g

e
n

d
 

1-
S

tr
on

ge
st

 C
om

pl
ia

nc
e 

w
it

h
 C

rit
er

ia
 

2
-

M
o

d
e

ra
te

 C
om

pl
ia

nc
e 

w
it

h
 C

rit
er

ia
 

3 
- l

o
w

 C
om

pl
ia

nc
e 

w
it

h
 C

ri
te

ri
a 

4 
-M

in
im

u
m

 C
om

pl
ia

nc
e/

N
o 

C
om

pl
ia

nc
e 

w
it

h
 C

rit
er

ia
 

N
o

rm
's

 
R

oa
d 

1 3 3 2 2 3 1 1
5

 

(L
o

w
 s

co
re

 fa
vo

ra
b

le
) 

Z
e

h
n

d
e

r 
F

is
hb

ac
k 

S
ta

rr
 

N
o

rm
's

 
R

oa
d 

C
irc

le
 

R
oa

d 
l~
o
a
d
 

0.
50

 
0.

50
 

1.
00

 
0

.2
5 

0.
20

 
0.

4
0

 
0.

40
 

0
.6

0 

0.
10

 
0

.2
0 

0.
40

 
0

.3
0

 

0
.4

5 
0.

45
 

0.
15

 
0

.3
0 

0
.6

0 
0.

30
 

0.
15

 
0

.3
0 

0
.3

0
 

0
.2

0 
0.

10
 

0
.3

0
 

0
.1

5
 

0.
05

 
0.

20
 

0
.0

5 

2
.3

0
 

2
.1

0
 

2
.4

0
 

2
.1

0
 

_
_

_
_

_
_

 W
ei

gh
te

d 
54

_ 
·e

 T
ot

al
s 

-

I 

PLANNING COMMISSION DECEMBER 7, 2015 Page 145



 

 

 

 

 

 

 

 

 

 

 

This Page Intentionally Left Blank 

PLANNING COMMISSION DECEMBER 7, 2015 Page 146



Preliminary Engineering Report 
Seldon Road Extension - Phase II 
Project No. 35411 
Wasilla, Alaska 
November 2014 

Appendix D- DRAFT MSB FIVE ARTERIALS (EXCERPT) 

() Stantec 
AppendixC 
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Flsure 3-11. MSB Wetlands Mapping. Seldon Road Extension 

DRAFT MSB Five Arterials, Project No. 53561 
January 22, 2013 
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November 13, 2014 • 5:00- 8:00pm • Meadow Lakes Elementary School 

We need your input! 
Please visit each of the four Open House Stations, look at 
the displays, and ask questions. Then complete the input 
fonn attached to this agenda and return it to the sign-in 
table before you leave. 

If you prefer to mail or email your input, 
send by December 8, 2014 to: 
Sara Doyle, Stantec (formerly USKH) 
351 W. Parks Highway, Suite 200, 
Wasilla, AK 99654 
sara.doyle@stantec.com 
Fax: 37 6-7819 Phone: 352-7813 

Station 1. 
Sign In, Project Overview, & Public Input 
Sara Doyle - Public Involvement, Stantec 

Station 2. 
Alignment History, Suitability, & Criteria 
Kacy Hillman, Environmental Analyst, Stantec 

Station 3. 
Preliminary Routes & Evaluations 
Steve Kari, Principal Transportation Engineer, Stantec 

Will Webb, Transportation Engineer, Stan/"ec 
Charles Hakari, Transportation Engineer, Stantec 

Station 4. 
Right-of-Way Acquisition Q&A 
Fred Mortimer, Right of Way Agent, Dryden and LaRue 

Project Goals: 
1) Finalize Phase I design (completed) 

2) Evaluate Phase II routes (underway) 

3) Phase II design (future) 

Meeting Objectives: 
To share findings and gather public 

input to help the Borough select a 
final preferred route. 

Project Timeline: 
Fall2013 (Public Meeting #1) 

Project Kick-Off 

Winter 2014 
Phase I Preliminary Design 
Phase II Route Evaluation 

Summer2014 
Phase I Construction starts 

November 2014 (Public Meeting #2) 
Phase II Route Alternatives 

December 2014- February 2015 
Phase II Route Alignment 

Selection & Approval 

Spring 2015 (Public Meeting #3) 
Phase II Draft (7 5% Design); 

Begin ROW Acquisition 

2016-2018 (Pending Funding) 
Phase II Final Design & Construction 

Ground Rules: 
..f Be respectful; use a courteous voice. 

..f Listen to learn. 

..f Contribute to the project and 
improve outcomes by sharing your 
knowledge, concerns, and feedback. 
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Please give us your input ..... 
Seldon Road Extension, Windy BoHom Road to PiHman Road 
Welcome to our project meeting. Help improve project outcomes by sharing feedback. 

Please return your input tonight or by December 8, 2014 to: 
Sara Doyle, Stantec (formerly USKH), 351 W. Parks Highway, Suite 200, Wasilla, AK 99654 

Fax: 37 6-7819 Phone: 352-7813 Email: sara.doyle@stantec.com 

1) Please describe your interest In the Seldon Road Extension project (e.g. neighbor, 
property owner, desire for better transportation, real estate professional, etc.): 

2) Rani< your priorities for selecting a Seldon Extension Phase II alignment (between 
Windy Bottom Road and Pittman Road) by ranking the evaluation criteria below 

Rank your 15', 2nd, 3rd, 4 th, and S th priorities (Jst is the most Important. 5th is the least): 

Project Cost: Achieve cost savings by using existing rights-of-way, public land, 
section lines, and by avoiding natural constraints. 

Roadway Geometry: Limit curves and use direct, straight tangents as much as 
possible, both for safety and to improve east-west travel efficiency. 

Intersection: Locate the intersection with Pittman to enable high-capacity westward 
travel in the future (Phase Ill extension), with good sight distances, setback from traffic 
generators (e.g., school). 

Private Property Impacts: Minimize private property impacts, high acquisition costs, 
and loss of taxable property value. 

Natural Resource Impacts: Limit impacts to wetlands, streams and wildlife habitat. 

3) Are there any other criteria or Issues you want the Borough to consider as part of 
the Seldon Road Extension project? 
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MATANUSKA-SUSITNA BOROUGH 
TRANSPORTATION ADVISORY BOARD 

REGULAR MEETING MINUTES 
Wednesday, November 18, 1015 

I. CALL TO ORDER 

The regular meeting of the Matanuska-Susitna Borough Transportation Advisory Board was held on 
Wednesday, November 18, 2015, at the Matanuska-Susitna Borough Assembly Chambers, 350 E. Dahlia 
Avenue, Palmer, Alaska. The meeting was called to order at 2:03 pm by Mr. Don Carney. 

II. ROLL CALL AND DETERMINATION OF A QUOROM 
Transportation Advisory Board members present and establishing a quorum were: 

Mr. LaMarr Anderson 
Vice Chair Rick Besse 
Chair Don Carney 
Mr. David Lundin 
Mr. Kenneth Walch 
Ms. Sonya Larkey-Walden -joined us at 2:09 

Transportation Advisory Board members absent and excused were: 
Mr. Dan Elliott 
Ms. Beth Fread 

Staff and Agency Representatives in attendance were: 
Ms. Debbie Passmore, Administrative Assistant 
Mr. Brad Sworts, MSB Transportation Manager 
Mr. Mike Weller, MSB Traffic Data Technician 
Mr. Mike Campfield, MSB Environmental Engineer 
Ms. Jessica Smi~ MSB Planner II · 
Mr. Terry Dolan, ·MSB Public Works Director 

m. AUDIENCE- INTRODUCTION 
·Ms~ Melanie Nichols, ADOT &PF Planner III 
Mr. Bill Klebesadel, City of Wasilla Deputy Public Works Director 
Mr. Ken Morton, ADOT &PF Engineer/ Architect V 
Ms. Edi~ Mckee, ADOT &PF Engineer/ Architect I 
Ms. Carla:S~th, ADOT 8'PF Engineer/ Architect II 
Mr. Sean Ba8kj, ADOT &PF Engineer/ Architect III 
___________________ ,HDL 

Mr. Eugene Carl Haberman- by telephone 
Mr. Jim Amundsen, ADOT &PF Engineer/ Architect N- by telephone 

IV. APPROVAL OF TO DAY'S AGENDA 
MOTION: Mr. Ken Walch moved that today's agenda be approved; Mr. LaMarr Anderson seconded. 
GENERAL CONSENT: The agenda was approved without objection. 

V. PLEDGE OF ALLEGIANCE 
The Pledge of Allegiance was led by Mr. Don Carney. 

Matanuska-Susitna Borough Transportation Advisory Board November 18,2015 
Page 1 ofS 
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VI. APPROVAL OF MINUTES OF PRECEDING MEETING 
A. October 28, 2015 (Regular Meeting) 

MOTION: Mr. David Lundin moved that the minutes of the October 28, 2015 meeting be approved Mr. 
Ken Walch seconded. 
GENERAL CONSENT: The minutes were approved without objection. 

VII. INFORMATION FROM THE CHAIR 
Discussed the growth of the student population in the MSB this year 
Transportation systems are very important to the Valley 
Spoke on the concerns of the seniors who live in the outlying areas of the Valley 
Believes mass transit will be more and more important 

Vlll. REPORTS FROM OTHER BOARDS AND COMMITTEES 
A. AAB - Beth Fread 
B. Parks, Rec. & Trails - Sonya Larkey-Walden. Update on the joint meeting with TAB. 
C. RSA's- Dan Elliott (not here today) 

XI. AGENCY AND STAFF REPORTS 
A. Cities 

1. Palmer- no one here today 
2. Wasilla - Mr. Bill K.lebesadel, Deputy Public Works Director 

• Main Street Couplet 
• Lucas Road 
• Clapp/Mack 
• Spoke on Trunk Road Extension to the norfu 

3. Houston- no one here today 
B. State Agencies 

None today 
C. MSB Staff 

1. Brad Sworts, MSB Transportation Manager 
a. Clapp/Mack update on the signal lights; should be done by 12/1 
b. Trunk Road Extension East is shut down for winter; there will be some 
finishing up in the spring 
c. Bogard Road Extension East is substantially done now; the construction 
contractor will have to do some landscaping next spring 
d. PMRE - 5 of the 6 segments are done; still need to get Segment 2 done 
(right of way should be done the spring of2016, then we will be waiting on 
funding) 

2. Jessica Smith, MSB Transportation Planner 
a. Got the final draft of the MPO report earlier this week; she will get it to us 
by the end of the month 
b. Met with Chickaloon Transit and Sunshine Transit re the LRTP 
c. RFP for the Transit Feasibility Study is out now 
d. RASP Phase II survey responses will be taken through the end of the 
month 
e. Met with the Assembly, the Plaruring Commission, the Tri-Cities and the 
Platting Board - gave them the same MPO presentation that she gave to us at our 
last meeting 
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D. Tribal Organizations 
None today 

E. Transit 
I. Mr. Casey Anderson, Alaska Mobility Coalition update (not here today) 

X. PRESENTATIONS 
A. Sean Baski, ADOT &PF 

I. Glenn Highway into Palmer ("Glenn Hwy MP 34-42") project status 
2. Fairview Loop Safety and Pathway Improvements project status 

B. Carla Smith, ADOT&PF 
I. Moose Creek Canyon ("Glenn Hwy MP 53-56") project status 

Website: W\\'\\'.!!lcnnhi 1!.h'' avatmoosccreck.com 
C. Edith Mckee, ADOT&PF 

I. Schedule of the section of Glenn Highway being moved towards the Musk Ox 
Fa1m ("Glenn Hwy MP 49") project status 

XI. AUDIENCE PARTICI PATION (limited to three minutes) 
Kenna Hueling 

• Spoke on public transportation for youth and seniors. Is concemed that we need to have a bus 
route so the busses are coordinated both within the Borough and from the Borough to Eagle 
River and Anchorage. Spoke on the benefits that public transportation could provide. Is 
frustrated that the transit providers don't seem to be interested in helping the college kids. 
Spoke on housing struggles, too, as wc11 as transportation issues that impact the students. 

Mr. Eugene Carl Habennan 
• Complemented the TAB on how their meetings are run 
• Spoke on troubles at a KABA TA 's recent meeting 
• Mentioned that the MEA application was recently approved but it was not done well 
• Was a bit fi·ustrated when he couldn't hear the audience introductions 

XII. UNFINISHED BUSINESS 
A. High Tower Lighting (light pollution). ADOT &PF's future plans 

I. Let's discuss with ADOT&PF what it is that we want to know about. 
Then they wi ll give a presentation to liS in December. Discussion. 

MOTION: Ms. Sonya Walden moved that we to move thi s to December's meeting and ask 
ADOT &PF to come and talk with liS in January; seconded by Mr. LaMan Anderson. 

AMENDMENT: Mr. Davit! Lundin asked that we amend the motion so that we only meet 
during the December meeting and have the discussion and presentation in the same 
meeting; seconded by Mr. LaMan· Anderson 

VOTE ON THE AMENDMENT: no objection 
VOTE ON THE AMENDED MOTION: no objection 

Xni. NEW BUSINESS 
A. TAB Resolution 15-12. IN SUPPORT OF THE SELDON ROAD EXTENSJON 
CORRIDOR ACCESS MANAGEMENT PLAN 

MOTION FOR APPROVAL: Mr. David Lundin, seconded by Mr. Ken Walch. Discussion with Mr. 
Mike Campfield, MSB Enviroru11ental En&rinecr. 

AMEENDMENT: Mr. LaMan· Anderson moved that the resolution be amended to read ''a" in both 
THEREFORE paragraphs fi·om "the" and "this"; seconded by Mr. Rick Besse. Discussion. 
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AMEND:MENT: Mr. David Lundin moved that we leave the words alone and ask that Mr. Mike 
Campfield submit updated graphics for figures 4 and 6 to reflect Option 2; seconded by Ms. 
Sonya Walden. 

VOTEE ON THE FIRST AMENDMENET: Mr. LaMarr Anderson withdrew his amendment 
VOTE ON THEE SECOND AMENDMEENT: no objections 
VOTE ON APPROVING 1HE RESOLUTION: no objection and this resolution passes as amended 

with the updated graphics 
B. Positions Expiring 12-31-2015 

1. At-Large 2: LaMarr Anderson (has served two tenns; is not eligible to reapply) 
2. Environmental: Rick Besse (has served two terms; is not eligible to reapply) 
3. Transportation Industry: Ken Walch (has served two tenns; is not eligible to 

reapply) 

XIV. UPCO:MING MEETING REMINDER(S) 
A Our next regular TAB meeting will be on Wednesday, December 16, 2015, 2:00- 4:30pm 

in the MSB Assembly Chambers. 
B. Our joint meeting with the Parks, Rec. & Trails Advisory Board will be on Wednesday, 

December 16, 2015, 4:30-6:00 pm in the MSB Assembly Chambers. 
C. 2016 Meeting Schedule- the Board members requested that we move the 
November meeting to the 30th and move the December meeting to the 21st. 
D. Meeting Deadlines for Next TAB Meeting 

XVI. CO~ FROM THE BOARD 
Ms. Sonya Walden 

She's going to miss the Board members who are leaving 
Enjoys working with the staff 
Hopes we all have a great thanksgiving 

Mr. Ken Walch 
Thinks ADOT &PF did a great job on their presentations and wants to be sure they know he 

appreciates their infonnation 
Agrees that public transit is becoming increasingly important in the MSB; likes the view that 

Kenna brought to the Board. 
Feels that the Borough hasn't taken a very financially aggressive position with public transit 
Believes that we badly need a strengthened public transit system 
Hopes that positive action can be taken on this topic 

Mr. David Lundin 
No comment 

Mr. LaMarr Anderson 
No comment 

Mr. Rick Besse 
He will be around one more meeting 
Thinks that the TAB has been a good experience 
Wonders when the "powers that be" will understand that they will have to pay for community 

improvements. Is frustrated that the Assembly didn't do anything with the bond project resolution that 
the TAB passed earlier this year. 
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Thinks the Board has been positive. Feels we need to keep working with the "powers that be" 
to help them understand that we should keep trying for bond projects and put a package of some sort to 
the voters because it's still growing out here. 

The TAB is an advisory board to the Assembly regarding transportation. He thinks the roads 
will end up in a big mess if we don't do something. 

Mr. Don Carney 
In the public transportation arena, there are profitable routes and not-so-profitable routes. When 

we're dealing with nonsubsidized or poorly subsidized transportation organizations, they have no 
choice but to operate in the profitable areas. The only way to fix this is servicing the not-so-profitable 
areas becomes part of the requirements to get additional support for funding from other agencies. We 
each must continue to campaign for a public transit system that addresses om issues and also for 
maintaining our infrastructure. None of this comes cheaply. 

The TAB is an advisory board; it reminds him of the daughter of one of the Greek gods who 
was cursed with seeing the futme but no one would believe her. Because of that, he appreciates 
everyone's help even more. 

Good that we have so many people in the Valley who care and support our projects. Look at the 
road and school bond projects that were recently passed. We've established some credibility because 
people can see that their tax money is well spent Believes we need to keep moving fotward. 

Enjoys being on this advisory board and working with the Board members. 

:xvn. ADJOURNMENT 

With no further business at hand, the meeting was adjourned at 4:04 p.m. 

Mr. Don Carney, Chair 

A TrEST: 

Ms. Debbie Passmore, Board Admin. Support 
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letter from the Planning Director 

MATANUSKA-SUSITNA BOROUGH 
Planning and Land Use Department 

350 East Dahlia Avenue • Palmer, AK 99645 
Phone (907) 861-7833 • Fax (907) 861-7876 

www.matsugov.us • planmngCUJ.matsugov.us 

Members of the Planning Commission provide an invaluable service to our Borough. They 
advise the Assembly on a wide variety of subjects by making recommendations on important 
policy matters. Over the years, the services and programs provided by the Borough have 
expanded. Without the assistance of the Planning Commission, the Assembly could give many 
complex and significant matters only a perfunctory review. The detailed studies and considered 
advice of the Planning Commission are often catalysts for innovative programs and improved 
services. 

Serving on the Planning Commission can be a rewarding experience for community service~ 
minded residents. It is an excellent way to participate in the functioning of local government and 
to make a personal contribution to the improvement of our community. If we are to have 
government "of the people, by the people and for the people," we must have the continued 
participation of the many dedicated board and commission members. Making local government 
effective and responsive is everybody's responsibility. 

The Planning Commission, together with the Planning Department and the Assembly, has an 
important role that involves providing support and direction to citizens and community leaders 
to guide the future development of the Borough. This is done by working with citizens in the 
creation of Comprehensive Plans and through the administration of our Borough's Special Use 
Districts, subdivision. and preservation ordinances that are intended to regulate the use of land 
so that it is consistent with our Borough's plans. 

The main job of the Planning Commission and the Planning Department is to work together 
toward the vision established in the Comprehensive Plan by establishing ordinances and more 
detailed project plans that will make that vision a reality. 

On behalf of the Matanuska Susitna Borough, I wish to thank the Planning Commission for their 
service and extend an invitation to all residents of the Borough to give serious consideration to 
serving on a citizens' advisory body. 

£~;.~.:,Y-~ 
Eileen Probasco 
Planning and Land Use Director 

Providl.na Outstandl11g 1Jo,·ouoli Services to tlie !Ma.tanusR.a-Susitna Conunu.ntty 
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I. AN OVERVIEW OF PLANNING 

Citizen Participation 
The Matanuska Susitna Borough's system of boards and commissions provides a way for residents 
to participate in the Borough's decision making process by advising the Assembly on numerous 
issues. 

The governmental decision-making process has other citizen participation mechanisms, such as 
speaking at public hearings, speaking before the Assembly, serving on boards and commissions, 
participating in neighborhood based organizations such as community councils, petitioning and 
letter writing, and, of course, voting. 
The Borough believes it is not only the right, but also the duty of citizens to participate in planning 
for their future, and that the Borough has a responsibility to provide Commissioners with the 
tools to carry out their charge. That responsibility includes having established codes to help guide 
decisions, providing for annual trainings for Commissioners, and providing supplemental written 
support such as the State of Alaska Planning Commission Handbook. various professional 
publications, and this handbook. 

The board and commission system provides the opportunity to interact creatively with people of 
all ages, interests and backgrounds. Democracy can be realized when citizens are able to come 
together across neighborhood and economic lines to assist in making the community decisions 
that will shape all of their lives. While Commissioners are themselves appointed from within the 
community, it is important that they in turn ensure that a wide variety of viewpoints from the rest 
of the community are considered when commissions make recommendations to the Assembly. 
Commissioners should treat these widely varying viewpoints of other Commissioners and 
member of the public with respect so that all citizens are encouraged to participate in 
government. 

The Borough enjoys a wide variety of Assembly appointed citizen boards, commiSSions and 
committees which advise the Assembly on numerous issues. As citizen participation has evolved 
into a vital and integral part of local government, the number of commissions has steadily grown 
so that there are now approximately twenty-seven such bodies functioning within the Borough, 
not counting the councils, boards and committees within Palmer, Wasilla, and Houston, which are 
independent of the Borough Assembly and not within the purview of this manual. 

Brief History of Planning in the United States 
Community planning in the United States dates back to the early days of the republic. Colonial 
Philadelphia, Williamsburg, and the new capital of Washington, D.C., were planned towns where 
the streets and public buildings were designed before development began. These cities followed 
the model established by European cities to build according to an overall design. Boulevards were 
arranged in relation to monumental public buildings and extensive parks to enhance the visual 
impression of the city. The City Beautiful movement of the late 19m century provided momentum 
for reform. Influenced by the 1893 Chicago World's Fair, planners began looking at the physical 
layout of parks, streets, civic centers and transportation systems with an emphasis on aesthetics. 
The City Practical movement after World War I focused on the engineering, legal, social and 
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administrative aspects of community problems. 

The U.S. Department of Commerce issued the Standard City Planning Enabling Act in 1927 in 
response to growing interest in regional planning. Community planning began in earnest in the 
1930's and 1940's as federai expenditures helped fund numerous planning studies. Local planning 
activity increased dramatically with the passage of Section 70 I of the Federal Housing Act of 1954. 
Many communities used Section 70 I monies to create community plans to meet federal funding 
requirements as well as address local issues. The program was discontinued in 1981. 
Contemporary community planning is typically initiated at the local level with state enabling 
statutes for local planning in all states. Planning continues to be widely held as an essential 
approach for achieving local health, safety, and community welfare. 

Planning in Alaska 
There are five classes of Boroughs in AJaska: first-class, second-class, third-class, non-unified home 
rule, and home rule. Alaska state law requires that all but third-class Boroughs provide for 
planning, platting, and land use regulation. First-class, second-class, and home rule cities are also 
required to provide for planning, platting and land-use regulation. Local governments in the 
Matanuska-Susitna Borough are classed in the following manner: 

Class of Local Governments in the 
Matanuska-Susitna Borough 

Jurisdiction Class 
Matanuska-Susitna Second-Class 
Borough Borough 
City of Palmer , Home-Rule 
City of Wasilla First-Class 
City of Houston Second-Class 

**Please see the appendix for more information about the different classes of Boroughs in the 
State of Alaska 

As local planners operating within the state of Alaska, it is important that you familiar ize yourself 
with the Alaska Planning Commission Handbook you were given in your initial packet. It can be 
found online, as well, at: 
https://www.planning.or&fchapters/alaskalpdf/planningcommissionbandbook.pdf. 

Planning in the Matanuska Susitna Borough 
The Matanuska Susitna Borough was incorporated as a second-class Borough in 1964. As such, 
the Borough is required by state statute to provide for planning, platting and land use regulation. 

All Boroughs, whether general law or home-rule, must exercise planning powers on an area-wide 
basis, both inside and outside their cities. AS 29.40.010(b) authorizes a Borough to delegate to a 
city any of its planning powers and duties. The Matanuska Susitna Borough has delegated planning 
powers to the Cities of Palmer, Wasilla, and Houston and, having done so, is now responsible for 
planning in _only the areas outside these cities. 
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Planning Commission Function 
The Planning Commission's activities fall into three categories: quasi-judicial, administrative 
(Commission business) and advisory to the Assembly on legislative matters. The Borough code 
(msbl5.04.015) spells out the Planning Commission's functions in detail: 

I. The commission shall: 
a. prepare and recommend to the assembly a comprehensive plan, a zoning 

ordinance to implement the plan, a subdivision ordinance and official map of the Borough, 
and modifications to these documents. The commission shall publish notice and hold at 
least one public hearing before submitting its recommendations on the plans, ordinances, 
and maps to the assembly; 

b. investigate and report on the location and design of any public facility, including, 
but not limited, to public buildings, docks, beaches, ski ground, statue, memorial, park 
parkway, bouldevard, road, trail, playground, public street, alley or grade of a facility before 
final action is taken by the Borough or any department, office or agency; 

c. investigate and prepare, under the directions and conditions as the assembly may 
from time to time request, the commission's recommendations on a capital improvement 
program, and to review the program periodically and revise it from time to time, but not 
less frequently than annually. The annual capital improvement program shall constitute 
permanent records of the commission, which shall be public records; 

d. investigate and recommend to the assembly for adoption by ordinance, with the 
amendments as the commission believes necessary and proper because of local conditions, 
the published codes of technical regulations as relate to the functions planning, platting, and 
zoning; 

e. investigate and prepare, from time to time, and to initiate on its own motion in 
the absence of directions from the assembly, reports of the availability of public lands by 
selection, transfer at less than appraised value, and otherwise for Borough purposes; 

f. investigate and prepare reports on the location and establishment of outdoor 
public recreation and public campgrounds; and 

g. review all requests for enactment or amendment to planning, platting and land 
us regulations, including, but not limited to, comprehensive plans, special land use districts, 
zoning, and conditional use requirements. At a minimum, this shall include all amendments 
to MSB Titles 8, I I, I 5, 17, 28, and 43. (Ord. 09-02S(AM), § 4, 2009; Ord. 94-071 (subl), § 
4 (part), 1994) 
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ll. SERVING ON A COMMISSION 

Membership 

Application Procedure 
Planning Commission appointment recommendations are made by the Borough Mayor to the 
Assembly. A comprehensive list of current boards and commissions and the applications to apply 
are available in the Borough Clerk's office. This information may also be obtained through the 
Borough's website at http://www.matsygoy.us/boards. Completed applications should be returned 
to the Clerk's office. The Clerk's office will prepare a vacancy report, which includes the 
applicants for all open board and commission seats, and will forward the report to the Mayor for 
review. 

Appointments 
Appointments to the Planning Commission are regulated under Borough Code 15.08.020 which 
states, "The mayor shall make appointments subject to confirmation by the assembly. 
Representation from as many assembly districts as is feasible shall be sought on the commission, 
but all commission members shall be appointed for their expertise and knowledge of the 
community and shall represent the entire Borough." 

The Mayor will make his/her determinations based on the vacancy report, then send the report 
back to the Clerk's office. The Clerk's office then includes the vacancy report with the Mayor's 
recommendations in a packet for the Assembly for approval. Once an applicant is approved by 
the Assembly, which usually takes two (2) regular Assembly meetings, the Clerk's office will notify 
applicants should they be appointed. 

If appointed to the Planning Commission, the applicant will receive a packet from the Clerk•s 
office that includes a confirmation letter, the State of Alaska Public Offices Commission (APOC) 
paperwork, and the Oath of Office, all of which must be completely filled out and, if necessary. 
notarized and returned to the Clerk's office prior to taking office or attending any meetings. No 
new appointee can sit on their board or commission until ALL paperwork has been officially 
received by the Clerk's office. 

Terms of Office 
Members of the Planning Commission serve a three (3) year term, unless replacing a member who 
has left prior to the end of their term. In such a case, if it is less than eighteen ( 18) months to the 
end of the previous member's term. the new member may apply for that seat and serve a full 
three (3) year term in addition to the time served as replacement. 
Appointments are held annually for every third seat, as outlined in MSB I 5.08.030: "The seats shall 
be numbered and appointments made shall follow numerical sequence according to the following 
schedule: 

a) Seats I, 4, and 7 beginning january I, 1976; 
b) Seats 2, 5, and 8 beginning january I, 1977; 
c) Seats 3, 6, and 9 beginning January I, 1978." 

Vacating a seat simply involves writing a letter to that effect and delivering it to the Borough 
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Clerk's office. Delivery may be in person, by post, or in email format. 

Residency Requirements 
Planning Commission members must be registered to vote in the Matanuska Susitna Borough. 
(MSB 15.08.0 I 0) 

Alaska Public Offices Commission (APOC) 
Members of the Borough Planning Commission are required by Alaska's Public Official Financial 
Disclosure law, AS 39.50, to file the Alaska Public Offices Commission financial disclosure 
statement with the State of Alaska, and provide a copy to the Borough Clerk. Upon your 
appointment to the Commission, the information you need to file the disclosure statement will be 
in the packet you will receive from the Clerk. Each financial disclosure statement must be an 
accurate representation of your financial affairs and, to the extent known, the financial affairs of 
specified family members for the prior calendar year. It must be ~led under oath. Failure to return a 
notarized copy to the Clerk's office will result in a delay in your offidally taking office. 

Alaska's Public Official Financial Disclosure law was originally called the Conflict of Interest Law, 
although it doesn't regulate or prohibit conflicts of interest. It merely requires that certain public 
officials file an annual statement disclosing their financial interests held during the preceding year. 
It is intended to do three things: 

a) Discourage public officials from promoting a private or business interest in their 
performance of a public duty; 

b) Assure that public officials are free of the influence of undisclosed private or 
business interests in their official acts; and 

c) To develop accountability in government by permitting public review of the 
personal finances of office holders. 

Oath of Office 
As a public official serving the people of the Matanuska Susitna Borough, you must take an oath 
that you will "support and the Constitution of the United States, the Constitution of the State of 
Alaska, and the Matanuska-Susitna Borough Code," and, "will honestly, faithfully, and impartially 
discharge [your] duties as a member of the Planning Commission to the best of [your] ability ... " 
Please see appendix for copy of full oath 

Attendance Requirements 
While absences due to illness or other significant reasons are at times unavoidable, it is imperative 
that you attend as many meetings as possible in order to fully understand the issues before the 
Commission and to represent the people of the Borough to the fullest Your voice is important in 
the decision making that affects the people and the Borough, and it can't be heard if you're not 
there. 

MSB 4.05.030 was written, in part, to address the issue of absenteeism on boards and 
commissions. It states that removal from a board or commission may occur if a member cannot 
attend meetings for 90 calendar days (or more), or if the member is out of the Borough for 90 
days (or more), or if the member misses more than three (3) consecutive regular meetings. 
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Stipend Information 
As a member of the Planning Commission, you will receive a stipend of fifty dollars ($50.00) per 
meeting for regular and special meetings, not to exceed four (4) meetings in a calendar month. 
You may also receive mileage roundtrip from your place of business or your home to the primary 
location of these meetings. You cannot receive mileage for other business as a Planning 
Commissioner, nor can you claim mileage above and beyond going directly to and from 
Commission meetings. 

Ethics and Conflict of Interest 

Alaska State Law (AS 39.50.090 Prohibited Acts) 
Reads as follows: 

(a) A public official may not use the official position or office for the primary purpose 
of obtaining personal financial gain or financial gain for a spouse, dependent child, mother, father, 
or business with which the official is associated or in which the official owns stock. A public 
official other than an elected or appointed municipal official may not use the official's position or 
office for the primary purpose of obtaining financial gain for the official's domestic partner. 

(b) A person may not offer or pay to a public official, and a public official may not 
solicit or receive money for legislative advice or assistance, or for advice or assistance given in the 
course of the official's public employment or relating to the public employment. However, this 
prohibition does not apply to a chair or member of a state commission or board or municipal 
officer if the subject matter of the legislative advice or assistance is not related directly to the 
function of the commission, board, or municipal body served by the municipal officer; this 
exception from the general prohibition does not apply to one whose service on a state 
commission or board constitutes the person as a full-time state employee under this tide. 

(c) A public official may not represent a client before a state agency for a fee. 
However, this prohibition does not apply to a municipal officer, or chairman or member of a state 
commission or board except with regard to representation before that commission or board; this 
exception from the general prohibition does not apply to one whose service on the commission 
or board constitutes the person as a full-time state employee under this title. 

(d) A municipal officer may not represent a client for a fee before the municipal body 
the officer serves. 

(e) Violation of this section is a misdemeanor, punishable upon conviction by a fine of 
not less than $500 nor more than $2000, by imprisonment up to one year, or by both. 

(f) In this section, "public official" includes, in addition to the persons specified in AS 
39.50.200(a), chairmen and members of all commissions and boards created by statute or 
administrative action as agencies of the state. 

MSB Code of Ethics (MSB 2.71) 
Commissioners should consistently act diligently or with "due diligence." Due diligence is the 
process of systematically researching, verifying and evaluating the matters before it. This duty of 
care can be considered to be exercised well when it is carried out ethically and in accordance with 
best practices. 

Having been appointed by the Borough for service, a Planning Commissioner is considered a 
"municipal official," and is governed by the Matanuska Susitna Borough Code of Ethics. Borough 
requirements are found in Section 2.71 of the Matanuska Susitna Borough Code. These 
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requirements reflect the ethical standards set out in Alaska State Law and relate primarily to 
conflicts of interest and prohibited acts. Specific ethical topics covered in this section of the 
Borough code include: 

• Misuse of official position 

• Nepotism 

• Receiving improper gifts 

• Improper influence in Borough grants, contracts, leases, or loans 

• Representing private and public interests 

• Personal or financial interest 

• Campaigning 

• Improper use or disclosure of information 

Additionally, generally accepted planning ethics as expressed by the American Planning Association 
should be observed, as well, as long as they do not conflict with State Law or Borough code. 

**A copy of MSB 2.71 can be found in the appendix ofthis manual. 

Ex Parte Communication 
There are a couple of situations that can involve ethical challenges that are common occurrences 
in the o rdinary operation of the Commission that merit special comment. These are ex parte 
communication and determination of conflict of interest. 

"Ex parte" is a Latin phrase meaning "on one side only; by or for one party." An ex parte 
communication occurs when a party to a quasi-judicial matter (such as a request for a condit ional 
use permit or a request for a variance), or someone involved with a party, talks or writes to or 
otherwise communicates directly with a decision maker about the issues of the case without the 
other parties' knowledge. Direct communication with an applicant should not occur. Likewise, 
communication with any neighbors, community interests or any other interested party - including 
Borough planners - should not occur on substantive issues. Communication about a planning item 
should be limited to speaking with the Planning Commission Clerk about scheduling or other 
procedural matters until the case is presented publicly. This approach facilitates fairness, 
independent judgment and an unbiased approach to decision making. 

Disclosure Statements Required (APOC) 
According to the Alaska Public Office Commission's, "Who is APOCl" the Alaska Public Offices 
Commission is "a quasi-judicial regulatory agency which administers four laws upholding the 
public's right to know the financial affairs of lobbyists and their employers, public officials and 
candidates for state and local offices." 

New Commissioners will be given the necessary information for logging into the APOC site as 
part of their packet from the Borough Clerk's office. For more information, you can go to the 
website at: http://www.doa.alaska.,ov/apod. 

MSB Board of Ethics 
Determining whether or not there is a conflict of interest is another common occurrence in the 
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ordinary operation of the Commission. However, conflicts can be largely avoided if a 
Commissioner makes use of the MSB Board of Ethics for advisory opinions prior to making any 
decisions that may incur or involve a conflict of interest. The MSB Board of Ethics can be an 
invaluable resource for Planning Commissioners, saving time and money by preventing litigation 
stemming from a conflict of interest charge. 

If a complaint is filed against a Commissioner, it is the likely sole responsibility of the 
Commissioner to cover any expenses incurred, including the hiring of legal representation, if need 
be. It's much better to utilize the MSB Board of Ethics prior to making a decision, than to have to 
meet with them after the fact as the defendant in a claim. Remember: if you're concerned that a 
decision or action may involve a conflict of interest for yourself, you can seek an advisory opinion 
from the Board of Ethics prior to taking any action. The Board is an excellent advisory resource 
for Commissioners. 

The Purposes and Policies of Code reads as follows (MSB 2.71.020): 
(A) The Motanusl<a-Susitna Borough expem all munidpal offidals to provide their honest services, with 

equality, honesty, and transparency to the general public. Honest services includes the right to consdentious, loyal, 
fakhful, and unbiased service, to be performed free of deceit, undue influence. conflict of interest, self-enrichment. 
self-dealing. concealment. bribery, fraud, and corruption. 

(8) To encourage high moral and ethical smndords: 
(I) To establish standards of ethical conduct. 
(2) To promote ethics education for all munidpal offidals. 
(3) To provide dear guidance to munidpal offidals of the ethical procedures and standards of 
the Borough: 

(a) to recommend procedures that promote ethical behavior and hold municipal offidols 
responsible and accountable for their behavior; 
(b) to promote Borouth procedures that prot«t municipal officials from harassment or 
retribution should they raise concerns about activities that do not appear to be in line with 
good government, honest services or other ethical behavior. 

(4) To provide for the consideration of potential ethical problems before they arise. 
(5) To provide for the fair and effective administration and enforcement of this code. 

(q Scope of code. Any effort to benefit a substantial ~nandal interest through offidal action is a violation 
of the public trust The assembly finds that, so long as it does not interfere with the full and faithful 
discharge of an offidal's public duties and responsibilities, this code does not prevent an official from 
following other independent pursuits. The assembly further recognizes that: 

(I) in o representotive democracy, the representatives ore drawn from sodety, and therefore 
cannot and should not be without personal and finondal interests in the dedsions and polides of 
Borough government; 
(2) people who serve as munidpal offidals retain their rights to interests of o personal or 
finondal nature; and 
(3) standards of ethical conduct for municipal offidols need to distinguish between those minor 
and insubstantial conflicts that are unavoidable in a free society, and those con~iccs of interests 
that are substantial and material. 

(D) Unethical conduct Unethical conduct is prohibited, but there is no substantial impropriety i(. as to a 
specific matter, a municipal offiCial's: 

(I) finandal interest in the matter is insubstantial, or of a type that is possessed generally by the 
public or a large class of persons to which the municipal officer belongs; or 
(2) action or influence would have insubstantial or conjeaural effect on the matter. 
(3) A financial interest over $1,000 is presumed substantial under this chapter. A lesser amount 
is presumed insubstantial. 

The Board of Ethics is comprised of fifteen ( 15) seats, and their duties are: 
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• To prescribe and promulgate rules and regulations governing its own internal 
organization and procedures in a manner consistent with MSB 2.17; 

• To conduct hearings, recommend disciplinary action, assess penalties, and make 
referrals; 

• To recommend changes to the ethics code; 
• To investigate complaints alleging violation of the standards of the ethics code upon 

written request of any municipal official; 
• to issue an advisory opinion, in writing, as to any questions of conflicts of interest; 
• to make recommendations to the Assembly for amendments to the ethics code and 

for other legislation affecting the subject matter of the ethics code; 
• to provide a continuing program of education, assistance and information about the 

ethics code to persons to whom it applies; 
• to timely process complaints concerning acts subject to the code; and 
• to create and revise policies and procedures as necessary to transact business 

under the ethics code. 

Additional Ethical Guidelines 
The planning process is a very unique function in the life of the community. In addition to the 
specifics of the Borough code, ethical principles specific to the planning process have been 
developed by the American Planning Association and the Planning Commission should aspire to 
them as a best practice. These principles apply not only to the Planning Commission, but to the 
Planning Staff as well. The entire set of principles are included in the Appendix and presented 
under the three following headings: 

Recusal 

• "The Planning process must continuously pursue and faithfully serve the public 
interest." 

• "Planning process participants continuously strive to achieve ' high standards of 
integrity and proficiency so that public respect for the planning process will be 
maintained." 

• "APA members who are practicing planners continuously pursue improvement in 
their planning competence as well as in the development of peers and aspiring 
planners. They recognize that enhancement of planning as a profession leads to 
greater public respect for the planning process and thus serves the public interest." 

When potential conflicts are identified, it is the duty of the subject of the conflict to make the 
circumstances known and initiate recusal of themselves. Recusal is removal of oneself from the 
process of decision making including vacating the space in which the decision is being deliberated 
and determined. In other words, the Commissioner with a conflict should exit the meeting room 
until the item is complete. 

MSB 2.71.080 addresses mandatory recusal, in which case a Commissioner must recuse 
themselves without preamble if a matter or proceeding comes before the Planning Commission 
that involves any "person who is, or has been, a client of the [Commissioner] or the 
[Commissioner's] firm or partnership within the 12-month period immediately preceding the date 
of the action." 

To recuse yourself, should the need arise, you simply need to state, for the record, that there may 
be a potential for conflict of interest and the nature of the conflict. and therefore are recusing 
yourself from the matter at hand. 

S:\Planning\Planning Admin\Planning Commission Files\PC Policies & Procedures Manual\2015 Update\Draftfor PC 11·2015\ Page 13 

PLANNING COMMISSION DECEMBER 7, 2015 Page 201



Sometimes a conflict of interest can appear after a Commissioner has already been involved in a 
matter. If that should happen, contact Planning Department Staff and the Board of Ethics 
immediately to determine what steps need to be taken to protect yourself and the public decision 
making process. 

Recusal Procedures for Quasi-Judicial Actions: 
Chair reads the memorandum regarding quasi-judicial actions into the record; 

I. queries commissioners to determine if any of them have a financial interest in the proposed 
Conditional Use Permit (CUP); 

2. have had any ex parte contact with the applicant, members of the public, or interested 
parties in the proposed CUP; and 

3. if all commissioners are able to be impartial in a decision 

If any commissioner answers "yes" to questions I or 2, or "no" to question 3, both the borough 
staff and the applicant will be given the opportunity to ask further questions. A place amongst the 
Commission, and if any Commissioner objects to the Chair's ruling. The Commissioner in 
question does not vote on whether he or she has a conflict. 

Recusal Procedures for Legislative (Advisory) Actions: 
Commissioners declare conflicts of interest or anything that may be perceived as a conflict of 
interest. Chair invites questions from the commission, staff, and the applicant (if applicable). 
Following this, the Chair will rule on whether or not the Commissioner has a conflict of interest. 
A vote will take place amongst the Commission, should aray Commissioner object to the Chair's 
ruling. The Commissioner in question does not vote as to whether he or she has a conflict. 

Planning Commission Best Practices 
Not only does duty of care involve ethical behavior, it involves diligent involvement in the 
discharge of the public's business. This section highlights some of the best practices that have 
been identified as necessary for the exercise of the high duty of care expected of Planning 
Commissioners. 

State of Alaska Open Meetings Act (AS 44.62.310) 
The Alaska Open Meetings Act legislates the methods by which public meetings are conducted in 
the state of Alaska. It applies to all meetings, including teleconferencing, of any and all Alaska 
governmental bodies of a public entity, unless exempt by stature. The Alaska Open Meetings Act 
generally ensures that members of the public have both the right to attend government meetings 
and the right to speak before the body holding the meeting. 

**See appendix for full statute 

Serving the Public Interest 
This was touched on in the beginning, under Citizen Participation, but it is such a vital component 
of the Planning Commissioner's job that it bears going into further detail. What is considered in 
the realm of the "public interest" is continually being defined and redefined through the 
democratic processes of a free society. However, there are certain characteristics of the "public 
interest" that are enduring. These characteristics can be used to understand what is in the public 
interest at a particular time and in the presence of a particular set of circumstances. There are 
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two major ways of conceiving of the public interest which are important to keep in mind as a 
Planning Commissioner. 

First, the element of public interest associated with economic negative externalities. In 
economics, an externality is the cost or benefit that affects a party who did not choose to incur 
that cost or benefit. For example, manufacturing activities that cause air pollution can impose 
health and clean-up costs on entire communities. Planning in many cases mediates negative 
externalities through its operation often by finding itself evaluating and assessing costs and benefits 
of development activity in order to properly steward the future of the community. 

Second, the public interest is concerned with the broad civic vision of a community for achieving 
desired community goals. For example, a community may have a goal of preserving a particular 
environmental feature such as a river or a built feature like a historic downtown. Such a goal 
cannot be achieved through the uncoordinated action of individuals. The coordination of action 
and the community pursuit of such long range goals over time are within the purview of the public 
interest. In this sense, duly developed and adopted plans and their implementation programs 
should be considered to embody the public interest and their application to the community is to 
be stewarded by the Planning Commission. 

Worldng Knowledge of Controlling Authority 
Controlling Authority for the Planning Commission are those plans, ordinances and standards that 
impact development activity. Commissioners should acquire a working knowledge of the 
controlling authority under which the Commission will make its decisions. Periodic review and 
update training on the authority is an important component to the planning program. 

Working Knowledge of Case Materials 
Planning Staff is charged with the responsibility of producing thorough and complete staff reports 
summarizing requests and the facts related to these requests. Each Commissioner is charged with 
the responsibility of reviewing these materials to a standard of "working knowledge." Caseloads 
vary with economic conditions, time of year and other factors. A Commissioner could reasonably 
expect to spend several hours reviewing material for each meeting. 

Site Visits 
To prevent violations of due process or the Alaska Open Meetings Act, site visits by members of 
the Planning Commission are not recommended for quasi-judicial matters, except in very limited 
and special circumstances. If the Planning Commission determines a site visit is necessary, the site 
visit must be treated as a Planning Commission meeting, and the appropriate notifications, agendas 
and procedures relating to such meetings should be followed. 
If a Planning Commissioner, or the Planning Commission, should require more information 
regarding a property relating to a quasi-judicial matter, they need to contact Planning Staff in 
writing through the Planning Commission Clerk, so that Planning Staff and the applicant can be 
provided an opportunity to make a site visit and provide documentation (written or video) to the 
Planning Commission. The Planning Staff are here to assist the Planning Commission as much as 
possible and providing information from site visits is just one of the ways they can make the 
Commission's job easier. 

Relationship with Planning Staff 
Planning Commissioners are encouraged to interact with the Planning Staff on specific cases and 
matters of more general and long range planning interest. Planning Commission members may 
seek informal information or request more formal action related to procedures or ordinances. 
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Formal interaction generally comes with the need for Staff to complete certain work tasks. 

In the case of formal interactions, initiatives that require Planning and Land Use Department Staff 
to draft new ordinances or procedures or to modify existing ordinances or procedures, must first 
have Planning Commission approval and, in some cases, Assembly approval. After receiving such 
approval, the Planning Director shall undertake the necessary actions to accomplish the Planning 
Commission request or directive. 

To manage communication efficiently when interacting with Planning Staff, the following protocols 
should be observed: 

I. All official communication between Commissioners, including but not limited to 
email, should be transmitted through the Planning Commission Clerk. Failure to do so could 
inadvertently create a serial meeting, which occurs when members of a body communicate with 
each other, either directly or indirectly, through whatever medium, to develop collective 
concurrence. 

2. Commissioners should never use the "reply all" function of their email, even via 
"bee++", as this could also create a serial meeting. 

3. All questions and requests submitted by the Commission need to be in writing, so 
copies can be given to the applicant and made available to all interested parties and the public 
upon request. 

4. Commissioners may submit questions to the Planning Commission Clerk 
concerning quasj.judicial and legislative matters, or to request additional information from the 
applicant at the time of the introduction at an open meeting. 

Ongoing Education and Training 
While there is no formal requirement in Alaska for a Planning Commissioner to receive ongoing 
training, it is fundamentally important for a Planning Commissioner to engage in continuing 
education and training. The field of planning is rapidly changing and dynamic, and the Planning 
Department will periodically offer opportunities for Commissioner training through organizations 
such as the Alaska APA 
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m. Borough Organization and Function 

As a Planning Commissioner, it is important to understand the organizational structure of the 
Borough, along with the responsibilities of the individual departments and how they fit as a whole. 

Mayor 
The Mayor presides at all Assembly meetings. The Mayor may take part in the discussion of matters before 
Assembly, but may not vote, except in the case of a tie. He/She also acts as the ceremonial head of the 
Borough and signs documents on behalf of the Borough upon Assembly authorization. 

The Mayor is responsible for appointing members of boards and commissions with confirmation by the 
Assembly, except for members of the Board of Adjustment and Assembly members serving of the Board of 
Equalization, for confirmation by the Assembly. 

The Mayor holds specific veto powers. See MSB 2.08.040 

Assembly 
The legislative power of the borough is vested in the Assembly. The Matanuska-Susitna Borough Assembly 
is comprised of seven members elected from districts for staggered three-year terms for no more than 
two consecutive full terms. 
The Assembly approves the budget, sets the mill rate for taxation, appropriates funds to provide for 
Borough services, and establishes policy which is executed by the administration. 

Under specific direction of the Assembly is the Borough Attorney, Borough Clerk and Borough Manger. 
These three positions and their staff work directly for the Assembly. 

Office ofthe Borough Attorney 

a) The Office of the Borough Attorney provides legal advice and counsel regarding the 
Matanuska Susitna Borough government and is direct legal counsel for the Borough 
Assembly. 

b) The Borough Attorney is the legal advisor for the Borough. The Borough Attorney's 
advice is provided to the Assembly and Mayor, Administration, as well as Borough Officers, 
Departments, and Divisions. The Borough Attorney's Office represents the Borough 
before the Office of Administrative Appeals, Board of Equalization, Animal Care & 
Regulation Board, and the Board of Adjustments and Appeals, as well as civil and minor 
offense criminal proceedings in State Court, and on rare occasion, Federal Courts. 

c) The Borough Attorney's Office also confers with borough employees on various legal 
matters, to include review of contracts, agreements, and disputes. The Borough Attorney's 
OffiCe prepares and reviews legal documents, governmental legislation. ordinances, 
contracts, licenses, and deeds, and legal opinions. The Borough Attorney's Office attends 
various borough meetings in an advisory capacity. 

d) The Borough Attorney does not provide legal advice or representation to the general 
public. 
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Office of the Borough Clerk 
a) The Office of the Borough Clerk provides the professional link between the citizens, 
the local governing bodies, and agencies of government at other levels. 

b) Administers all borough Elections. The Clerk also prepares petitions and verifies 
signatures for initiatives, referendum, and recall elections. 

c) Manages borough records for active and inactive files, develops retention schedules and 
procedures for inventory, storage, and destruction of all Borough records as necessary. 

d) Assures that public records, including ordinances, resolutions, rules, regulations, and 
codes are available for public inspection as required by law. 

e) Publishes and gives notice of meetings to the Assembly members and the public of the 
time, place, and location of the meetings. 

f) Prepare agendas and Assembly packets; provide for codification of ordinances; keeps a 
journal of all Assembly meetings; and, takes oaths, affirmation, and acknowledgements as 
necessary. 

g) Serves as parliamentarian to the Borough Assembly and advises other borough boards 
on parliamentarian procedures. 

h) Has custody of the official municipal seal and attests (confirms to be genuine) deeds, 
and other documents, such as ordinances, resolutions, minutes, and contracts, by signing 
and affixing the Borough seal. 

Borough Manager 
a) The Manager is the Chief Administrative Officer of the Borough, and is responsible for 
the proper administration of all Borough affairs and implementation of Borough policy as 
established by the Assembly. The Manager has ultimate responsibility and authority for the 
proper functioning of the Borough. 

b) The Manger is responsible for the direction of all Borough employees except for those 
in the Clerk's and Attorney's offices. The direction and supervision of the Borough staff is 
distributed among the departments established by ordinance. 

c) The Manager is appointed by the Assembly and serves at its pleasure. An elected official 
may not be appointed Manager sooner than one year after leaving office. 

Borough Departments 
The Manger is responsible for the direction of all Borough employees except for those in the Clerk's and 
Attorney's offices. The direction and supervision of the Borough staff is distributed among the departments 
and their directors. 

The Borough has eight departments and numerous facilities located throughout the Borough. Below you 
will find a list of all Borough departments and a brief description of each. 

Departments are listed in alphabetical order. 
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Administration 
Administration Department is comprised of four divisions including, Animal Care and Regulations, Human 
Resources, Port MacKenzie, and Public Affairs. The Administration department is managed by the Borough 
Manager. In addition to clerical staff need to assist the Manager, the department also includes the Assistant 
Borough Manger. 

The Administration Department is responsible for the proper administration of all Borough affairs and 
implementation of Borough policy. 

Animal Care and Regulations 
The Animal Care & Regulations Division (MSB ACR) is comprised of two sections, 
Animal Shelter and Enforcement. The animal shelter section is responsible for care 
of the animals within the MSB Animal shelter and management of the facility. The 
enforcement section includes Animal Care Officers who work to ensure the 
welfare of the borough's domesticated animals and enforce the regulations set 
forth in Borough code. 

Human Resources 
The Human Resources Division facilitates the development of the borough's 
workforce through effective employee recruiting and supervisor training. The 
division is responsible for providing guidance and direction to all personnel 
regarding policies and procedures. 

Port Mackenzie 
The Port is responsible for management of all activity at and involving Port 
MacKenzie, including infrastructure development and management of all port 
related facilities. 

Public Affairs 
Public Affairs Division is responsible for the development and implementation of 
Borough's communications strategy and objectives. Public Affairs develops the 
communications plan and implements a broad range of public relations activities 
such as press releases, the Annual Report, and multi-media presentation for 
legislative issues or special projects. 

Capital Projects Department 
The Capital Projects Department is comprised of three Divisions, Pre-Design, Engineering, and Purchasing. 
The Capital Projects Department is responsible for the designing and building of all Borough capital 
projects; this includes roads, school, and other public facilities. Since much of the work with capital 
projects involves purchasing and contracts the Borough's Purchasing Department is housed within the 
Capital Projects Department. 

Pre-Design and Engineering 
The Pre-Design and Engineering Divisions are responsible for continually improving 
the quality of the borough's transportation network and providing our citizens with 
the safest, most eflkient, environmentally sound and balanced transportation 
system possible. 

The Planning Department works closely with this division. When a project is 
selected from plans like the Long Range Transportation Plan or Capital 
Improvement Plan, the project enters the design and construction phase. This 
phase involves a lot of teamwork between the planners and pre-design staff. Often 
environmental documents, public outreach, route selection, and other preliminary 
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documents are done with a diverse team for both planning and pre--design. 
Division responsibilities include: 

Pre-design Responsibilities include: 
• Identification & programming of MSB, State and Federal funding for road, 

bridge, railroad, transit and airport projects 
• Implementing the preliminary design and environmental phase of 

transportation projects 
• Coordination with Planning and Agency review 
• Collection and analysis of traffic data throughout the borough 
• Right-of-way acquisition 

Engineering Responsibilities include: 

Purchasing 

• Transportation engineering (roads, bridges, transit) design and 
construction management 

• Environmental analysis and engineering (water, wastewater, septage, storm 
water, and solid waste) 

• Private development and subdivision review, plat review 
• Road certification 
• In-house design and mapping 
• Provide technical advice and consultation to other departments within the 

borough related to the application of science and technology 
• Project Management 

Purchasing is responsible for the management and dissemination of contracting 
opportunities throughout the borough in a fair, competitive manner and in 
accordance with borough code and governmental purchasing standards. 
Purchasing is also responsible for tagging, inventorying, and final disposition of 
borough property. 

Community Development Department 
The Community Development Department is comprised of three sections, Land Management, Trails 
Management, and Recreational Services. 

The Community Development Department is responsible for the management of borough-owned land for 
economic and community development; to generate revenue through the use and sale of borough-owned 
land and resources; and provide library services, community enrichment classes and activities, and 
recreational services to enrich the lives of our community 

Land Management 
The Land & Resource Management Division has two main functions. Under Land 
and Resource Sales, borough-owned properties conveyed from the State of Alaska 
as Municipal Entitlement Lands, acquired through tax special assessment 
foreclosure, purchase, exchange or donation are used to generate revenue through 
sales, leases, and permits. Tax- and LID-foreclosed properties are sold and put 
back on the tax roll. In addition to offering land for sale, Land Management permits 
a variety of uses on borough-owned land, such as sites for tourism activities, float 
plane tie-downs, industrial and commercial staging areas, campsites and access to 
remote cabins. 

Trails Management 
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Trails Management, in conjunction with the Division of Recreational Services, 
provides for the reservation and dedication, management and maintenance of 
recreational trails. 

Recreation Services 
Recreational Services provides indoor and outdoor recreational opportunities, 
programs, services, and facilities to enrich the lives of the Mat~Su residents and 
visitors. This includes: 

• Libraries 
• Pool 
• Parks 
• Ice rinks 

Emergency Services Deparnnent 
The Emergency Services Department is comprised of several sections including, Fire Service, Emergency 
Medical Service (EMS), Fire Code, Emergency Management and Water Rescue. 

The Department of Emergency Services is responsible for fire protection and emergency medical services; 
fire and building code enforcement, water, technical, off-road, and hazmat rescue services; emergency 
management and community preparedness programs; Enhanced 911 services; and emergency vehicle 
maintenance. 

There are eight FSAs spread throughout the Borough. They include Central Mat-Su , West-Lakes, Point 
Mackenzie, Talkeetna, Butte, Caswell, Sutton, Willow, and Greater Palmer. Between the FSAs they cover 
the majority of the Core Area and the populated areas along the Parks Highway headed North and the 
eastern areas of Sutton and Butte. A Fire Service Areas (FSA) is a tax revenue generating unit of the 
Borough that pays specifically for fire and EMS services. 

Fire Service 
Fire Service handles all fire related activity within the FSAs. This includes 
responding to calls for both urban and wild fires. Fire Service also provides backup 
to the State in the case of a large scale wild fires. Fire fighters also respond to 
technical rescues such as car crashes and assist EMS when needed. 

Emergency Medical Service (EMS) 
EMS includes all services related to ambulance and paramedic services. 

Fire Code 
Fire code and permitting within certain FSAs for various types of buildings are 
administered by the Emergency Services Department. Areas not covered by 
Borough are maintained by the State Fire Marshall's office. 

Emergency Management 
Emergency preparedness and inddent management are the responsibility of the 
Emergency Management section. This also Includes preparing and managing the 
Emergency Operations Center (EOC) and compliance with State and federal laws 
related to disasters. 

Water Rescue 
Water rescue consists of a specialized team that works Borough-wide on all water 
related rescues, this includes body recovery. 
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Finance Depa1·bnent 
The Finance Department is comprised of three divisions, Accounting, Assessment, and Revenue and Budget 
Divisions. 

The Finance Department is responsible for the assessment of properties, maintenance of records and 
associated levy and collection of taxes, preparation and implementation of the annual budget and other 
appropriations, central treasury, fixed assets, purchasing functions, and fiscal activities. 

Accounting 
The Accounting Division includes payroll, accounts payable, and all grant reporting. 
Accounting is also responsible for recording and accounting for all budget, 
expenditure and revenue transactions to the general ledger and the capital projects 
ledger, and is responsible for preparing for the annual financial audit. 

Assessments 
The Assessment Division is a state-mandated function carried out by the borough. 
Also, by state statute, the division is responsible for maintaining accurate 
ownership records of all properties within the borough. This division provides the 
value conclusions on over 63,000 properties within and throughout the 
geographical boundaries of the borough and administers state mandated exemption 
programs and optional borough exemptions. 

Revenue and Budget 
The Division is responsible for all billing and collection of taxes, solid waste fees, 
land sales/leases, registrations, business licenses, special assessments, and other 
miscellaneous receivables and fees that the Borough assesses or charges. The 
division is responsible for compiling the annual budget. The division is also 
responsible for recording and accounting for all budget transactions to the general 
ledger. Additionally, included in this division is responsibility for the formation of 
Local Improvement Districts (LIDs). Also, the foreclosure of properties due to 

nonpayment of taxes and LIDs is a duty of this division as is the monitoring of 
those individuals or corporations in bankruptcy status. 

Information Technology Department 
The Information Technology Department is comprised of three sections, Geographic Information Services, 
Business Integration, and Technology Infrastructure. 

The Information Technology Department is responsible for collaboration with various Borough 
departments and divisions to support the business functions of the borough by: 

• Providing computer access, telephone and internet services, and technical training to employees. 

• Investing in information technology infrastructure and software. 

• Ensuring critical systems are functional in the event of a catastrophic event. 

Geographic Information Systems 
The GIS Division harnesses "the power of where" by making available the most 
timely and accurate mapping information to borough departments and the public in 
order to bring only the highest quality of service to the Mat-Su Valley. 

Business Integration & Technology Infrastructure 
• Develops, manages, and integrates new hardware and systems into the 

Borough's IT environment. 
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• The Service Desk provides technical support and assistance for all telephone, 
network, and computer related hardware and software issues for all borough 
employees, Assembly members and public citizens. They also provide life-cycle 
management support for all borough desktop computers and software 
including reporting, quoting, imaging and placements. 

• Develop and maintain the Borough's website. 

Planning and Land Use Department 
The Planning and Land Use Department is comprised of three divisions, Development Services, Planning, 
and Platting. 

The Planning and Land Use Department is responsible for services that include protecting historic 
properties, assisting in permitting needs, providing code compliance information, supporting environmental 
services, long range planning, and the subdivision of land. 

Development Services 

Planning 

The Permit Center assists the public in determining permitting needs and obtaining 
permits for most borough development activities, manages all driveway access onto 
borough roads, processes all utility, encroachment, construction and other Right­
of-Way permits, and manages development in rights-of way and easements. 

The Code Compliance provides services for the administration and enforcement of 
ordinances, regulations, and the flood damage prevention program. In addition, 
Code Compliance also provides: 
• Disaster mitigation/response planning; 
• Coordinates the in-house review of private and public agency projects for 

compliance with related plans, ordinances and policies; 
• Assistance in the development of new and revised plans and ordinances and 

conducts full code compliance activities in all areas of the borough except the 
cities of Palmer, Wasilla and Houston. 

• Public information and education on Matanuska Susitna Borough ordinances; 
• Field inspections, investigates violations and takes ·appropriate action to gain 

compliance 

Long Range Planning Section is responsible for developing long range plans 
including land use, transportation, and public facilities plans; plans concerning the 
development and growth of the borough; and the development of the capital 
improvement program. In addition, Planners assists with the development of 
regulations and other means of implementing adopted plans, and acts as liaison 
with other public agencies relating to land use planning. In fulfilling these 
responsibilities, the division works with citizen groups, community councils, 
incorporated cities, advisory boards, the Planning Commission, and the Assembly. 

Environmental Services section works with volunteers, residents, agencies, and 
other governments to monitor and assess the Borough's environmental resources. 
In addition, the Environmental Services Division develops management plans 
regarding Mat-Su environmental resources and provides information and 
recommendations to Borough administration and decision-making bodies to sustain 
and protect the quality of Mat-Su's environmental resources. 

The responsibilities of the Cultural Resources Section are to protect historic 
properties and to help stimulate or encourage local economies through historic 
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Platting 

preservation. This is done through a variety of ways including: assuring compliance 
with the National Historic Preservation Act; increasing awareness of cultural 
resources when land uses and economic development are being considered; 
maintaining a Certified Local Government status; working with the state on their 
Overall Comprehensive Preservation Plar.; incorporating the borough's plan with 
the state and federal plan; and working with other divisions and departments to 
promote and protect cultural resources. Other responsibilities include working 
with museums, historical societies and native groups to ensure borough-wide 
historical data is being accurately disseminated to the public. 

The Platting Division oversees the subdivision of land within the Matanuska-Susitna 
Borough. Division staff assists the public in understanding and complying with the 
subdivision requirements specified by state and Borough regulations. This involves 
the review of proposals to subdivide land; dedicate public use easements; and 
vacate public rights-of-way. Staff works with the State Recorders Office to facilitate 
recording of subdivision plats and resolutions. They provide copies of recorded 
subdivision plats and file information to the public upon request. In addition, the 
division is responsible for contract administration for the survey of Borough 
Municipal Entitled Lands. 

Public Works Department 
The Public Works Department is comprised of two divisions, Operation and Maintenance and Solid Waste. 

The Public Works Department is responsible for the management of the Borough's infrastructure and 
related support services. Responsibilities of the Public Works Department include: 

• Manage and inspect construction projects 
• Inspect subdivision road construction 
• Design and obtain public rights-of-way 
• Road maintenance 

Perform operations and maintenance for Borough buildings and vehicles 
• Provide custodial services for the DSJ Administration Building 
• Manage Central lAndfill and the Transfer Sites (Solid Waste Division) 

Manage the Talkeetna WatH and Sewer Public Utility. 

Operation and Maintenance 
The Operations and Maintenance (0 & M) Division manages road improvement 
projects, natural resource projects, and community projects. 

Solid Waste 
The Solid Waste Division provides a system for refuse disposal in the Borough 
critical to ensuring refuse is not accumulated on private property or discarded on 
vacant land. 
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IV. MEETING PROCEDURES 

Basic Rules 
All meetings of the MSB Planning Commission will be open to the public and follow the guidelines 
set forth in the aforementioned Alaska Open Meetings Act. Meetings are usually on the first and 
third Mondays of every month, with exceptions for holidays or special meetings. You will receive 
a calendar in your packet from the Borough Clerk's office. Meetings follow Robert's Rules of 
Order, and you will receive packets containing the pertinent information to be covered as well as 
the agenda for the meeting from the Planning Commission Clerk prior to the Planning 
Commission meeting for you to review and familiarize yourself with information to be covered. 

Public Notice 
The Planning Commission Clerk is responsible for advertising Planning Commission meetings to 
the public. He/She will place an advertisement at least ten (I 0) days prior to the meeting in a local 
newspaper of general circulation. 

Polling, Quorum, and Voting 
A quorum (the established minimum number of Commission members present during a meeting) 
is necessary in order for the Planning Commission to conduct any business and to vote on any 
matters before the Commission. The Planning Commission Clerk will poll Commissioners at least 
three (3) days prior to the meeting to determine if there is a quorum, and will communicate this 
information to the Chair. If there is not a quorum, the meeting will have to be rescheduled for a 
later date. A quorum for the Planning Commission is four (4) members, as there are seven (7) 
members on the Commission. 

All Planning Commission actions shall be by a vote of a majority of the commissions authorized 
membership. The number of affirmative votes needed to pass a motion is the same number which 
constitutes a quorum (four affirmative votes.) 

If a roll call vote is used, the Clerk will call the roll ensuring that the names are called in a different 
order for each roll call vote. After all Commissioners have voted, the Clerk announces the vote 
and whether or not the motion passes. All motions and votes will be included in the meeting 
action minutes. 

Cancellation of Meetings 
As soon as it becomes apparent to the Planning Commission Clerk that there will not be a 
quorum of Commissioners at the meeting, or the meeting needs to be cancelled for other 
reasons, he/she will attempt to contact all Commissioners both by telephone and email to notify 
them that the meeting will be cancelled. It is the Planning Commission Clerk's responsibility to 
also notify Borough Staff, applicants and any presenters. 

Parliamentary Procedure and Robert's Rules of Order 
Per MSB I 5.08.1 00, meetings shali be conducted under the current edition of Robert's Rules of 
Order Newly Revised, and such modified or amended rules as may be adopted by the Commission. 
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Processing Motions 
When a motion is made and seconded, it should be stated by the maker and repeated by the 
Chair prior to debate. After discussion has ended and immediately prior to the vote, the Chair 
clearly states the motion with amendments. All motions require a second. 

Withdrawing Motions 
A motion may not be withdrawn by the mover without the consent of the member seconding it. 

Reconsideration of a Vote 
The Commission may reconsider their action on a vote taken previously. This is limited to actions 
taken at the meeting currently in session. In order to reconsider a vote, the motion to reconsider 
must be made by a Commissioner from the prevailing side of the original vote. The motion must 
be made prior to adjournment of the meeting, 

Order and Decorum 

Conduct of Commissioners 
While the Commission is in session, members should not interrupt the proceedings or any 
Commissioner that has the floor. A Commissioner, once recognized, should not be interrupted 
when speaking unless it is to call him/her to order. If a Commissioner is called to order, he/she 
should cease speaking until the question of order can be determined. If determined to be in order 
by the Chair, he/she should be permitted to proceed. 

After being recognized by the Chair, Commissioners may briefly question individuals speaking 
during audience participation or testifying during a public hearing, but may not enter into a 
discussion with the individual. 

Conduct of Public in Attendance 
Persons attending the meeting should observe the rules and procedures of the Planning 
Commission and should not disrupt Commission business by interrupting Commissioners; 
speaking out of turn; shouting; preventing or attempting to prevent others who have the floor 
from speaking; making disruptive noises such as boos, hisses, and clapping; and entering into or 
remaining in an area of the Commission without consent. Any messages or contact with any 
member of the Commission during a meeting should be through the Planning Commission Chair. 

Members of the public that do not follow the rules for decorum may be asked to leave the 
meeting. If a member of the public creates a significant physical disruption to the conduct of the 
meeting or acts in a threatening manner towards another member of the public, the applicant. 
staff, or Commissioners, law enforcement personnel may be called to remove the individual from 
the premises. 

Members of the public must sign-in before speaking. Sign-in sheets are available at the back of the 
room or at the podium. Although not required, each person addressing the Commission should 
state and spell their name and state the location of their residence. After recognition by the Chair, 
all remarks should be addressed to the Commission as a body and not to any specific member. 
No one other than the Commission and the person having the floor may enter into any 
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discussion, either directly or through a member of the Commission, without the permission of the 
Chair. No questions may be asked of a Commission member except through the Chairperson. 

Interested persons may address the Commission on any subject concerning Borough business 
during audience participation except for those items that have been advertised and scheduled for 
public hearing during that meeting. Those items advertised for publtc hearing cannot be discussed 
during audience participation and must wait for the public hearing. Once a public hearing has been 
opened by the Chair, members of the public will be invited to provide testimony. Commissioners 
may question members of the public following their testimony, but may not engage in discussion. 
Testimony and questions should remain germane to the agenda item. 

Rules of Debate 
Every member desiring to speak should first address the Chair, and upon recognition by the Chair, 
should confine him/herself to the question under debate. 

The Planning Commission Chair may participate in debate and has the same rights and privileges 
enjoyed by the other members of the Commission, however the Chair should be the last to speak 
and should not attempt to unduly influence the Commission. 

Public Hearings 
A public hearing is a formal proceeding before the Planning Commission in which the public is 
permitted to provide testimony into the record. Testimony may be either presented orally or in 
writing prior to the close of the public hearing. 

Action 
All actions must be clearly stated in the form of a motion, receive a second, and then be voted 
upon. All motions require a minimum of four affirmative votes to take action. All formal actions of 
the commission shall be by resolution. 

Hearing from the Staff 
Typically the staff report immediately follows the Chair's reading of the resolution title into the 
record. The purpose of the staff report is to give a brief overview of the business item and to 
identify key facts, findings, and recommendations from staff. 

Staff is available to the Commission for questions and comments throughout the meeting. The 
Commission may question staff, request further information or give further direction. 

Hearing from the Applicant (Quasi-judicial) 
The Applicant, or their representative, will be given an opportunity to provide an overview of 
their application after the Chair has read the resolution title into the record, and staff has 
provided a staff report, and prior to the opening of the public hearing. The Applicant is under no 
obligation to provide an overview of their application. 

The Applicant, or their representative, will be given 15 minutes to present an overview of their 
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application, but are not required to do so. Commissioners may question the Applicant, but there 
will be no Commissioner discussion at this time. The Applicant, or their representative, will be 
given an additional 15 minutes to rebut questions and comments made by members of the public 
after the closure of the public hearing. The Applicant is under no obligation to provide a rebuttal. 
Additional time may be given to the applicant, or their representative, upon determination by the 
Commission that the complexity of the matter warrants the additional time. 

Hearing from the Public 
Public testimony will commence after the Chair has read the resolution tide into the record, staff 
has provided a staff report, and the applicant (if any) has been given the opportunity to provide an 
overview of their application. 

Members of the public will be given three minutes to provide testimony. Representatives of state, 
city, and Borough agencies, and recognized representatives of city councils will be given five 
minutes. 

Impartiality and Standards of"Fair Play" 
Each Commissioner should be aware of the need to maintain basic standards of fair play and 
impartiality. This awareness must also speak to the need to avoid the appearance of bias. The 
Chair has the primary responsibility to ensure that the varying points of view are heard, that the 
hearing or work session proceeds in a timely manner, and that the options for future action by the 
Commission are clearly stated. 

Joint Meetings of Commissions/ Assembly 
The Assembly and Planning Commission shall meet jointly on the fourth Tuesday of March and 
October for purposes as they deem appropriate (MSB 2.12.075). A joint meeting may be changed 
to a different day or may be cancelled by the Mayor and Planning Commission Chair. The 
Assembly and Planning Commission may meet additionally as they see fit. Generally joint meetings 
are informationai or educational in nature and do not result in any action being taken. 

Prohibited Serial Meetings 
A serial meeting is one in which a quorum of the body communicates with each other, directly or 
indirectly, through whatever medium, to develop collective concurrence. Serial meetings are in 
violation of the Open Meetings Act (OMA). Commissioners should be aware of the potential for 
serial meetings and never hit "reply all" when responding by email. 

Meeting Location 
Planning Commission meetings are generally held in the Assembly Chambers at the MSB Dorothy 
Swanda jones Building at 350 E. Dahlia Avenue, Palmer, Alaska. Occasionally meetings must be 
held at other locations due to scheduling conflicts. These meetings are generally held in another 
public building such as a school or city facility. 
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If a meeting is moved to another location, the new location will be advertised in the local 
newspaper and on the Borough website. Additionally, signs with the new location of the meeting 
will be placed at the entrances of the Borough building. 

Agenda 
The purpose of the agenda is to inform the public and the Commission regarding the matters to 
be discussed. Prior to each meeting, the Planning Commission Clerk, at the direction of the 
Planning and Land Use Director, will prepare and distribute an agenda which includes: Call to 
Order and Roll Call; Approval of the Agenda, Pledge of Allegiance, Consent Agenda (for items 
that are considered to be routine and non-controversial and will be approved by one motion), 
Committee Reports, Agency and Staff Reports, Land Use Classifications (are we going to eliminate 
this section and place the items under a new section?), Audience Participation, Public Hearings on 
Quasi-judicial Matters, Public Hearings on Legislative (Advisory) Matters, Correspondence and 
Information, Unfinished Business, New Business, Commission Business, and Director and 
Commissioner Comments. 

Order Of Business 
At every regular meeting, the order of business shall be as follows (MSB 15.08. 1 I 0): 

• Call to Order/Roll Call/Determination of a Quorum 
• Approval of the Agenda 
• Pledge of Allegiance 
• Consent Agenda 

o Approval of the Minutes 
o Introductions for Public Meetings 

• Committee Reports; 
• Agency and Staff Reports 
• Land Use Classifications (I am hoping that we can change code and put this 
under new business and have public hearings or create another section on the 
agenda for various public hearings) 
• Audience Participation (for items other than public hearings- three minutes 
per person) 
• Public Hearings (three minutes per person) 
• Correspondence and Information 
• Unfinished Business 
• New Business (will there be any issues with have a public hearing for some 
items listed in the area or can we set up a new section on public hearings) 
• Commission Business 
• Director and Commissioner Comments 
• Adjournment 

Notice Requirements 
In order to protect the right of the public to know when meetings are held, adequate notice must 
be made. Regular meetings are scheduled and approved by the Commission during a meeting in 
january of the previous year. The annual meeting schedule will be published as least once in a local 
newspaper. Agendas are published in the "Notice of Public Meetings" section of the Borough's 
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website and in the local newspaper . . 

Meeting Types 

Regular Meetings 
A regular meeting shall be held at least once a month. Special meetings may be called by the 
Commission Chair or shall be called by the Commission Chair at the request of three members. 
(MSB 15.08.080) 

Special Meetings 
Special meetings are those not on the regular meeting schedule and may be called by the 
Commission Chair or shall be called by the Commission Chairperson at the request of three 
members. Only items that are described on the agenda may be discussed or acted upon. 
Commissioners may take action during special meetings and may provide direction to staff. 
Members of the public are allowed to comment during audience participation. 

Work Sessions 
A work session is not on the regular meeting schedule and is a meeting at which no action is taken 
and no direction is provided to staff. Work sessions may be called by the Planning and Land Use 
Director, Commission Chair, or may be called by the Commission Chair at the request of three 
members. Work sessions are used for educational and non-voting discussions only, and only items 
that are described on the agenda may be discussed. There are no minutes taken since there are 
[IO actions taken. Typically, there is no public testimony during a work session. 

Public Hearings 
Public hearings are held for legislative (advisory) and quasi-judicial items. 

Continuing a Public Hearing: 
On occasion the commission may elect to continue a public hearing until a meeting at a later date 
due to: 

• new and potentially substantive information that was submitted late and was not 

reviewed by staff, the applicant, and/or the public 

• the absence of a commissioner that wished to participate 

• commission, staff, and/or applicants desire to have more commissioners present to 
take action. 

Procedure: 
• Chair opens public hearing 

• Members of the public are invited to speak 

• Chair entertains a motion to continue the public hearing until time certain 

• The motion is made and seconded 

• Four or more commissioners vote in favor of continuing the public hearing until 

time certain 
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• Does not require re-noticing, some application require mailings and additional 
outreach to the community prior to the public hearing. Since the public hearing is 
continued not cancelled the requirement has been met. The continued public 
hearing will be noticed on the next published agenda. 

• Members of the public that have already testified will not be allowed to testify at 
the next meeting unless the Chair or the Commission determines that there is a 

reason to allow duplicate testimony 

Re-opening a Public Hearing: 
On occasion the commission may elect to re-open a public hearing at a meeting at a later date if 
there is new and potentially substantive information that was submitted late and was not reviewed 
by staff, the applicant, and the public, and the commission is requesting additional information. 
Procedure: 

• Commissioner moves to re-open a public hearing and continue to a date time 

certain 

• The motion is seconded 

• Four or more commissioners vote in favor of re-opening the public hearing on a 
specified date 

• Re-noticing is required; the re-noticing standards are derived from application 
requirements. 

• The Chair or Commission will determine if members of the public that have already 
testified will be allowed to testify again due to new and potentially substantive 
information. 

Legislative 
While the MSB Assembly has broad executive powers, the Planning Commission is limited to an 
advisory role to the Assembly with legislative matters. In other words, they do not have the ability 
to legislate. 

Legislative Actions can vary greatly and address a broad range of issues. Examples of legislative 
type actions include Ordinances, Land Use Classifications, Interim Materials Districts, Special Use 
Districts, Comprehensive Plans, and Approval of the Capital Improvement Program. 

Quasi-Judicial 
When the Planning Commission is called upon formally to hear facts and make a decision, they are 
performing a quasi-judicial function since this is similar to what judges do in court. This duty most 
commonly arises for requests for conditional use permits (CUP's) and variances. 

Quasi-Judicial Actions include items such as Conditional Use Permits (CUP), Earth Material 
Extraction (MSB 17.30), Junkyards and Refuse Areas (MSB 17.60), Race Tracks (MSB 17.63), 
Waste Incinerators (MSB 17.64), Tall Structures (MSB 17.67), Alcoholic Beverage Uses (MSB 
17.70), Adult Businesses (MSB 17.90), and Variances (MSB 17.65). 

New Business (Administrative) 
This can include items like Naming Geographic Features (MSB 15.04.025), approval of a Planning 
Team, updating the PC Policies and Procedures Manual, and approval of the startup of a 
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Comprehensive Plan. 

Commission Packets 
Packet items are due to the Planning Commission Clerk at least 12 days prior to the scheduled 
meeting. The Planning Commission Clerk will make every effort to have an electronic version of 
the packet available to the Commission and members of the public on the Borough website ten 
days prior to the scheduled meeting. Hard copies will be mailed or delivered to Commissioners 
no later than five days prior to the meeting. Commissioners may opt out of receiving hard copies 
of the packet by notifying the Clerk in writing. Commissioners may also make arrangements to 
pick up their packets at their convenience. Whenever practicable, minutes of the previous meeting 
and any background materials pertinent to the agenda shall be included in the packet. 

Action Minutes 
The Planning Commission Clerk shall keep an accurate record of the Commission's proceedings 
and transactions by preparing and providing action minutes similar to those provided to the 
Borough Assembly. Action minutes should not be confused with transcripts. Per Robert's Rules of 
Order, which the Planning Commission generally follows, minutes are a record of what was done 
at the meeting (action taken) and not what was said. Individuals interested in actual discussions will 
be referred to the audio recording of the meeting and not the minutes. 

Reasons for making a motion, debate, and audience testimony and reaction will not be included in 
the action minutes. The action minutes will, however, list the date, time, and place of the 
meetings, the members and staff in attendance, and a clear and concise description of final actions 
taken. Motions are indicated "moved" and "seconded", and a breakdown of the vote is included. 

Adjournment 
The Matanuska-Susitna Borough Planning Commission has a mandatory adjournment of midnight. 
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V. PLANNING COMMISSION ORGANIZATION AND FUNCfiON 

Planning Commission Roles and Responsibilities 
State Statute (AS 29.40.020 (b)( I) and (2)), and Borough Ordinance (MSB 15.04) define the 
authority and responsibilities of the Planning Commission. Ordinarily, the Planning Commission 
will be reviewing or investigating land use matters and preparing reports or recommendations for 
the Assembly on those matters. 

Commissioner Responsibilities 
Planning Commissioners need to be aware that planning is evolving and ongoing while remaining 
cognizant of the interrelationship of planning to community goals, priorities, and budget 
constraints. Commissioners represent the entire community, not just the people in their 
neighborhood or voting district, and should use their knowledge of the community and their 
unique position to articulate local values. 

Public meeting and hearings provide an opportunity for direct interaction between Commissioners 
and community residents. They give local residents an opportunity to see the Commission in 
action, and give Commission Members the chance to hear first-hand about the concerns of local 
residents. Planning Commission meetings are often the first contact that members of the public 
have with local government and land use issues, so it is important for Commissioners to act in a 
way that increases the understanding of land uses and issues, and increases the respect for the 
responsiveness of government. 

In addition to understanding, educating and guiding the community in its growth and development, 
Planning Commissioners need to understand the legislative and quasi-judicial processes involved in 
their role as advisory to the Assembly. Please see Chapter IV, Public Hearings for more detail on 
the processes. 

The Commission has authority to approve or deny applications for variances and conditional use 
permits, and is an integral part of the Comprehensive Plan process for individual communities as 
well as the Borough as a whole. The Planning Commission is responsible for assisting 
communities with the development, maintenance and implementation of comprehensive plans, to 
protect the Boroughs planning process, and to foster long-term interests. It's important that a 
Commissioner be courageous enough to make the hard decisions that will inevitably be brought 
forth. 

The Planning Commission can initiate planning projects when it recognizes a problem or a need 
that can be accommodated with available staff time and budget. Projects requiring significant staff 
time or budget appropriations will need Assembly approval. Understand that there are limits to what 
the Commission can do. Have a clear understanding about when the Commission's role is advisory 
to the Assembly and when it that of the final decision maker. 

In short, the Planning Commission's Roles and Responsibilities are: 

• Understand Land Use Planning; 
• Reflect the Values of the Community; 
• Hold Public Meetings and Hearings; 
• Educate the Public on Land Use; 
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tt Understand the Legislative and Quasi-judicial Processes; 
• Act on Variances and Conditional Use Permits; 
• Make Decisions and Recommendations; 
• Prepare Comprehensive Plans; and 
• Understand the OpportUnities and Umits of Planning Commission Authority 

Planning Commission Chair Responsibilities 

• Conducts meetings and maintains order 
• Encourage relevant testimony by making the criteria for decisions clear 
• Ensure that time limits are met 
• Keep Commission discussion on track and germane to the subject 
• Summarizes as needed 
• Diffuses hostility 
• Asks for ideas and opinions from each commissioner 
• Uphold the appropriate codes. 
• Rules on recusals (Please see Recusal Procedures in Appendix __)* 

Planning Staff Responsibilities 

Planning Staff plays a vital role in the land use planning process and the effectiveness of the 
Planning Commission. It is the responsibility of Staff to perform necessary research, prepare staff 
reports, and provide guidance to communities with developing and updating comprehensive plans 
and special use districts. The Commision will interact most often with the planning department's 
management team and the Planners. The department has several types of Planners. The current 
Planners handle permitting issues such as variances and conditional uses. Long Range Planners 
handle the majority of borough plans in addition to specialized areas like cultural resources, 
environment, and transportation. 

To be really effective, the Planning Commission and Planning Staff must work as a team. The 
Commission provides perspective on community needs and attitudes, and gives endorsements to 
plans, reports and recommendations. 

Staff provides technical advice on procedure and content, and keeps the Commission informed of 
developments in the community. Planning Commissioners can expect that minutes accurately 
reflect Commission actions, and that staff reports are readable and received with adequate time 
for review. (Please recognize that sometimes flexibility is needed.) 

To work well as a team, both groups must treat each other with respect and consideration. 
Demeaning or rude behavior from either side creates tension and unproductive work 
environments. 

Planning Commissioners should not hesitate to call Staff for research information, advice on law, 
history, land use, or other pertinent information. It is important to remember that in addition to 
working with the Planning Commission, staff must also address real time and budget restraints, 
and deal with the priorities of the Assembly and Borough Management. 

Planning Staff Responsibilities include: 
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• Accept and reject land use applications, ensuring that applications are complete, which 
saves time and confusion at PC meetings; 

• Prepare staff reports which identifies issues with applications, and details criteria and 
conditions for approval; 

• Handle public notification and other administrative tasks; 

• Prepare finding of fact and conclusions of law, draft resolutions, and compile packet 
material and comments; 

• Stay current on Borough and State regulations; 

• Conduct planning studies on a wide range of subjects, including but not limited to, 
population and economic trends, natural resource and environmental management, 
housing, transportation, and community development; 

• Work with citizen groups and consultants to gather input related to necessary updates to 
land use regulations, comprehensive plans and policies, area and regional plans, and 
interagency agreements; 

• Formulate innovative and effective methods of public involvement and citizen education for 
all projects; 

• Perform research and statistical analysis of planning related issues and prepare reports, 
graphics and maps necessary to convey research effectively; 

• Perform spatial analysis and produce maps using geographical information system 
technology; and 

• Serve as staff for special and select committees of the Assembly, Planning Commission, ad 
hoc committees, or other borough committees assigned by special projects or studies. 

Planning and Land Use Director Responsibilities 

• Plans, organizes, and directs the work and programs of the department which entails broad 
and diverse programs involving planning, platting, land use code compliance, and cultural 
resources; 

• Ensures consistent application and compliance of land use codes, platting regulations, and 
other related land use laws; 

• Confers with real estate developers, state and federal agencies, property owners, realtors, 
and others on questions regarding planning and zoning regulation and land use control; 

• Develops and writes land use regulations, resolutions, and ordinances working in concert 
with the Planning Commission; 
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• Prepares requests for proposals and administers contracts and grants; 

• Coordinates activities of citizen advisory boards and serves as ex-officio member of 
Planning Commission; prepares Planning Commission agenda and materials; serves as a 
member of policy review committees and planning teams; and 

• Formulates policies, programs, and budgets and oversees implementation; conducts 
program evaluations; resolves departmental issues. 

Planning Commission Clerk Responsibilities 
The Planning Commission Clerk is responsible for ensuring all necessary paperwork, notifications, 
communications, and meetings are completed or conducted according to Borough Code, state 
law, and Robert's Rules. He/She is the Parliamentarian for all meetings, which includes: 

• Preparing commission agendas, resolutions, and packets; 

• Notifying commissioners of meetings; 

• Taking and keeping record of the minutes and proceedings of the Planning Commission; 

• Assisting the Chair during meetings by keeping a record of motions, tallying votes, and 
other such actions; 

• Keeping attendance records and notifying the Chair of absences and vacancies; 

• Keeping a record of meeting attendance, travel and other reimbursable expenses of the 
Commission, and submitting bills for payment; 

e Maintaining and having available at meetings a copy of the applicable version of Robert's 
Rules of Order Newly Revised, and such Special Rules of Order and Standing Orders as 
may be adopted by the Commission; 

• Posting agendas, minutes, resolutions, and packets on the web; 

" Advertising agendas in the local newspaper(s); 

e Advertising meetings and events in which three or more commissioners may be in 
attendance; and 

• Holding the Seal of the Planning Commission. 

In addition, the Planning Commission Clerk is the primary source and conduit of information and 
communication between Planning Commissioners and Planning Staff. Utilizing the Planning 
Commission Clerk for communication with staff or applicants can help prevent conflicts of 
interest. 
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The Assistant Planning Commission Clerk shall act in the absence of the Planning Commission 
Clerk. 

Applicant Responsibilities 
Applicants for permits have significant responsibilities. The Applicant bears the burden of proof! 
The Applicant is responsible for demonstrating that they have met the criteria needed for 
approval, and that the land use is consistent with the comprehensive plan. 

Property owners who are unfamiliar with the land use process may be daunted by the 
requirement that they prove their case. Generally Staff works hard to help the applicant 
understand the criteria on which a decision will be based and offer advice on the type of 
information to present. It is not the responsibility of Staff, the Planning Commission, or the 
Assembly to justify an application or provide burden of proof. 
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A 
Accounting. 22 
Action, 27 
Action Minutes, 32 
Adjoumment, 32 
Administration, 19 
A,enda,29 
Alaska Public Offices Commission (APOC), 9 
Alaska State Law (AS 39.50.090 Prohibited Acts), 10 
An Overview of Planning, S 
Animal Care and Regulations, 19 
Applicant Responsibilities, 37 
Appointments, 8 
Assembly. 17 
Assessments, 22 
Attendance Requirements. 9 

B 
Basic Rules, 2S 
Borough Departments, I 8 
Borough Manager, 18 
Brief History of Plannin& in the United States, S 
Business lntearation lc Tec:hnoiOI)' Infrastructure, 22 

c 
Cancellation of Meetings, 25 
Capital Projects Department, 19 
Citaen Participation, 5 
Commission Packets, 32 
Commissioner Responsibilities, 33 
Community Development Department, 20 
Conduct of Commissioners, 26 
Conduct of Public in Attendance, 26 
Continuing a Public Hearing:, 30 

D 
Development Services, 23 
Dlsdosure Statements Required (APOC), II 

E 
Emergency Management, 2 I 
Emergency Medical Service (EMS), 2 I 
Emergency Services Department, 2 I 
Ethics and Conflict of Interest, 10 
Ex Parte Communication, I I 

F 
Finance Department, 22 
Fire Code, 21 
Fire Service, 21 

G 
Geographic Information Systems, 12 
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H 
Hearing from the Applicant, 27 
Hearing from the Public, 27, 28 
Human Resources, 19 

I 
II. SERVING ON A COMMISSION, 8 
Ill. Borough Organization and Function, 17 
Impartiality and Standards of "Fair Play", 28 
Information Technology Department, 22 
IV. MEETING PROCEDURES, 25 

J 
Joint Meetings of Commissions/Assembly, 28 

t 
Land Management, 20 
Legislative, 31 

M 
Mayor, 17 
Meeting Location, 28 
Meeting Types, 30 
Membership, 8 
MSB Board of Ethics, I I 
MSB Code of Ethics (MSB 2.71 ), I 0 

N 
New Business (Administrative), 31 
Notice Requirements, 29 

0 
Oath of Office, 9 
Office of the Borough Attorney, 17 
Office of the Borough Clerk, 18 
Ongoing Education and Training. 16 
Operation and Maintenance, 24 
Order and Decorum, 26 
Order Of Business, 29 

p 
Parliamentary Procedure and Robert's Rules of Order, 25 
Planning, 23 
Planning and Land Use Department, 23 
Planning and Land Use DireCtor Responsibilities, 35 
Planning Commission Best Practices, 14 
Planning Commission Chair Responsibilities, 34 
Planning Commission Clerk Responsibilities, 36 
Planning Commission Roles and Responsibilities, 33 
Planning in Alaska, 6 
Planning in the Matanuska Susitna Borough, 6 
Planning Staff Responsibilities, 34 
Platting, 24 
Polling, Quorum, and Voting, 25 
Port Mackenzie, 19 
Pre-Design and Engineering, 19 
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Processing Motions, 26 
Prohibited Serial Meetings, 28 
Public Affaln, 19 
Public Hearings, 27, 30 
Public Notice, 25 
Public Works Depanment, 24 
Purchasing, 20 

Q 
Quasi-Judicial, 3 I 

R 
Reconsideration of a Vote, 26 
Recreation Services, 21 
Recusal, 13 
Recusal Procedures for Legislative (Advisory) Actions:, 14 
Recusal Procedures for Quasi-Judicial Actions:, 14 
Regular Meetings, 30 
Relationship with Planning Staff, 15 
Re-opening a Public Hearing:, 31 
Residency Requirements, 9 
Revenue and Budget. 22 
Rules of Debate, 27 

s 
Serving the Public Interest, 14 
Site Visits, 15 
Solid Waste, 24 
Special Meetlngs, 30 
State of Alaska Open Meetings ht (AS 44.62.31 0), 14 
Stipend Information, 10 

T 
Terms of Office, B 
Trails Management, 20 

v 
V. PLANNING COMMISSION ORGANIZATION AND FUNCTION, 33 

w 
Water Rescue, 21 
Withdrawing Motions, 26 
Work Sessions, 30 
Working Knowledge or Case Materials, 15 
Working Knowledge of Controlling Authority. 15 
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LoCAL GOVERNMENT ONLINE (LOGON) 
MUNICIPAL BOUNDARIES 

Borough Incorporation 
v Introduction 

"Borough Incorporation· means the creation of a regional municipal government to provide government and services at the regional level. There 
are four types of organized boroughs in Alaska, with some differences in how they are organized and varying powers and duties. These 
differences are discussed in detail in the Division of Community and Regional Affair's publication, local Government in Alaska. 

Those interested in incorporation, should carefuUy review the publications identified in the Addilional Resources seclion or this chapter. 

,... Narratlvo 

Borough incorporation requires a big commitment or time and other resources. Before making a decision to begin work on incorporation, a lot of 
thought should be given to researching and planning the process. The borough incorporation process follows a set chain or events, which formally 
begins when a signed petition and other required documents are filed with the Local Boundary Commission (LBC). Staff from the Division of 
Community and Regional Affairs then reviews the petition and documentation and submits it to the LBC with any recommendations. 

A region must have an adequate economy, population, transportation, and communication infrastructure to support the proposed borough 
government. Moreover, the population of the region must be socially. cullurally, and economically interrelated and integrated in a regional context. 
The proposed boundaries must embody the characteristics Intended for borough governments. Also, the proposal must serve the broad policy 
benefit to the public statewide. A region may incorporate a borough government if it meets the standards established in law (Article X of the 
Constitution of the State of Alaska, AS 29.05.031, AS 29.05.100, 3 AAC 110.045- .065, and 3 AAC 110.900 - .980). 

This chapter provides an overview or basic information about borough incorporation. Incorporation is a complex matter that cannot be covered 
completely in this brief overview. This overview does, however. provide information and links to applicable law, additional pubfications, and staff 
available to provide assistance on borough incorporation . 

..,.. Frequently Asked Questions 

What are the available options for borough incorporation? 

There are four types or organized borough government in Alaska (unified home rule. home rule, flfSt class, and second class.) 

State law requires organized boroughs to provide education on an areawide basis (AS 29.35.160). All organized boroughs must also provide 
planning, platting, land use regulation, and tax collection and assessment on an areawide basis. State law does not mandate boroughs to provide 
any other particular service or facility: however, each class of borough government has broad authority \o exercise powers. E>Je!'y borough a!so 
has certain general obligations, lnduding annual audits or financial reports. regular elections, codification of ordinances. regular meetings of the 
borough assembly, etc. 

When proposing Incorporation of a home rule borough (unified or non-unified), petitioners must prepare a charter, which is the equivalent of a 
local government constitution. It is Important to keep in mind that writing a charter requires a lot of community know-how and commitment beyond 
that required for incorporation of a general law borough. 

Who can petition to incorporate? 

A borough government is usually created by a petition submitted by voters within a region. (Although the State r.an create borough govem:Tlents 
on its own initiative, it has not done so since 1963-64 when it incorporated eight boroughs.) 

A voter-Initiated petition to incorporate a borough must bB signed by at least: 

• 15% of the number of voters inside home rule and first class cities within the area proposed for borough incorporation that voted during the last 
general election: and 

• 15% of the number or voters outside home rule and first class cities within the area proposed for borough incorporation that voted during the 
last general election. 

What are the "proa" and "cons" of borough Incorporation? 

The advantages ana arsadvantages of forming a new borough government will vary depending on the community and the type of borough 
proposed for incorporation. Generally, people supporting Incorporation stress that a borough would provide greater local control and the means to 
provide essential local services. People against incorporallon generally focus on new taxes and fees among the possrble problems. Also. if the 
community is within a city, crilics frequently stress lhal the city can provide any needed services, and that a borough ·.t~~ ~$.\ ~ ~~~'Saty 
additional rayer of government It is important to explore the pros and cons of incorporation carefully before beginning any wort< on incorporation. 

Are there criteria that guide the development of a borough Incorporation petition? 
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Yes the criteria are found in Article X of the Constitution of the Stale of Alaska, AS 29.05.031, AS 29.05.100, ant! 3 AAC 110.045 ·.065. These 
crit~ria should be carefully reviewed when deciding whether to Incorporate and what type of incorporation lo pursue. If the prospective petitioners 
decide to pursue incorporation, the criteria should also be used to guide the development of the petition. The Department of Commerce, 
Community, and Regional Affairs wiH frame its recommendation to the LBC based on these criteria, and the LBC will apply these same criteria to 
judge the merits of the petition. 

What boundaries are appropriate for a new borough? 

Borough governments are regionally-based municipalities. Legal standards for borough boundaries are provided in Article X (particularly Section 
3) of the Constitution, AS 29.05.031 and 3 AAC 110.045-.060. 

Are State grants available to study the feasibility and need for a new borough government? 

No. State funding for studies of a prospective borough government is nol currently avaHable. 

Does the State provide technical assistance to citizens who wish to incorporate? 

Yes, the staff of the Local Boundary Commission provides certain assistance to prospective petitioners. Assistance includes providing petition 
forms and sampte successful proposals, consultation regarding policy issues, guidance regarding technical matters and direction conceming 
sources of information needed to complete a petition. While the State can provide some assistance, the burden of prepating a proper petition 
remains with the petitioners. 

If a group opposes incorporation, does the State assist it as well? 

Yes. The staff of the Local Boundary Commission will also provide assistance to any individual and organization that wishes to express views 
opposing an incorporation proposaL Assistance to opponents might include providing sample responsive briefs filed in opposition to prior petitions. 
consultation regarding policy issues, guidance regarding technical matters, and diredion where fundamental information is needed to complete a 
responsive brief in opposition to a proposal can be obtained. 

Can a petition be amended after It Is filed? 

Yes, the petitioners may amend the petition. The Local Boundary Commission can also amend or impose conditions on an incorporation proposal 
following a public hearing. Ideally, however, with careful planning and proper consultation before the filng of a petition, amendments can be 
avoided. Amending a petition may, under certain circumstances, cause delays in the consideration of the pelition. 

How long does it take to incorporate? 

H typicaly takes several months (in some cases a year or more depending on the local effort) to prepare a proper petition. Prospective petitioners 
are encouraged to work closely with the LBC staff in developing a petition. Once a petition is completed and the necessary si9flatures have been 
gathered, the pet~ion is filed with the Local Boundary Commission. The process for review of the proposal by the LBC typically takes about one 
year. If the Commission approves the petition, the State will condud a local eledion on the matter. The process for the incorporation election 
typically Involves about three months . 

.... Additional Resourees 

Publications: 

• Background on Boroughs jn Alaska 

• Mg,del Borough Boundarv Study 

• local Government In Alaska 

• The Need to Reform State Laws Concerning Borough lncomoration and Annexation 

Recommended web site search topics: 

• Borough incorporation 

• Alaska borough standards 

• Local Boundary Commission 

• J.Dcal Government in Alaska 

• Department of law 

..,. Applicable Laws and Regulations 

Alaska Constitution, Article X 

• Section 1 Purpose and construction, local self-government, local government unils. 

• Sedlon 2 Local self-government powers, taxing authority. 

• Sadlon 3 Boroughs, s\andards required to be established, classification, method of organization. 

• Section 5 Service Areas, financing services. 

• Section 12 Boundaries. 

Section 14 Agency to advise and assist local governments. 
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Alaaka Statutel 

• AS 29.03.010 ·.030 Unorganized borough 

• AS 29.04.010 Home U. 
• AS 29.0.4.020 ·.030 General law 

• AS 29.04.050 -.060 Borough recllns!ffcatlon 

• AS 211.05.031 lncorporallon of a borough or unified municipality, atandardtt 

• AS 29.05.060 Petition, rtquired information, maps, proposed operating budget, signatures, powers. 
• AS 28.05.070 Review, !Wiclent applic::~tlon. 

• AS 29.05.080 lrwa&tlgation, Commerce infotmatlonal rneetilgs, notice. 

• AS 29.05.090 Hearing, pubic hearing. 

• AS .28.05.1 00 Dedslon, LBC amltl'ldmenllcondltlons, declalon criteria, appeal under the Admlnl11ratiYe Procedures Act. 
• AS 29.05.110 Incorporation election, notification to direc:tor of elections, election on Incorporation, municipal oftlcills, voter qualifications, 

pOWiflfS, charter. 

• M 211.05.120 Election d nlial oftic:lala, nomination form, elecllons aupervltof, lenni In oftlc:e. 
• AS 29.05.130 Integration of special diatricta and service areaa, tine limit, fees, taua, assesamenta. 

• AS 29.05.140 Transition, time limit; effect of ordinances, rules. and procedures; written notice. 

• AS 28.05.150 Challenge of legally, time lfml. 
• AS 44.33.810 Local Boundary Commission, appointment. 

• AS 44.33.812 Powers and Duties. 

• AS 44.33.814 Meetings and Hearings. 

• AS 44.33.816 Minutes and Records. 

• AS 44.33.818 Notice of Public Hellrin;a. 

• AS 44.33.820 Quorum, 

• AS 44.33.822 Boundary Change. 

• AS 44.33.824 EllpenSM. 

• AS 44.33.828 Hearings on boundary changes. 

• AS 44.33.828 When boundary changes lag effect. 

Alaakll Administrative Code 

• 3 AAC 110.045 Community of lntertltS 
• 3 AAC 11 0.050 Population 

~ 3 MC 110.055 Resoun:ea 

3 AAC 110.080 Bound8rlel 
• 3 MC 110.065 Beet interests of state 
• 3 MC 110.400 Applfcabilily 

3 AAC 110.410 PetltlonerlauthoriDd petitioners, signature requirements. 

3 MC 110.<420 Petition, form, supporting brief, exhibits. 

• 3 MC 110.425 legillttive review annext~lion petitioM, 

• 3 AAC 110.430 Consolidation of petitions. 

• 3 AAC 110.440 TeChnical review of petitions. Commerce review. deficient petition . 

• 3 MC 110A50 Nob t:t petition, Ume Omit and method for providing nob. 

• 3 AAC 110.460 service of petl11on, recipients and method of delvery, avallabilily of all petition document5 for pubic review. 

• 3 AAC 110A70 Proof of notice and aervk:e. 
• 3 MC 110.480 Reaponslve briefa and written comments, filng with Commer<l8, affidavit of delvery to petitioner. 

• 3 AAC 110.490 Reply brief, filing With Commerce, affidavit of delivery to respondent. 

• 3 MC 110.500 Umit.tlon1 on advocacy, adherence to regulation&, commi11lon coruct with Interested partie•. 

• 3 AAC 11 0.510 Informational seaions, Convner<l8 determination ol adequate public information aessions, aft'diMI. 
• 3 AAC 110.520 Deper1mental public meetings, notice, affidavit of posting, presiding olfiCel', meeting summary, poatponement, relocation. 

• 3 MC 110.530 Deptrtmental report, draft review and comment. 

• 3 AAC 110.540 Amendments and withdrawal, time linlt, peUtion signatures, notice, servk:e. 

• 3 MC 110.560 COmmllllon public hearing, notice, public service annoui1Cetnent, postponement, relocation. 

• 3 AAC 110.580 Con• Milan~ pr'OC)IdurM, l)relldlng oftlcer, commlulon quorum, limit on oornment1, wi~Mues, wan tedmony, ti'ne!y 
tubmllaion of documents. 

• 3 MC 110.570 Dedsionel meeting, time limit. comrnilllon quorum, change to comply with law, minutes, statement of conaiderations, decision, 
aftldntt. 
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• 3 AAC 110.580 Reconsideration, time limit, denial or acceptance of request. 

• 3 AAC 110.590 Certain local action annexations, applicable regulations. 
• 3 AAC 110.600 Local action/local opllon elections, election by director of elections under AS 15, election by municipality. 

• 3 AAC 110.610 legislative review, amendment to consider alocal.aionloptlon proced(Jra,lagillative review of commission dedslon. 

• 3 AAC 110.820 Judlelel nwlaw, eppeat and judicial review In accordance with AdminlllratiYe Procedura Ad. 

• 3 AAC 11 0.630 Effective date and certification, Voting Rights Act approval, certification of elac:tlon, legislative review deadDne, certllfcate of 
change, raconlaion. 

• 3 AAC 110.840 Scheduling, chalrpenon order setllng/amendklg schedule, tlmeline, poetponernent. 
• 3 AAC 110.6150 Resubmlttals and reversals, denial of previous similar petition, request for reversal of decision. 

• 3 AAC 110.860 Purpose of procec:Ual regulations, r8laxellon or suspension of prooedural regulation, commls8lon discretion, guidelines. 

• 3 AAC 110.800 Trantitlon, submlnlon oflr8nlllion plan; aaumption of powws, duties, respond)lties, assets, and..,._; time llmll on 
execution of plan: approved agreement. 

• 3 AAC 110.910 Statement of non-dlscrlmlnalon. 

• 3 AAC 110.920 Detenniuation of comrrutily, fadofs CDI'IIiidered in detltnnirmg whether the tenn community applies. 

• 3 AAC 110.970 Determination of nsential city or borough services, guidelines. 

• 3 AAC 110.980 Detennlnalion of best Interests of the Nte, gulcieDI'a. 

• 3 AAC 110.990 Deflnl1lons. 

RwMed 1211512014 

Ccmbu;t Us I Staff Directory 
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Appendix B 

MSB Code of Ethics 

MSB 2.71 
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Section 

2.71 .005 Definitions 
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2.71 .220 Protection of public interest 

2.71 .230 Education and training 

2.71.005 DEFINITIONS. 

(A) For the purpose of this chapter, the following definitions shall apply unless the context clearly 

indicates or requires a different meaning. 

• "Appointed officials· Includes the manager, clerk, attorney, purchasing officer, finance director, 

deputies, and persons acting in their behalf. 

• "Benefit" means anything that is to a person's advantage or self-interest, or from which a person 
profits, regardless of the financial gain, including any dividend, pension, salary, acquisition, agreement to 

purchase, transfer of money, deposit, loan or loan guarantee, promise to pay, grant, contract, lease, 
money, goods, service, privilege, exemption, patronage, advantage, advancement, or anything of value. 

• "Board" means the borough ethics board. 

• MBoard secretary" means the clerk or the person selected by the clerk to be the secretary to the board. 

• "Borough" means all units of the Matanuska-5usitna Borough unless the context clearly indicates 
otherwise. 
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• "Clear and convincing evidence" means evidence indicating that the thing to be proved is highly 

probable or reasonably certain. This is a greater burden than preponderance of the evidence, the 
standard applied in most civil trials, but less than evidence beyond a reasonable doubt, the norm for 

criminal trials. 

• "Complainant• means a person filing a complaint with the ethics board. 

• "Confidential infonnatiOn" means information obtained in the course of holding public office or 

employment, which Is not available to members of the public and which the official is not authorized to 

disclose, except to designated Individuals or bodies, including written and non-written Information. 

• "Designated supervisor" means a municipal official's designated supervisor, or the person responsible 
for supervision of that municipal official. The clerk is the designated supervisor for the mayor and the 

assembly, but only under circumstances delineated in MSB 2.71.070 regarding reporting certain 

information to a designated supervisor. 

• "Entity" means an organization (such as a business or governmental unit) that has a legal identity 

apart from Its members. 

• "Ex parte" means a communication between a person and the ethics board or an ethics board 
member regarding a matter pending before the board when other parties are not present This does not 

Include communications with the ethics board clerk or the borough clerk's office regarding procedural 

matters. 

• "Financial interest" means: 

( 1) an interest held by a person subject to this code or an immediate family member, which 

Includes an involvement or ownership of an interest in a business. including a property ownership, 

or a professional or private relationship, that is a source of income, or from which, or as a result of 

which, a person has received or expects to receive a financial benefit in an amount over $1,000; or 

(2) holding a position in a business, such as an offecer, director, trustee, partner, employee, or the 

like, or holding a position of management. 

• "Hearing officer" means an officer of the Matanuska-8usitna Borough Office of Administrative 

Hearings under MSB 2.29. 

• "Immediate family member" means a municipal official's grandparents, parents, children, 

grandchildren, siblings, spouse or domestic partner, spouse's children, spouses of children, or a regular 

member of the ofliaal'a household. 

• "Municipal official· includes the following: 

(1) elected or appointed Matanuska-Susitna Borough officials: 

(2} Matanuska-Susltna Borough employees; 

(3) all paid or unpaid members of boards, commissions and committees of the Matanuska..Susitna 

Borough; and 

(4) school board members. 
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• •Nepotism• means bestowal of offiCial favors on one's immediate family membara, especially In hiring. 

• •Official action• means a recommendation, decision, approval, disapproval, vote, or other similar 
action, Including fnactlon, by a municipal official. 

• •Organization" means a group, association, society, political party, or other entity made up of two or 

more persons, whether operated for profit or nonprofit. 

• "Paid" means a peraon who receives value for the person's services unless otherwise exempted from 

this code. 

• "Parties• means respondent and complafnant 

• "Parson• Includes a corporation, company, J)artnarshlp, flnn, association, organization, business trust 
or society, as wen as a natural person. 

• "Peraonallnteraar means an Interest held or involvement by a municipal official, or the official's 

Immediate famHy member, including membership In any organization, whether fraternal, nonprofit, for 

profit, charitable, or political, from which, or as a result of which, a person or organization receives a 

benefit. 

• "Probable cause" means evidence sufficient to cause a person of ordinary prudence and caution to 
conscientiously entertain a reasonable belief that an .ethics violation has occurred; mora than a bare 

suspicion but lass than evidence that would determine a violation. 

• "Respondenr means the person against whom a complaint is filed with the ethics board. 

• "Source of Income· means an entity for which service is performed for compensation or which Is 
otherwise the origin of payment; If the parson whose income is being reported Is employed by another, 

the employer Is the source of income; if the person Is self-employed by means of a sole proprietorship, 
partnership, professional corporation, or a corporation In which the person, the person's spouse or child, 
or a combination of them, holds a controlling interest. the •source• is the client or customer of the 

proprietorship, partnership, or corporation; if the entity which is the origin of payment Is not the client or 

customer for whom the service Is performed, both are considered the source. 

• "Special consideration, treabnent, or advantage" includes: 

(1) any attempt to S8Cll'8 a benefit or any action giving an unfair advantage to another parson 
where a primary motivation for the consideration, treatment, or advantage Is improper; 

(2) improper motivation for ptXpOSeS of this definition Is one not related solely to the best interests 
of the borough, Including a person's: 

(a) friendship or kinship with the municipal official; 

(b) financial association with the municipal offtclal; 

(c) other personal association with the municipal official; 

(d) potential for conferring a future benefit by the municipal offiCial; 
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(e) polftical afllllatlon; 

(f) political support for the governor, leutenant governor, or legislators. 

(3) evidence of special consideration, treatment. or advantage include&, but is not limited to, the 
following duatlons: 

(a) The municipal official interfered with, took actions not In confonnance with, or took actions 
other 1han those set out in procedures for the award of a benefit. whether the procedures were 
established formally or Informally, In a manner that favored or had an unequal Impact on the 
person receiving the consideration, treatment. or advantage. 

(b) The person receiving the consideration, trutment, or advantage did not meat the 

standards set out for the award of a benefit, whether or not those standards ware eatablshed 

formally or Informally. 

(c) The person receiving the consideration, treatment, or advantage was substantially less 
qualified than other persons considered for the award of a benefit when compared In light of the 

formal or Informal standards set out for the award of the benefit. 

(4) Includes meetings with or other fonns of acceiS to a municipal official tf: 

(a) the person gaining access to the municipal official has the relatlonlhlp described In 
subsections (2)(a) through (b) of this definition; and 

(b) the acces1 allows that person to gain lnfonnation, make a presentation, or receive other 
consideration, treatment, or advantage that results in an unfair advantage In applying for a 
borough contract or job that would normaly be procured or filled by a competitive procau. 

(5) the burden of proof shifts to the municipal official to show by a preponderance of the evidence 
that the primary motivation for the consideration, treatment, or advantage was the belt Interest of 
the borough If, at hearing, It Is shown by clear and convincing evidence both: 

(a) that the person receiving the consideration, treatment. or advantage had the relationship 
described In sub8ectlons (2)(a) through (f) of thla definition; 

(b) that one of the circumstances deacrtbed in subsections (3)(a) through (c) of this definition 

occurred. 

(6) It is not a JustifiCation for the granting or securing of a consideration, treatment, or advantage 
or benefit that the result of what would otherwise be defined as a special consideration, treatment, 
or advantage was in the borough's best Interest. 

(Ord. 11-022, § 3 (part), 2012) 

2.71.010 SHORT nTLE • 
.., ____ ,,, ............ ---···-··· .. --.-..... ·-····-·-·-.. ····--·-... ··-·--·-···---·---·-·-·-·--···--··· ............. _.,_ .. ______ ,,_ .. ___ .,.,_ .. ,. __ _ 
This chapter shall be known as the code of ethlcti. 

(Ortl. 11..()22, § 3 (part), 2012) 
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2.71.020 PURPOSES AND POUCIES OF CODE. 
•-•-•-••t-NI .. OO•oooooo.,.•~•oOOON __ .... _ ,,_,, __ ,,00,,ooooo.,.-ooo ... •••--n...-••oo-••••••••--•••-••••-•••-• .. ••• .. -•••oOI4000oOooMOOoo""o"OoMO- oooooooooo-.o••oo•----·-•••--.•---.. o•.-..oHoooo .. --.. ·-·-•·-·--oo• oo-o 

(A) The Matanuska-Susitna Borough expects all municipal officials to provide their honest services, with 

equality, honesty, and transparency to the general pubHc. Honest services Includes the right to 
conscientious, loyal, faithful, and unbiased service, to be performed free of deceit, undue Influence, 

conflict of Interest, self-enrichment, self-dealing, concealment, bribery, fraud, and corruption. 

(B) To encourage high moral and ethical standards: 

(1) To establish standards of ethical conduct. 

(2) To promote ethics education for an municipal officials. 

(3) To provide clear guidance to municipal officials of the ethical procedures and standards of the 

borough: 

(a) to recommend procedures that promote ethical behavior and hold municipal offlciala 
responsible and accountable for their behavior; 

(b) to promote borough procedures that protect munlctpal ofliclals from ha'assment or 

retribution should they raise concerns about actJvJties that do not appear to be In line with good 
government, honest services or other ethical behavior. 

(4) To provide for the consideration of potential ethical problems before they arise. 

(5) To provide for the fair and effective administration and enforcement of this code. 

(C) Scope of code. Any effort to benefit a substantial financial int81'88t through official action is a 

vtolatlon of the public trust. The assembly finds that, so long as It does not interfere with the fuH and 

faithful discharge of an offtclars public duties and responsJbilitles, this code does not prevent an official 
from following other independent pursuits. The assembly further recognizes that: 

(1) in a representative democracy, the representatives are drawn from society, and therefore 
cannot and should not be without personal and financial interests in the decisions and policies of 

borough government; 

(2) people who serve as municipal officials retain their rights to Interests of a personal or financial 

nature; and 

(3) standards of ethical conduct for municipal officials need to distinguish between those minor 

and Insubstantial conflicts that are unavoidable In a free society, and those conflicts of Interests that 
are substantial and material. 

{D) Unethical conduct. Unethical conduct Is prohibited, but there is no substantial impropriety If, as to a 
specific matter, a municipal official's: 

(1) financial Interest In the matter is Insubstantial, or of a type that Is possessed generally by the 

public or a large class of persons to which the municipal officer belongs; or 

(2) action or Influence would have Insubstantial or conjectural effect on the matter. 

(3) A financial interest over $1,000 Is presumed substantial under this chapter. A lesser amount Is 
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presumed insubstantial. 

(Ord. 11-022, § 3 (part), 2012) 

2.71.030 APPUCABILITY. 
- · · ······--··~· .. -···--· ··· - ....................... . - .... " ........ .... 0 ................ . . ....... •••• • ··-· ••••••••••• • ••• - -·················· ...... .......... -·-·················· .......... .. .......... ............................. ....... ..... . - • •• •••• 

(A) The code of ethics shall apply to aU municipal officials and shall apply to former municipal officials to 

the extent that the conduct involved occurred during the term of service of the former municipal official. 

(B) MSB 2.71.190 shall apply to all persons subject to a subpoena or order issued by the board of 

ethics in connection with an official proceeding before the board. 

(Ord. 11-022, § 3 (part), 2012) 

2.71.040 BOARD OF ETHICS; CREATED; MEMBERSHIP. 

(A) There Is created a board of ethics with a total membership of 15 persons designated by seats 

numbered one through 15. All members shall be residents of the Matanuska-Susitna Borough in 

accordance with MSB 4.05.040. For any matter to be set for pre-hearing conference under MSB 2.71.180 

to come before the board for a full hearing under MSB 2. 71 .190 orfor any matter involving an advisory 

opinion, a panel consisting of fiVe members next in numerical order shaft be called. 

(B) A paid municipal official may not be a board member. 

(C) The chair of the board shal be a hearing officer from the Matanuska-Susitna Borough Office of 

Administrative Hearings. 

(0) The chair shall rule on all matters and make all determinations through screening and probable 

cause. If the matter continues, the chair rules on aH procedural matters, presides over the hearing under 

MSB 2.71 .190, makes all rulings thereunder and rules on evidentiary matters. The chair may attend, 

assist and participate in discussions regarding the final order after a hearing under MSB 2. 71 , 19P or the 

final opinion on an advisory matter, but shall not vote on such final orders or opinions. 

(E) Members of a panel called for a pre-hearing conference under MSB 2.71 I 180 to come before the 

board for a full hearing under MSB 2. 71 I 190 may not participate in probable cause or screening and do 

not vote on matters of conduct of the hearing, procedure, admlsslbHity of evidence, etc. Members of a 

panel called for a hearing or advisory opinion vote on the final opinion only. 

(F) A quorum shall be three voting members of the panel called for a purpose: however, no action may 

be taken without the presence of the chair. 

(G) Any member of the board who has conflicting interests, including being a complainant, in any matter 

under active investigation may not participate in the matter as a panel member and the next member 

shall be called for the panel. 

(H) If any board member misses three consecutive meetings for any reason, the member automatically 

forfeits his seat and the clerk shall report the vacancy to the assembly. 

(I) In the event a quorum cannot be met due to disqualification or recusal of members, the case 

documentation and information shall be considered solely by a hearing officer from the office of 

administrative hearings for action according to the procedures as set forth in this chapter. 
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(Ord. 11-022, § 3 (part), 2012) 

2.71.050 BOARD OF ETHICS; REIMBURSEMENT. 
_, .. _ ,,.., .... ,_, ___ ,, ........ --·--- -·- --•,..Hno•-•••••••.,.•-•••·- •• ••••••••.., .. •••••• ••••- ••••• • .. • .. ·-•••••••••••••••-•• .. • ••••••••••••••••••••• ••••• ••••••••••••• •••••..,••o•oooHoto Mooooo .. o••••••- •••••-••••••-- "'' _ ... ,,,..,,,,,,,,,, , ,,,, .. ,,,,, 

(A) Board memberS shaft be reimbursed for mileage incurred in connection with meetings of the board 

in the same rnamer as borough employees are reimbursed for mileage expenses upon presentation of 

supporting documentation satisfactory to the borough clark. Reimbursement to the ethics board members 

Is not a form of compensation for the purposes of this chapter. 

(Ord. 11-022, § 3 (part), 2012) 

2.71.060 BOARD OF ETHICS; POWERS AND DUTIES. 
••o-ooMoOoo- ... o-ooooo-•-.. •••--•-••••••-.. -•o•ooOOoo--•••-•-•--••oooo•oouooOooooooo .. •o••-o .. oo•-> .. ooOOOoOo*"" _',.,.,..,,,,,, ___ ,, .... ,,_,_o• •oooooo•••• ••••..,UOoOMoo•-.••• .. ooooooo.---H•-••-••-oo•o_..oo .. t iiO,OOo .... o--ooooo-oo- ••'"'•• •-• 

(A) The duties of the board shall be as follows: 

(1) to prescribe and promulgate rules and regulations governing its own lntemaJ organization and 
procedures In a manner consistent with this coda; 

(2) to conduct hearings, recommend dlsclplnary action, assess penalties, and make referrals; 

(3) to prepare an annual report and recommend changes to this code; 

(4} to Investigate complaints alleging violation of the standards In this code of ethics; 

(5) . upon the written request of any municipal official, to issue its advisory opinion, In writing, as to 
any questions; 

(6) to make recommendations to the assembly for amendments to this code of ethics and for other 
legislation affecting the subject matter of this code of ethics as the board may deem necessary or 
desirable; 

(7} to provide a continuing program of education, assistance and Information about this coda to 
persons to whom it applies; 

(8) to timely process complaints concerning acts subject to the code; 

(9) to create and revise policies and procedures as necessary to transact business under thi& 
chapter. 

(Ord. 11-022, § 3 (part), 2012) 

2. 71 .070 CONFLICT OF INTERESTS; PROHIBITED ACTS. 
oo ... oooo ... o ___ .. , .. ,,_o_ .. ___ OOO .. OOOOII o-<OOO-ooo-oo .. - Ooooooo•oooo.Ooo0000 .. 0000-<00o-00000no ... oouOOoOoOO•oooooo----·-IOI-"00-0000-000-0000-00#000'00100MO.._o ... M<OOoMOOIO .. ooo ... Mo00-IOi o .. ooooo•oooo•""•OO•oo•o·-- · - - .. -OHOOOOoo-o 

(A) Misuse of official po8ition. 

(1) A municipal official may not grant, obtain, or receive directly or indirectly, any special 

consideration, treatment, or advantage, for themselves or others, beyond what Is generally available 
to borough residents. 

(2) A mWlicipal official may not, among other things: 

(a) seek other employment or contracts through the use or attempted use of offtclaJ position; 
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{b) accept, receive, or solicit compensation for the perfonnanca of official duties or 
responsibilities from a person other than the borough; 

(c) use borough time, property, equipment or other facilities to benefit substantial financial 
intere&t&: 

(d) take or withhold official adlon in order to affect 8 matter In which the municipal official has 

a substantial financial Interest; or 

(e) attempt to beneflt a personal or financial intereat through coercion of another municipal 
oftlclal covered by the oode. 

(f) No municipal official In hla or her official capacity or ualng their title may publicly pnxnote 
producls or services. However, this does not prohibit a municipal official from answering 
Inquiries by other governmental ofllciala, oonsLKner organizations, or product Information 
services. 

(B) Nepotiam. 

(1) Nepotism Is prohibited. 

(C) Receiving Improper gifts. 

(1) A municipal olftcial or a member of the otftclal's Immediate family may not solldt, accept, or 
receive, directly or indirectly, a gift In any form, that Is a substantial ftnanclallnterest to the officer 

undw circumstances in which It could reasonably be inferred that the gift is Intended to Influence the 

performance of official duties, actions, or Judgment, or constitute 8 benefit for past performance of 

ofliclal duti•, actions, or judgment. Going away parties, parting gifts, social activlti81, and ather 
events of this type are exempt. 

(2) A municipal oftlclal subject to this code shall notify the oftlclal's designated supervisor of a gift 
with a value in axcess of $150, including the name of the giver and a description of the gift and its 

approximate value, within 30 days after the dete of ita receipt, If the municipal oflicial may take or 
withhold (or took or withheld) official action that atrecls the giver. 

(3) Municipal otrlciaJs may request guidance from the board concerning whether acceptance of a 

particular gift Is prohibited. 

(4) The restrictions relating to gifts Imposed by this section do not apply to a campaign contribution 

to a candidate for elective office If the contribution complies with law8 and regulation• governing 
elections and campaign disclosure. 

(5) Gifts that are not connected with the recipient's status aa a municipal oftlclal a,. outside the 

scope of this chapter and no disclosure ia required. 

(D) Improper Influence In borough grants, contracts, leases, or loans Includes the following: 

(1) A munfdpal offtclal or the offlolal'a Immediate family members may not attempt to acquire, 
receive, apply for, be a party to, or have a personal or financial Interest In a borough grant, contract, 
lease, or loan if the municipal official may take or withhold official aQion that affectl the award, 
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execution, or administration of the borough grant, contract, lease, or loan. 

(2) The prohibition in subsection {CX1) of this section does not apply to a borough grant, contract 

or lease that Is competitively solicited unless the municipal official: 

(a) is employed by the administrative unit awarding the grant, contract or lease, or Is 

employed by the administrative unit for which the grant, contract, or lease Is let; or 

(b) takes official action with respect to the award, execution, or administration of the grant, 

contract, or lease. 

(3) A municipal official shall report in writing to the official's designated supervisor a personal or 

financial Interest held by the official or the official's immediate family members, in a borough or 

school district contract, lease or loan that is awarded, execute.d or administered by the department 

that the official serves. The supervisor shall immediately send a copy of this written report to the 

clerk to be appended to the municipal official's financial disclosure conflict of interests report. 

(E) A board, commission, committee, or assembly member may not appear on behalf of a private or 

public interest before any borough body of which the municipal official is a member. 

(F) A municipal official may not represent a private or public interest in any action or proceeding against 

the Interest of the borough to which the borough Is a party; provided, that this section shall not apply to: 

(1) any member of the assembly or a municipal official appearing before governmental agencies in 

behalf of or as a representative of constituents in the course of official duties; or 

(2) performing public or civic obligations without additional compensation; or 

(3) any municipal official appearing on the official's own behalf: or 

(4) board, commission, committee, or an assembly member representing a client in front of a 

borough body of which they are not a member. 

(G) A municipal official may not render services to benefit a personal or financial interest, or engage in 

or accept employment outside the public employer the official serves, if the outside employment or 

service is incompatible with, or in conflict with, or impairs the official's independence of judgment or 

action, the proper discharge of the official's officlal duties, except as set forth in MSB 2.71 .020(C)(1) and 

(2) and subsections (0)(1) through (3) of this section. 

(H} A municipal official may not take an active part in political campaigns during duty hours or on 

borough premises. 

(I) A munlclpal offiCial must notify the manager, in writing, when an immediate family member is 

applying for a position with the borough. 

(J) Improper use or disclosure of information includes the following: 

(1) A municipal official or a former municipal official may not disclose any confidential information 

obtained formally or Informally as part of his or her work for the borough or due to his or her position 

with the borough, or use any such confidential information to further his or her own or any other 

person or entity's personal or financial gain. "Confidential information" means information obtained 
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in the course of holding public office or employment, which is not availabfe to members of the public 
and which the official is not authorimd to disclose, except to designated Individuals or bodie&, 

Including written and non-written Information. When such Information Is also avaUabJe through 
channels open to the public, offiCials are not prohibited from disclosing the availabllty of those 
channels. 

(2) A cunant or former municipal official may not disclose or use confidential Information acquired 
in the courae of oftldal duties. 

(K) Relaaae of confidential Information I• a violation of the ethics code. 

(Ord. 11~. § 3 (part), 2012) 

2.71.080 RECUSAL. 

(A) A munictpal official shaD l"'CU88 hlmaelf from acting on any matter or proceeding coming before a 
borough-elected body, board, commission, or committee of which the oftlcialls a member when the 

matter or proceeding Involves any person who Ia, or hu been, a client of the oftlclal or the otnclal's firm or 
partnership within the 12~nth period inmedlately preceding the date of the action. 

(Ord. 11-m2, § 3 (part), ~012) 

2.71.080 EMPLOYMENT OF MUNICIPAL OFFICIALS. 

(A) An elected official of the borough shall not be er~glble for employment with the borough while servfng 
11 an elected otnclal or within one year after teamg otnce. 

(B) A school board member shall not be eligible for employment with the borough or school dlstrtct while 
serving as an elected school boerd member or within one year aflar leaving omce. 

(C) A moofcipal official who leaves borough service may not, for one year after leaving borough eervlca, 
represent, advise or assist a person for compensation regarding the following: 

(1) a matter that waa under consideration by the departmn served by that municipal official; or 

(2) a matter In which the official participated personally and subst.lllally through the exercise of 

official actfon. For the purposes of this subsection, "matter- includes a case, proceeding, appUcatlon, 

contract or determination, but does not Include the proposal or consideration of legislative 
measures; or the proposal, consideration or adoptton of administrative regulations or code. 

(3) This rel1rtctlon on employment or re-enployment after leaving muntctpal service does not 
prohibit the municipality from contracting with a former municipal official to provide service on a 

matter on behalf of the municipality. 

(4) The assembly may waive application of this restriction upon detenninaUon that a proposed 

action by a former municipal official Is not adverse to the public Interest. The waiver shall be by 

fonnal action and a copy shall be provided to the board of ethics. 

(D) A municipal ofticlal who I88V81 borough service may not, for one year after leaving borough aervlca, 
represent, advise, or assist the borough for compensation in any manner unless the borough assembly, 
In Its sole and absolute dtecretlon, approvas the compensation. This section doaa not apply where the 
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ot'liclalls re-hired, elected, or appointed Into a position within the borough. 

(Ord. 11-022. § 3 (part), 2012) 

2. 71.100 CONFLICT ..OF~NTEREST REPORT. 

(A) A conftict-of-interest report shall be filed under oath once each year by all elected officials, manager, 
clerk, attorney, department heads, all paid members of boards or commissions, and an municipal officials 

authorized to obligate the borough to make expenditures, unless a financial disclosure and conflict* 

interest report reqund by state law Is filed with the clerk. An unpaid member of a board or commission 

wtth a personal or flnanclailnterest. or other activity governed by this code, or prohibited by any other 

provision of law, shan fila the financtal disclosure and conflict-of-interest report required by this code and 

shall update Jt. as necessary, In accordance with subsection (B) of this section. 

(B) The reports shall be filed with the clark's office within 30 days after an official cornea under 
jUrisdiction of this code. If the Information In the report becomes Incomplete or inaccurate during the year, 

the statement shall be corrected within 30 days after the changed circumstances occur. 

(C) A conflict-of-interests report shall contain the folla.vlng Information: 

(1) the name of each parson doing business with or receiving benefit from the borough from which 

a municipal offtclal or member of the offlclars Immediate family has received a benefit in an amount 

in excees of S500 during the preceding year If the officer knew of the benefit Incurred; 

(2) the names of any corporations, partnerships, firms, associations or enterprises (including sole 

proprietorships) doing business with, or recelvfng benefit from the borough in which the municipal 

official or the official's spouse has a direct financial interest in excess of $1,500; provided, that 

policies of Insurance and amounts on deposit In accou'\ts In banks, savings and loan associations 
or credit unions shall not be considered to be a financial interest within the meaning of this 
paragraph; 

(3) the names of any c::orporations, partnerships, firms, associations, or enterprises doing business 

wHh the borough, both profit and nonprofit, in which the municipal official or immediate family 
member holds a posHion of official or member of board of directors, and the title of each position 
held; and 

(4) sources of Income In excess of $5,000 for all elected oflicials and municipal officials authorized 
to execute contracts, make purchases or award grants. 

(D) In addition to disclosure required by MSB code or state law, an municipal officials filing a conftlct..of­

lnttnst report with the clerk as required under this section shaH simultaneously file a supplement to the 
report on a form prescribed by the borough clerk. The supplement shall contain a list of all civil and 
criminal judgments entered against the official within ten years of the date of the report to Include the 

case name, natln of action, year of judgment, and a brief description of the judgment entered and/or 
sentence Imposed. 

(Ord. 14-168, § 2, 2014; Ord. 11.022, § 3 (part), 2012) 

2.71.110 PROHIBITED ACTIONS • 
.............. -............... - .......... _ ................................... "-·---····--· ... ······· .. ······• .. ·························-·········-·····-···-··········· .. ······-·······-······ .. ······· ............ _,_.,. ,, ___ .................. ,_ ........ ,_ ............... . 
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(A) It is unlawful: 

(1) for any municipal official to willfully fail or refuse to file a written statement required by this 

code, or to knowingly make any false statement of a material fact in any written statement so filed; 

(2) for any person to Intentionally file an ethics complaint they know to be false, against any 

municipal official; 

(3) for any person to fail or refuse, to appear before the board of ethics pursuant to an order of the 

board; 

(4) for any person to refuse to be sworn or to affirm or to answer any material or proper question; 

(5) for any person to fall to produce, upon reasonable notice, any material or proper documents, 

papers, books, accounts, letters, or records in the person's possession or under the person's 

control; 

(6) for any person having been duly sworn to fail to tell the truth by knowingly giving false 

testimony as to any material matter; or 

(7) to violate any provision of this code. 

(Ord. 11..022, § 3 (part), 2012) 

2.71.120 REQUEST FOR BOARD OPINION. 

(A) Municipal officials are encouraged to request an opinion from the board relating to any situation 

which may give rise to the possibility of a conflict of interest under this code. Requests shall be in writing, 

shall set forth the pertinent facts, be signed by the municipal official making the request and, if requested 

by the municipal official, be held in confidence by the board. 

{B) The mayor and assembly members may request an opinion from the borough attorney relating to 

any situation which may give rise to the possibility of conflict of interest or other violation under this code. 

The mayor or assembly member may also request the opinion be held in confidence. 

(C) An advisory opinion rendered by the board of ethics, or borough attorney, until and unless amended 

or revoked, is binding upon the ethics board in any subsequent proceeding concerning the person or 

entity that requested the opinion and acted in good faith, unless he, she or it omitted or misstated a 

material fact to the board of ethics or borough attorney. 

(D) The ethics board or borough attorney may amend or revoke an advisory opinion including a 

showing that material facts were omitted or misstated in the request for the opinion. The municipal off~eial 

who requested the opinion shall be notified of any proceedings regarding modification of said opinion. 

(E) Notwithstanding all other provisions of the Matanuska-Susitna Borough Code, it is not a violation of 

the code, and the board has no jurisdiction to hear any complaint alleging an elected official should not 

have voted or participated in an issue before the borough assembly where an elected official discloses a 

potential conflict of interest and the following procedure (or substantially similar) is followed: 

(1) the mayor or an assembly member may declare a potential conflict and shall declare a 

substantial financial interest the member has in an official action and may ask to be excused from 
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participating and voting on the matter; 

(2) the mayor shall rule on a request by an assembly member to be excused; 

(3) the deputy mayor ahal rule on a request by the mayor to be excused; 

(4) the decision on a request to be excused may be overridden by four aftimative votes of the 

aasembly, except that the member to whom the ruling apptles shall not vote on the question. 

(Ord. 11..022, § 3 (part), 2012) 

2.71.130 CONFIDENTIALITY. 

(A) The filing of a complaint and infonnation regarding an investigation conducted under this coda, or 

obtained by the hearing officer during the Investigation, wil take place under a confidential process. 
Confidentiality shall be rn~Untalned by the complainant, the respondent. the hearing omcer, the board. the 

clerk, and all contacted municipal officials during the: 

(1) filing of a complaint; 

(2) screening of 1 complaint; and 

(3) process of detenninlng probable cause. 

(8) All third parties contacted who are not municipal officials shaU be asked to maintain confidentiality. 

(C) An portions of board meetings held solely to make a decision are confidential and are held in closed 

adjudicatory session. 

(D) It Is not a violation of thJs section for a person to contact an attorney or to participate In a criminal 
Investigation. 

(E) The respondent may, In writing, waive the confidentiality protection of thfa section as to the 
complaint, the response and associated documentation. 

(F) Prior to a determination of probable cause, If confidential provisions of this chapter are violated by 

anyone other than the respondent. the complaint shall be dismissed with prejudice. 

(Ord. 11..022, § 3 (part). 2012) 

2.71.140 FILING AND INITIAL PROCESSING OF COMPLAINT. 

(A) Any person or entity may file a comptaint regarding the conduct of a currant or former munlcfpal 

oftlcial. 

(B) A complaint shal: 

(1) be alleged In writing on a fonn provided by the clerk's oftlce; 

(2) shaD clear1y stata allegations of ethics violations under MSB code; and 

(3) shall be signed and affinned by the complainant 

(C) A complaint alleging a violation of this code shall be filed within one year of the violation. 
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(D) Procedures. 

(1) When the complaint Is filed In the clerk's offa, the clark shall: 

(a) date, notarize, number, and fog the complaint; 

(b) send a copy of the complaint and attached documents to the respondent. 

(2) The clerk shaH contact the next avai1able hearing officer for appointment as chairperson, who 

shall review the complaint and may request public background material associated with the 

complaint. The request for all Information and the response shall be kept confidential. 

(3) The dark shaU prepare a conftdential fife available only to the hearing officer and the 
respondent. which contains a copy of the complaint and associated documentation. 

(Ord. 11.Q22, § 3 (pert), 2012) 

2.71.150 SCREENING. 

(A) Standard of tfiView. The hearing officer shaD review each complaint filed to determine whether it Is: 

(1) properly completed; 

(2) clear and understandable; and 

(3) contains allegations, which If true could constitute conduct In violation of this code. 

(B) The hearing offlcer shall saeen the complaint in closed adjudicatory session. The request for all 
Information and the response shan be kept confidential. 

(C) After the saeening, the hearing officer shall, by formal order: 

(1) accept the complaint In whole or In part; or 

(2) reject the complaint In ita entirety. 

(D) In addition, after the screening, the hearing offtcer shall by fonnal order: 

(1) refer allegations of violations of municipal, state, or federal law outside the board's authority to 

the proper authority for appropriate disposition; and 

(2) refer a complaint outside the Jurisdiction of this code to the manager If the complaint alleges a 

violation of 1he personnel rules or other mattara. 

(Ord. 11-022, § 3 (part), 2012) 

2.71.160 PROCEDURE FOR NOTIFICAnON. 

(A) Rejection. If the complaint Ia rejected, the cterk ahaU notify the complainant and respondent of the 

hearing officer's rejection of the complaint. including a copy of the complaint, within ten calendar days of 

its decfslon. 

(B) Acceptance. tf the hearing ofticer accepts a complaint, In part or in whole, the clerk shall notify the 
complainant and respondent of the acceptance of the complaint. The hearing officer shall request the 
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respondent to provide fuD and fair disclosure, In writing, of all fads and circumstances pertaining to the 

alleged violetion(s). Misrepresentation of material facts in a response to the hearing officer Is a violation 

of this code. The respondent shall provide a response within 20 calendar days after service. Art additional 
time period of ten to 20 days may be granted In writing by the hearing officer. At the conclusion of the 

prescribed time, the hearing otncer may continue lt8 investigations or Immediately proceed to determining 

probable cause. 

(C) Receptfon of Information. Within 20 days of receiving the requested Information, the clerk shall 

forward the information to the hearing officer who shal proceed In detennlnlng probable cause. 

(D) Lack of response from respondent. If the 2~y Umlt for response has expired, and no response 

has been received from the respondent, the clerk shan forward the Information to the hearing otncer who 

shall proceed in determining probable cause. 

(Ord. 11-022, § 3 (part), 2012) 

2.71.170 PROBABLE CAUSE FOR HEARING. 

(A) The hearing officer shall consider all information gathered and determine whether or not thela Is 

probable cause to believe that a violation of this code has occurred. 

(B) If probable cause Is not found, all parties are notified and the information gathered remains 

conftdentfal. 

(C) If probable cause Is determined by the hearing otficer, the documents and aU subsequent 

proceedings, outside of deliberations or closed adjudicatory sessions, are open to the public. Release of 
such documents shall be subject to restrictions imposed by other provisions of law, if applicable. 

(1) The clerk shall notify all the parties of the decision and schedule a pre-hearing conference 

within 30 days. Extensions may be requested by the parties. 

(Ord. 11-022, § 3 (part), 2012) 

2. 71.180 PRE-HEARING CONFERENCE • 
.. -·-······························ .. ·····-····-·-··· .. ········· ... ······· .. ··················-····-·· .... ···-----·- -····-·---·· .. ··· .. ····-·-·······-····-·-··········-·················--... -· .. ··-···· .. ···--····-····-·-· ................... _____ ·-·· 
(A) All parties shall be notified of the pre-hearing conference. 

(B) The pre-hearing conference may Include: 

(1) setting a time and place for the hearing within 45 days of the pre-hearing conference unless 
extensions are granted; 

(2) stipulation as to matters of fact; 

(3) simplifying issues; 

(4) Identifying and scheduling pre-hearing matters; 

{5) setting the briefing schedule and estabbhing dates for witness lsts; and 

(6) resolving other pre-hearing matters before the hearing. 

(C) In the event that a proposed settlement agreement had been reached It may be announced at the 
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pre-hearing conference and a hearing scheduled for the board to consider only the settlement; 

(1) should the board disagree with the party's setuement agreement, a future hearing date shall be 

set no sooner than seven business days. 

(Ord. 11-022, § 3 (part), 2012) 

2.71.190 HEARING PROCEDURES. 

(A) The hearing offiCer, as the chair of the board, shall preside over the hearing and shall make all 

rulings on issues of procedure, process, continuances, form and conduct of the hearing and admissibility 
of evidence, etc. The remainder of the board shall attend the entire hearing, but does not vote on any 

issue except the final decision. 

(B) The board may administer oaths, hold hearings, and take testimony, issue subpoenas, and consider 

and accept stipulations or possible settlement agreements. 

{C) The respondent may be represented by counsel, by submitlilg a notice of appearance to the board. 

The parties may each have the opportunity to be heard, present evidence, and cross-examine witnesses, 

who shall testify under oath. Written requests to appear by telephone may be considered by the chair. 

(D) Within ten business days after the conclusion of the last pre-hearing conference, unless good cause 

is shown and an extension Is granted, the parties shall submit witness lists with requests for subpoenas 

to be Issued, if needed. Within five days after receipt of witness Jist and request for subpoenas, the clerk 

shall mail or personally serve the parties. Upon request by a party, the chair, on the board's behalf, may 

issue subpoenas as follows: 

{1) the parties may summon witnesses and request the production of records, books, and papers 

by the issuance of subpoenas; and 

(2) subpoenas shall be served as prescribed by Rule 45 of the Alaska Rules of Civil Procedure. 

Failure of any person to comply with a subpoena or order issued by the board is a violation of 

borough code. Remedies, enforcement actions and penalties for such violations shall be consistent 
with the terms of MSB 1.45. Such remedies are not exclusive and the borough may pursue any and 

all legal and equitable remedies available under law necessary to enforce such subpoenas and 

orders, Including application to superior court. 

(E) The chair may rule on a motion for continuance or extension of deadlines without eating a board 

meeting as long as there has been an opportunity for the other party to respond to the motion for 

continuance. The continuance may be granted for good cause. The ruling shall be in wr!ting and shall 
specify the date to which the deadline has been changed or the time frame which has been extended. 

{F) Any motions that the parties would like the board to consider shall be filed within ten business days 

after the date of service of the witness lists. Within three business days, the clerk shall serve the 

mot;cm(s) to all of the parties. An opposition to the motion may be filed within seven business days of the 

date of service of the motion. Upon receipt of the motions, the chair may determine the need to schedule 

an additional pre-hearing conference to consider the motion(s), otherwise the board can consider the 

motions at the hearing. 

(G) Written arguments and exhibits shall be submitted by the date determined at the pre-hearing 
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conference. Written arguments and exhibits submitted shall become part of the record, and shall be 

mailed or personally served to the board and the parties within seven business days after the written 

arguments and exhibits are due. 

(1) Any evidence not already part of the record that a party wants the board to consider must be 

submitted to the clerk's office before or on the day written arguments are due. Written arguments 
and exhiHts shall not be accepted after the deadlne and before the hearing date unless the party 

requests and Is granted leave by the board chair to make a late filing. New evidence may be 

submitted at the time of hearing if the board chair determines that the evidence was not discovered 

or could not have been obtained prior to the deadline for evidence submittal, or If the evidence Is 

ralevant and it is In the Interest of justice that It be considered. 

(H) The hearing shall be subject to the following order: 

(1) Introduction of the case: 

(2) opening statement by complainant; 

(3) opening statement by respondent; 

(4) complainant witnesses: 

(a) complainant questions witnesses; 

(b) respondent may cros&-examlne the complainant's witnesses; 

(c) board members may ask questions of the complalnanrs witnesses; 

(5) respondent's witnesses: 

(a) respondent questions witnesses; 

(b) complainant may cross-examine the respondenrs witnesses; 

(c) board members may ask questions of the complainant's wltne&ses; 

(8) complainant's closing statement; 

(7) respondent's closing statement; and 

(8) complainant rebuttal. 

(I) The chair or hearing officer may limit testimony by any person to reduce cumulative or repetitive 
testimony. The chair or hearing omcer may vary the hearing procedures as long as the parties are 
afforded a fair and reasonable opportunity to be heard. 

(J) Technical rules of evidence do not apply, but the board's finding shal be baaed upon reliable and 

relevant evidence. All testimony and other evidence taken at the hearing shall be recorded and retained 

according to applicable borough records retention schedules. Upon request, a copy of the recording of 
the hearing shall be fumlshed to the parties. 

(K) Decision of the board. The board may deliberate In closed adjudicatory session. A finding of a 
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violation of this code shaU be supported by clear and convincing evidence presented at the hearing. The 

board's decision shall be in writing, shall state it is a final decision, and shall state the parties have 30 

days from the date of distribution to appeal to the ~uperior Court. The decision shall include findings of 

fact and conclusions and shall be reasonably specific so as to provide a clear and precise understanding 

of the reason for the decision. 

(l) The board's decision shall be filed with the clerk within 30 days after the completion of the hearing 

and served to the parties by the clerk within 1 0 days after the board decision has been filed. Final 

administrative decisions may be appealed to the Superior Court per the Alaska Rules of Appellate 

Procedure, part 600. 

(M) The chair may attend, assist, and participate in all sessions of the board, but may not vote on the 

fml decision. 

(Ord. 11-022, § 3 (part), 2012) 

2.71.200 PENALTIES AND OTHER REMEDIES. 

(A) The board, upon a finding of a violation of this code in the case of current or former official, may 

singly or in combination: 

(1) impose a civil fine of not more than $5,000; 

(2) order divestiture, establishment of a blind trust, restitution or forfeiture; 

(3) order the municipal official to stop engaging in any official action related to the violation; 

(4) recommend that the official's appointing authority take disciplinary action, including dismissal. 

In the event the board recommends disciplinary action and the manager or appointing authority 

disagrees with the recommendation, the manager or appointing authority must provide a written 

explanation for the manager or appointing authority's action to the board within ten days of service 

of tha board's decision. 

(B) If the board determines that a non-salaried member of a board or commission has violated this 

code, it: 

{1) shall order the member to refrain from voting, deliberating or participating in the matter; 

(2) may order restitution: or 

(3) may recommend to the appropriate appointing authority that the member be removed from the 

board or commission. 

(C) Notwithstanding other provisions of the borough code, a violation of this code is grounds for 

removal of a board or commission member for cause. If the ethics board recommends that any board or 

commission member be removed from office, the board shall forward Its recommendation to the mayor 

and the assembly. 

(D) If the ethics board determines that a former municipal official has violated this code, it shall issue a 

public statement of its findings, conclusions and recommendations. Additionally, It shali recommend the 

borough seek all available recommended remedies. 
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(E) Disciplinary action for violation shall be as follows: 

(1) The board of ethics, on behalf of the borough, may censure or reprimand any person or entity it 

finds has violated this code and/or recommend to the appointing authority: demotion, suspension, 

discharge or other disciplinary actions. Should the responsible municipal official not wish to follow 

the recommendations of the board, a written explanation shall be provided to the board within 30 

days of the board's final decision. 

(F) Actions taken in violation of this code shall be treated as follows: 

(1) In addition to any other action provided by law, a grant, contract, or lease entered into In 

violation of this code is voidable by the borough. In determining whether to void a grant, contract or 

lease, the interest of third parties who could be damaged may be taken into account. The borough 

may give notice of intent to void a borough grant, contract or lease under this section no later than 

30 days after the board's determination of a violation under this code. 

(2) In addition to any other action provided for by law, a loan Issued by the borough received in 

violation of this code could become immediately payable. 

(3) Any borough action taken in violation of this code Is voidable, except that the Interest of third 

parties in the nature of the violation may be taken into account. The borough may pursue any other 

available legal or equitable remedies. 

(4) The borough may recover any fee, compensation, gift or benefit received by a person as a 

result of a violation of this code by a current or former municipal official. 

(G) Any municipal official that intentionally violates any provision of this code may be required to pay 

the borough an additional civil penalty up to twice the amount that any person obtained as a result of the 

violation. This provision may be Imposed in addition to any penalty imposed under subsection (A)(1) of 

this section. 

(H) A penalty imposed under this section is exclusive of and not instead of any other penalty that may 

be imposed according to law. To the extent that violations under this code are punishable in a criminal 

action, that sanction is in addition to the civil remedies in this code. 

(I) Any person or entity that violates any provision of this code is liable in damages to the borough for 

any losses or increased costs incurred by the borough as a result of the violation. 

(J) A decision of the board is final. An appeal from a decision of the board may be taken within the time 

prescribed In the State of Alaska Rules of Appellate Procedure by the aggrieved party. Upon request, the 

clerk shall estimate the cost of preparing the transcript of the public hearing and compile the record on 

appeal. The appellant shall deposit the estimated costs with the clerk in advance. Upon completion of the 

record on appeal, the clerk shall refund any excess deposited or charge the appellant for costs exceeding 

the deposit. 

(Ord. '\'\...022. § 3 (part), 2012) 

2.71.210 TIME LIMITATION. 

A complaint alleging a violation of this code shall be filed within one year of the violation. 
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(Ord. 11~22, § 3 (part), 2012) 

2.71.220 PROTECTION OF PUBLIC INTEREST. 

This code shall be liberally construed in favor of protecting the public interest in full disclosure of conflict 

of Interests and promoting high standards of ethical conduct for borough govemment. However, the code 

shall be narrowly construed where it would limit or hmder an elected official's right and duty to vote or 

otherwise participate on any issue before the elected body or In performing their duties as local 

legislators. The provisions of this chapter are not subject to collective bargaining. 

(Ord. 11-022, § 3 (part), 2012) 

2.71.230 EDUCATION AND TRAINING. 

(A) The borough shall provide training to all persons covered by this code who shall sign an 

acknowledgement that they have received the training and understand the code; and 

(B) People doing business with the borough, and candidates for borough office shall receive a copy of 

the ethics code. 

(Ord. 11~022, § 3 (part), 2012) 

The Mataru.ka.Susitna Borough Code is current through 
Ordinance 15-118, passed September 15,2015. 

Disclaimer: The Borough Clerk's Office has the official version of 
the Matsnuska..Susltna Borough Code. Users should contsct1he 
Borough Clerk's Office for ordinances passed subsequent to the 

ordinance cited above. 
.. 
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Ethical Principles in Planning 
(As Adopted May 1992) 

This statement is a guide to ethical conduct for all who participate In the process of planning as advisors, advocates, c 
decision makers. It presents a set of principles to be held in common by certified planners, other practicing planners, 
appointed and elected officials, and others who participate in the process of planning. 

The planning process exists to serve the public interest. While the public interest is a question of continuous debate, 
both in its general principles and in Its case-by-case applications, It requires a conscientiously held view of the policie~ 
and actions that best serve the entire community. 

Planning issues commonly involve a conflict of values and, often, there are large private inter.esls at stake. These 
accentuate the necessity for the highest standards of fairness and honesty among all participants. 

Those who practice planning need to adhere to a special set of ethical requirements that must guide all who aspire to 
professionalism. 

The Code is formally subscribed to by each certified planner. It includes an enforcement procedure that is administer£ 
by AJCP. The Code, however, provides for more than the minimum threshold of enforceable acceptability. It also sets 
aspirational standards that require conscious striving to attain. 

The ethical principles derive both from the general values of society and from the planner's special responsibility to 
serve the public interest. As the basic values of society are often in competition with each other, so do these principle 
sometimes compete. For example, the need to prov ide full public information may compete with the need to respect 
confidences. Plans and programs often result from a balancing among divergent Interests. An ethical judgment often 
also requires a conscientious balancing, based on the facts and context of a particular situation and on the entire set c 
ethical principles. 

This statement also aims to inform the public generally. It is also the basis for continuing systematic discussion of the 
application of its principles that is itself essential behavior to give them daily meaning. 

The planning process must continuously pursue and faithfully serve the public Interest. 

Planning Process Participants should : 

1. Recognize the rights of citizens to participate in planning decisions; 
2. Strive to give citizens (including those who lack formal organization or influence) full, clear and accurate informa 

on planning Issues and the opporb.mity to have a me~nlngful role in the development of plans and programs; 
3. Strive to expand choice and opportunity for all persons, recognizing a special responsibility to plan for the needs 

disadvantaged groups and persons; 

4. Assist In the clarification of community goals, objectives and policies in plan-making; 
5. Ensure that reports, records and any other non-confidential information which is, or will be, available to decision 

makers is made available to the public in a convenient format and sufficiently in advance of any decision; 
6. Strive to protect the integrity of the natural environment and the heritage of the built environment; 
7. Pay special attention to the interrelatedness of decisions and the long range consequences of present actions. 

Planning process participants continuously strive to achieve high standards of integrity and proficiency so 
thet public respect for the planning process will be maintained. 

Planning Process Participants should : 

1. Exercise fair, honest and independent judgment in their roles as decision makers and advisors; 
2. Make public disclosure of all "personal interests" they may have regarding any decision to be made in the plannil 

process In which they serve, or are requested to serve, as advisor or decision maker. 
3. Define "personal interest'' broadly to include any actual or potential benefits or advantages that they, a spouse, 

family member or person living in their household might directly or Indirectly obtain from a planning decision; 
4. Abstain completely from direct or Indirect participation as an advisor or decision maker in any matter In which th 

have a personal interest, and leave any chamber in which such a matter is under deliberation, unless their perso 
interest has been made a matter of public record; their employer, If any, has given approval; and the public offic 
public agency or court with jurisdiction to rule on ethics matters has expressly authorized their participation ; 

S. Seek no gifts or favors, nor offer any, under circumstances in which it might reasonably be inferred that the gifts 
favors were intended or expected to influence a participant's objectivity as an advisor or decision maker in the 
planning process; 

6. Not participate as an advisor or decision maker on any plan or project in which they have previously participated 
-- - j • • - - .... . 
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8. Not participate as an advocate on any aspect of a piBn or program on which they have previously served as advi 
or decision maker unless their role as advocate is authoril:ed by applicable law, agency regulation, or ruling of ar 
ethics officer or agency; such participation as an advocate should be allowed only after prior disclosure to, and 
approval by, their affected client or employer; under no drcumstance should such participation commence earlie 
than one year following termination of the role as advisor or decision maker; 

9. Not use confidential Information acquired In the course of their duties to further a personellnterest; 

10. Not disclose confidential Information acquired In the course of their duties except when required by taw, to preve 
clear violation of law or to prevent substantial Injury to third persons; provided that disclosure In the latter two 
situations may not be made until after verification of the facts and Issues Involved and consultation with other 
planning process participants to obtain their separate opinions; 

11. Not misrepresent facts or distort Information for the purpose of achieving a desired outcome; 
12. Not participate In any matter unless adequately prepared and sufficiently capacitated to render thorough and dill! 

service; 

13. Respect the rights of all persons and not Improperly discriminate against or harass others based on characteristic 
which are protected under civil rights laws and regulations. 

APA member& who are practidng planners continuously pursue improvement in their planning competence 
well as In the development of peers and aspiring planners. They recognize that enhancement of planning as 
profession leads to greater public respect for the planning procus and thus serves the public Interest. 

APA Members who are practldng planners: 

1. Strive to achieve high standards of professionalism, Including certification, Integrity, knowledge, and professional 
development consistent with the AICP Code of Ethics; 

2. Do not commit a deliberately wrongful act which reflects adversely on planning as a profession or seek business 
stating or Implying that they are prepared, willing or able to Influence decisions by Improper means; 

3. Participate In continuing professional education; 
4. Contribute time and effort to groups Jacking adequate planning resources and to voluntary professional activities. 

s. Accurately represent their qualifications to practice plaMing as well as their education and affiliations; 

6. Accurately represent the qualifications, views, and findings of colleagues; 
7. Treat fairly and comment responsibly on the professional views of colleagues and members of other professions; 

8. Share the results of experience and research which contribute to the body of planning knowledge; 
9. Examine the applicability of planning theories, methods and standards to the facts and analysis of each particular 

situation and do not accept the applicability of a customary solution without first establishing Its appropriateness I 
the situation; 

10. Contribute time and Information to the development of students, Interns, beginning practitioners and other 
colleagues; 

11. Strive to Increase the opportunities for women and members of recognized minorities to become professional 
planners; 

12. Systematically and critically analyze ethical Issues In the practice of planning. 
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Appendix D 

Alaska Open Meetings Act 

PLANNING COMMISSION DECEMBER 7, 2015 Page 261



 

PLANNING COMMISSION DECEMBER 7, 2015 Page 262



De.pattment gfCommerce. eommunity. B\ld_E®.uomi~Q!!IDW 

Division of Community and Regional Affairs 
sui• of Alaab > Com- > CommiHllty & Rogionll Affairs > Local Govemment Online > Local Govemment & Eloc:ted Offlc:lals > Open Meetings Act 

LocAL GOVERNMENT ONLINE (LOGON) 

ELECTED 0Fr'lCIALS 

Open Meetings Act 

•Introduction 

The State of Alaska's Open Meetings Act (AS 44.62.310-.312) requires that all meetings of a public entity's govenring body be open to the public 
and that the body provide reasonable notice of its meetings. The Open Meetings Act (OMA) is intended to ensure that decisions made and 
actions taken are public knowledge and represent the wiR of the public that the governing body serves. 

In essence, the OMA protects the pub~c·s right to know. 

:.:Narn~tlvc 

To be able to protect the public's right to know. the OMA requires that: 

• all deliberations and action taken by a public entity must be done in public view, with limited exceptions: 

• the public must be provided prior knowledge of all steps occurring in the decision making process. with limited exceptions: and that 

• individual actions of an offiCial are made known. 

In order for these requirements to have full effect. meetings must occur as provided in the notice: and. with few exceptions, the public must be 
aUowed to involve Itself in the meeting. The public must also have access to materials being considered during the meeting. 

In addition to laying out specific steps required for meetings and allowable exceptions, the statutes addressing open meetings speak about the 
state's policy regarding what authority the pubfic has delegated to governing bodies. Following is a synopsis. 

According to the 'Stale Policy Regarding Meetings' (AS 44.62.312): 

• The government exists to aid in conducting the people's business. 

• Government units should act and deNberate openly. 

• The people do not yield sovereignty to government agencies thai serve them. 

• PubNc servants have not been given the right to decide what is good or not good for the people to know. 

People should remain informed so they may retain control over the government they created. 

The use of teleconferences is for convenience of the parties, pubUc. and government. 

• The Open Meetings Act should be narrowly construed to effectuate these policies and avoid unnecessary exemptions 

,. FrequenUy Asked Questions 

What Is the Open Meetings Act? 

The State of Alaska's Open Meetings Act (AS 44.62.310·.312). is a law that addresses the meetings of public entities; it protects the public's right 
to know and their opportunity to be heard. Among other things, the Act: 

•· defines public meetings and public entities: 

• lays out specific requirements for public notice; 

• requires that all meetings of a governmental body or a public entity are open to the public: 

• lays out provisions for attendance at meetings and voting methods; 

• lays out provisions for distribution of meeting materials: and 

• lists the few exceptions to the act as well as matters that may be discussed in executive session. 

In order to assure that the public information/participation provisions of the act are met, the act requires that the public entity must provide 
"reasonable" notice that meets the requirements of the act. To meet these notice requirements the notice must: 

• be provided within a reasonable amount of time prior to the meeting; 

• include the date, time, and place of the meeting: 

• be posted at the principal office of the pubfic entity. in addition to any other methods and locations stated in local ordinance; and 

• be done in the same way each time (consistent). 

What 15 the definition of a meeting that would fall under the provisions of the Open Meetings Act? 

AS 44.62.310(h) provides detailed definitions of "governmental body." "meeting." and "public entity" that, when combined, define what constitutes 
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a public meeting. The act makes a distinction between what ccmstllutes 111 meeting of a pollcyldecllion making body ""d 'o\4lat constitUtes a 
meeting of an lldvisory only body. 

A meeMng of • dldi!Qn or pp!!cy=rrwls!ng body oc:cura llllhen more than three memb.rs or a majority of the members, WhlchMfef' IS le81, engage 
collectively in dflc:usslon of a subject that the body is authorized lo act and st11 policy on and Is therefore aubject to the Open Meetings Act. Under 
this daflnitlon, It doesn't ntter where the meeting OCQ.Irs, if It was prearrangad, or who ar111nged It and could Include unplanned casual or soc:iel 
contact. 

A meeting of an ldyjsorv poly body Ia a prearranged gathering to consider a matter on which 1he entity Ia authorized to advise and aaillt the 
•c111on making body and Ia subject to the prolllslona of the act. The act doesn't specify a number, ao two or more members, if the gath•ing Ia 
pra~~rrenged for the purpoee of conducting any bulln-of the enlfty, could corwtltute a meetinG. 

What type1 of meetings might be conducted thllt would ,...., nota under the Open Meetings Act? 

Following are lhe moat common types of meetings that would ballbjact to the Open Meetlnga Act: 

Blgular MnJ!ngs: Stale law requires that 1ha governing body conduct Its bullnus at regularly lcheduled meetings flat n open to the public. 
_... rneri1gl mu.a be held Ill -.t once a month lnd may be held more often, • requhd or ""'blllhed In 1oc111 ordinance. The local code 
of ordlnancealhould provtdelhe d ... , time, and place of regular meetings so that evatyOne knows when regular meetings wiD take place. The 
pubNc shouldn1 have to wonder about the meeting time. date, and place alwaya changing. If et times It It necessary to reschedule the regular 
mee&lg, notice must be posted Informing the public that the regular meeting has been rHchtduled and .._, it w1 be held. 

Speda! Meetlnql: Special meetings hBYft the ume requirements • regular meetings, except that they ere caDed for a differert lime than that 
fbced for regular meetinga. For example, local ordinance may require that the governing body t"** its regular meeting on the third Tuetdey of 
each month at 7:00 PM at "• munldpal offioea. If the governing body must meat earler, It e~~n cellaapeclll meeting for a dlll'erent dille. The 
1pec:lal meeting doe• not &Ike place lnataad of the regular meetir.a, It Is In addition to the regular meeting. Special meetings should be held rarely 
and criJ to addreu tkne __.lve luues. A special meellng may be held witt INa thM 24 hours notice lal memller8 are pr8l8nt or I absent 
members have waived n writing the required natloe. Waiver of nollca can be made before or after the spacial meeting II held. 

ErneuMmGY M•llt!gs: Eme111ency meetings .. held to address liiUatlons lhat are so urgent that the governing body must meet right tJWay. An 
emergency meeting may be held if a majority of the member& are gillen at 1aeat 24 hours oral or written notice and reasonable efforts are made to 
notify al members. 

Comm!!taa MeotlngB! Perm1nant ("8tandlng1 comnlltten and temporary rad hoc") commllteee of the governing body may be fonned to study 
partiaJiar Issues in more dataU. Standing committee~ may Include the finance commiltae, pubic works committee, Mdlor a facilities cornmltlee. 
Ad hoc commiiiMI are fonnad to eddreU a apecllc liWtlon encl .. dllbended once t.lluatlon hal bMn dealt wlh. ~ !NY be 
compol8d of al members of the gcwemlnQ body (referred to as a committee of the whole), or of fewer met'ftbera, uiuaDy three. A commlltee 
cannot take action on behalf of the full goveming body but Instead makes a recommendation to the govemng body for the govamlng body's 
actlon. USually the commlaee of the whole mealS to diiCUII Items that are not ready for action but need further dlacuAion In an Informal setting. 
For example, the annual budget UIUIIIy requne a wcrtc ... 1on befote It Is rormaDy adoptad. 

Bpard of Equlllration: The gowmlng body, or Its appdnlaes, sits •• the Board of Equalization In municlpelltia$ that levy a prcperty tax. AS 
29.45.200(1) atates, "the governing body tlls 81 a board of equalizlllon for the purpoea of hearing an appul from a determlnlllon of the 
ossessor .• A property owner who believes the 81Sfisor has mada a mistaka In the yearly valuaUon of their property may appeal the aseessor's 
decision to the board of adjultmant. which meets once a year. 

Baclt"Tqp 

How much nottce Ia required to meet the "ruaonlble• public notice provision of the Open Meatlngt Act7 

How nuch notice II requhd depandl on the complexly of h lAUe end the pcMntial effect It~ have. Proper pubic not1ca must be prolliclad in 
advance of the proposed action and local ordlnanoea should state the minimum number of days that notice II required. This nwnbar should be 
adjusted up if the situation warrants additional notice. Special and .-nergency meelklgs require only 24 hours notice or Jess. IIese notice Is given, 
abient members muat wew the notice requl,.ment. Nolca requirements for work sealone and committee meeting~ thould roaow the l8ftt8 
guldeDnes as those establehed i"'local ordinance for regular maelngs. 

Thera are minimum mandatory notice requirements for certain aclions, such u notice of a public hearing on a propoHd ordinance, or elac:tion 
noace. There is, however, no epecific number of days apelled out In llatute thllt defines "reasonable. • The general tone of caaelaw on the subject 
haa euentlefly found that reasonable notice proyldes enough nob that a concemed party will have notice of a propoaed action within enough 
time to be lnvoJIIed In the ~rations. This could vary anywhere tom three months to three days. The notice also t.s to provide enough 
lnformMion to Ill the public know whit tubJec* wiD be CXMred In the meeting. If a compltta ag...Salsn't available at the time or posting, a 
eumnry will work unm the complete agenda is avaQable. 

Local ordinances should contain all of the requltementl for pubic nolice of meetings induding what to lndude In the notice, where the notices are 
poeted, and how eaon before the mae1n0 the nallcel .. pottlld. 

Where and how do" notice have to occur? 

State lllw, AS 44.62.31 O(e), r.qulru that re..,.ble notice Include the date, time, and place of Ita meeting; and, If by leleconfanlnce, the 
1oca1on ct fi'IY te1aconferenc:1 faclllas. It a11o provides flat notice may be given in print or broadcast media; that I be posted at the principal 
office of the pub6c entity or, If no principle office, at a lOcation designated by the governing body: and that It be done In the same way each time 
·consilient: 
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In addllion to the locations required In statute, notice should be posted et walklsed locations In the community like the post office, the stole, 
govemment oftlcas, and the community buDetin board. It may also be publshad In a newspaper of generel clra.llation In the community or 
bloadcut over a local raclo stMion In addition to 8ll'f ether means and locations slated in local ordinance. 

Are there exceptions to the Open Meetings Act and What subjects may be discussed In executive nasion? 

Exceptions to the OMA are discussed In the Exaq!llye Stlllon section of LOGON. 

11 eecret belot voting aiiOWINI under the act? 

Amott ~Maya, no. In llddllion to requk'WlQ that delberatlons of a governing body be open to lle public, the ad also requires that the vote shaU be 
conducted In such a manner that the public may know the vote of each person entlled to vote, Including meetlnp conducled by leltconferenc:e. 
The one exception Is organizational meetings of a gowrnlng body to elect members to various offices, v.tllch are uempled from the requirement 
that lha vote of each member be made public: (AS 44.62. 310(a)) . 

.. telephone polling considered a violation of the Open Meetings Act? 

Whether a phone poD by a member or agent of the governing body would be considered a vlotatlon of the act, depends on the subject matter. If 
the matter irwoiYes an edmk111trative or procedural laue that would not wamtnl public discussion, a phone poll may ba conducted. If, hcMever, 
the phone pol touches on an il8ue that should be dlscgsed in an open meelng or can have the effed of sweytng opinion on a public issue, It 
could be canstdered a violation of the act. 

Bac!ttoTpp 

Who anforcls the Open Meetings Act? 

It is the responslblty of the adrrinilttation and governing body to assure that the provisions of the Open Meetings Act are enforced. Any individual 
may con1est an action administratively through local c:harnlels that they think was done In violafion of the Open Meetings Ad and ulllmately may, 
within 180 days, fila a court acllon iflha Issue isn't remedied locally AS 44.62.310(1). 

There are sewral court cases that have ~ in favor of lhe Open Meetings Ad. When deciding theSe cases. the court doeSn't just consider 
wttether a violation has ocamed, but also consldtrs whether lhe acllon has interfered with the pubic process that the act was Intended to protect. 

Wh.t Ia the cure for a violation of the Open Meetlngt Act? 

Actions taken at meetings that are found to be In violation of the Open Meetings Act may be VOided. Falling to provide proper no11ca can cost a 
great deal of money to defend In addition to the wasted time and effort InVOlved. The governing body can attempt an Informal cure by holding 
another meeting In compliance with lhe Open MeeUngs Ad and conducting a subetanlllll and pubftc reconsideration of the matters. 

If a lawsuit is filed, the court mey void any action taken by the governing body If the court finds that, considerlnu all of the circumstances, the public 
lnlerest In complance with the lllw outwelgN the harm thai would be caused by voiding the action AS 44.62.310(f)). 

In deciding wttether to void an action, the court must consider: 

(1) tha expense that may be Incurred If the ectlon is voided; 

(2) the dlstupllon thai may be caused If the ac:t1on Is voided; 

(3) the possibility of adclftionallitigatlon if the action is voided; 

(4) the extent to which the subject has previously been considered In compliance with the act; 

(5) the amount of tme that has passed since the action was taken; 

(6) the degree to which the action h• coma to be reied on; 

(7) whether and to what extent the governmental body has, before or aflar the IIWSUit was filed, engaged In or anempted to engage In public 
reconsideration of the matter; 

(8) the degree to which the violations were willful, flagrant. or obvious; 

(9) the degree to which the governing body failed to acllere to the policy under AS 44.62.312 (a). 

This does not apply to an advisory only body Chat that has no authority to estabbh policies and Milke <*iaions for the pubic entity (AS 
44.62.310(g)). 

BackiQiqp 

Wh.t effect don .Uorney client privilege have In dealings between a public entity and Ita attorney? 

Execu1ive session procedure requires that the reason for ceDing the executlwt IUiion Ia clearly stated. The attomey..c:llent prtvaege exemption 1o 
the Open Meetfnus ACIIs limltad eo maners where public Interest may be injured. This might Include how to avoid iegalllablllty, ltlgation strategies 
and cancfiCI chcutAAon of facta, a proposed setHament conference, and a conference on a decision to appeal. 

In addition to the rights protected under the O,.n Meetings Act, what rights can tht public expect under state J.w? 
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In addition to the rights protected under the Open Meetings Act, Title 29 reiterates the requirement that all meetings be open to the public and 
also provides that the public will have the right to be heard at regular and special meetings AS 29.20.020. 

AS 29.20.160 lays out the procedures that a governing body must follow in conducting its meetings. These procedures include: 

Provision for identification of the "presiding and deputy-presiding officers; 

• The requirement lhatlhe governing body hold at least one regular monlhly meeting, unless otherwise provided by ordinance; 

• The requirement that the governing body shall provide at least 24-hours notice for special meetings or absent members must waive the notice 
requirement: 

• Clarifa\lon on how actions of the governing bodv are adopted and what r.on11titut~.s £1 quorum: 

• The requirement that all members present shall vote on every question. unless required to abstain; and 

• The reouirement that a governing body maintain a journal of its proceedings that is available to the pubfic. 

AS 29.20.380 assigns certain meeting duties and responsibilities to the municipal clerk. These include: 

Attendance at public meetings; 

• Keeping the journal; 

• Assuring that notice and other requirements for public meetings are complied with: 

• Assuring that public records are available for public inspection; 

• Managing and maintaining public records: and 

• Preparing agendas and agenda packelS. 

Who enforces the local rules under which a municipality conducts Its meetings? 

Governing bo:!ies must have procedures in place and follow them for their meetings. Some of these procedures are in Title 29 and other statutes. 
Others are in the local ordinances, which are usually more specific and detailed than TiUe 29, or In rules of procedure adopted by the governing 
body. 

Essentially, the presiding officer enforces the rules by following them when conducting a meeting and, when there is a question of procedure. the 
clerk, acting as parliamentary advisor, researches the question and proposes an answer, which the presiding officer then rules on. Members of 
the public also enforce the rules by questioning whenever something occurs that doesn't seem to follow the rules. The last resorl for enforcement 

Is a lawsuit. 

.BJ!cl< to 7 0 p 

..- Additional Resource$ 

Publications: 

• Perkins Cole, Alaska's Open Meetings t.m. by Gordon Tans, October 2002, 3rd Edition 

• A Primer for C!t•t Councjl Membe[J 

• Ttte Mavor's HandbooK; f. Primer for SmaH Cjty Mayors 

Recommended web site search topics: 

• Alaska's Open Meetings Act 

..,. Appllc.llble laws and Regulations 

Alaska Constitution 

• Article I. Sactlon 1 Inherent rights. 

• Article I, Section 2 Source of government. 

Article I, Section 22 Right of privacy. 

Alaska Statutes 

• AS 29.20.020 Public meetings, opportunity to be heard . 

• AS 29.20.160 Procedures of governing bodies. 

• AS 29.20.250 Powers and duties of mayor. 

• AS 29.20.300-.320 Boards and commissions 

• AS 29.20.380 Municipal clerk duties, official journal. 

• AS 29.20.500 Powers and duties of a manager. 

• AS 40.25.11o-.120 Public records open lo Inspection, exceptions. 

• AS 44 .62.310 Government mee!ings public. 

• AS 44.62.312 State policy regarding meetings. 
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Some Key Differences between Legislative and Quasi-Judicial Zoning Decisions 

Duties and Powers: l&gislative and Quasi Judicial Functions 

from :MMA's Handbook for Mtmidpal Offt«rt prepared by Joseph].' Wathen, MMA Staff Attorney- June, 1991 

Legislative Role 

While the City Council has very broad executive powers, their legislative, or law-making, powers are limited to what is 
granted by either state law or local charter or ordinance. In other words, they have no inherent right to legislate. 

Ordinances and Regulations, Policies and Bylaws. Legislation which is enacted at the local level is usually enacted 
in the form of an ordinance, although local law is sometimes enacted as regulation. There is no clear and simple 
distinction between an "ordinance" and a "regulation." An ordinance is usually defined as a law adopted by a town or 
city, while a regulation may be adopted by state, federal, municipal or other agencies. In practical terms, an ordinance 
and regulation are often the same thing and may both operate as law. 

A "policy" adopted by the City Council is something different from an ordinance or regulation. "Policy" in the broad 
sense is the municipal officers' statement of general goals, but has no specific force or application. ''Policy" in the 
specific sense refers to a written or unwritten procedure for dealing with a particular situation. For example, the City 
Council can adopt a personnel policy which describes the rights and duties of employees. Or, the City Council can 
adopt a policy on how to run their own meetings and the hours of operation for the City offices. This type of policy is 
often called a "by-law," and regulates internal matters. A policy cannot be used to regulate outside matters such as 
land uses, parking, and so on. Those matters must be controlled by ordinance or regulation. 

While the Planning Commission is unable to pass ordinances, they may be asked by either the City Council or 
residents to (direct staff to) develop a particular ordinance for Council approval An example is a request for a noise 
ordinance. The City Council is not legally required to prepare an ordinance; should the council decide to take action 
this responsibility is generally delegated to staff. 

Statutory authority for the City Council to make law. The City Council is the City's legislative body. No other 
body is authorized to make laws. Likewise, no other body is authorized to make exceptions to laws unless specifically 
allowed by ordinance (such as through a variance). 

Quasi-Judicial Role 

When the Planning Commission is called upon formally to hear facts and make a decision, they are performing a 
quasi-judicial function since this is similar to what judges do in court. This duty most commonly arises for requests for 
variances and conditional uses. 

The Planning Commission also acts in a quasi-judicial capacity when they act as an appeals board for decisions made 
administratively (by staff). Most ministerial decisions are non-discretionary, however, and appeals are rare. Ministerial 
decisions can generally be answered by "yes" or "no;" either you meet the approval criteria or you don't. lbere is no 
discretion in determining compliance. 
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This remainder of this document was created/ compiled by Evan MacKenzie, City Planner 

CITIZEN INFORMATION ABOUT OVASI-JUDICIAL PROCEEDINGS1 

This document was modified &om a document created by the City of Longmont, CO. 
Planning and Development Services Division longmont.planning@ci.longmont.co.us 

Applying constitutional due process (fair hearing) .requirements, state and federal courts have characterized certain 
City Council decisions as legislative and others as "quasi-judicial." It is important to understand the differences 
between legislative and quasi-judicial decisions because the courts require both the City Council and Planning 
Commission to follow special procedures for "quasi-judicial" matters. 

The Council's Legislative Functions 
The Council normally operates as a policy-making body. In that capacity, the Council gathers information at public 
hearings, from informal conversations with citizens and others, from memoranda prepared by City staff, and from 
other sources. The Council then deliberates and implements a policy by enacting an ordinance. This is a legislative 
process by which the Council creates citywide policy that operates prospectively from the effective date of the 
ordinance. For example, when the Council enacts an ordinance setting future citywide noise standards, it is acting in 
its policy-making, or legislative capacity. 

The Council's Quasi-Judicial Functions 
Occasionally the Council must act in a manner similar to a judge in a court of law. Courts call this kind of action 
adjudicatory, or "quasi-judicial". In a quasi-judicial proceeding, the Council is not setting new policy but is a~pl.yiog 
policies expressed by an existing ordinance. statute or n;gulation to ~ast or ~resent facts ~.resented at a hearing. In 
other words, much like a court, the Council is applying the law to facts gathered at the hearing to arrive at its decision. 
Quasi-judicial land use decisions usually apply only to a few specific properties and are not effective citywide. For 
example, when the Council hears an appeal of a Planning and Zoning Commission decision on a specific property or 
development, it is generally operating in its quasi-judicial capacity. 

Some Examples of Quasi-Judicial Council Decisions 
Determining whether a particular Council decision involves legislative or quasi-judicial action sometimes requires 
analysis of court decisions. As a rule, however, "site-specific" land use decisions (including most rezoning decisions)2 

are generally quasi-judicial. On the other hand, courts generally consider the rezoning of large areas consisting of 
many properties legi.slative-3. "Other quasi-judicial matters include historic preservation district permits, conditional 
and special use permits, and variances."4 

1 The City prepared this material for general public information. When prepared, it was a summary and paraphrase of applicable 
rules and court decisions. As a summary, it omits many details that could be important to particular cases or questions. In 
addition, court decisions, ordinances and statutes adopted after preparation of this material may alter its accuracy, completeness 
or applicability. Therefore, citizens should use this material as a general reference only. 

2 Snyder v. City of Lakewood, 189 Colo. 421, 542 P.2d 371 (1975) (site-specific rezoning), Reynolds v. City Council of the City of 
Longmont, 680 P.2d 1350 (Colo. App. 1984) (subdivision plat) 

3 Jafay v. Board of County Commissioners of Boulder County, 848 P.2d 892, 898 (Colo. 1993) 
4 Gerald E. Dahl, Advising Quasi-Judges: Bias, Conflicts of Interest, Prejudgment, at Ex Parte Contacts, The Colorado Lawyer, 

Vol. 33, No.3 [Page 69], March 2004 

Special Rules for Quasi-Judicial Decisions 
In making quasi-judicial decisions, due process (which means a constitutionally fair procedure) generally .requires that 
the decision-making body follow certain rules, including: 

The City must provide advance notice and a reasonable opportunity for interested persons to present evidence 
and argument at the hearing. 

• The decision-making body must make a record of the proceeding, including all information it considers in making 
its decision. City staff will collect letters, email messages and documents submitted at least seven business days 
before the hearing and will include them in the record of the hearing. If there is an appeal of the Planning 
Commission's decision, the City Council will look to see if evidence in the record supports the Commission's 
decision. If there is an appeal of the City Council's decision, the reviewing court will look to see if evidence in the 
record supports the Council's decision. 

PLANNING COMMISSION DECEMBER 7, 2015 Page 270



• The decision-making body must nor comider any infonnation received outside the record (this i:~ called ''ex parte 
communication"), so everyone has a fair opportunity to hear the evidence and argument 1bis includes written 
and \·erbal communication, from any source, including other Planning Conunission / City Council members. 

Ex Parte Communication 
Information (verbal, written, electronic or graphic) received outside of the record is "ex-parte communication." 
Courts generally hold that such communication is improper and may provide legal grounds for overturning a decision. 
This rule against ex-parte communication promotes impartial decisions by ensuring disclosure of all evidence and 
argument presented to the Council in its deliberation and decision. The rule also gives everyone involved a fair chance 
to respond to all infonnation that may affect the decision. 

Communication with Council Members 
Council members and citizens are free to discuss legislative matters at any time. However, both City Council and 
Planning Commission members should not receive information on a pending qyasi-judicial matter outside of the 
official record (mcluding any hearings on the matter). 

Quasi-Judicial 

The action taken and discretion exercised by public administrative agencies or bodies that are obliged to 
investigate or ascertain facts and draw conclusions from them as the foundation for official actions. 

As a general rule, only courts of law have the authority to decide controversies that affect individual rights. One major 
exception to this general rule is the power of an Administrative Agency to make decisions concerning the rights of 
parties. An administrative agency is a body of government created by a legislature and charged with supervision and 
regulation of a particular area of govemment31 concern. Part of the regulatory power given to an administrative 
agency is the power of adjudication. Under the Federal Administrative Procedure Act (60 Stat. 237 [5 U.S.C.A. § 551 
et seq.]), an agency engages in adjudication when it follows a process for the formulation of an order. With the 
exception of rule making, any deCision by an agency that has a legal effect is a quasi-judicial action. Oregon local 
governments follow local procedural law, not the federal law. 

Complaints against administrative agencies often arise when an agent denies benefits or places restrictions on an 
individual. For example, a homeowner who seeks to build another structure on her property must obtain approval 
from a number of administrative agencies. If the local conservation agency refuses to issue a pennit for the building of 
a new structure, the homeowner may appeal this decision in a hearing before the agency's administrative board. The 
board may hear testimony and examine evidence at d1e hearing, and then it will decide whether to issue the pennit or 
uphold the agency's refusal. 

Quasi-judicial activity is limited to the issues that concern the particular administrative agency. For example, the 
Planning Commission may issue a decision on issues concerning administration of discretionary land use issues, but it 
may not write new laws or amend the existing laws that guide the decision-making process. 

The Planning Commission may hold a formal hearing to make a decision only when required by statute. A formal 
hearing is a complete hearing with the presentation of testimony, evidence, and arguments. An informal hearing 
usually is a simple meeting and discussion between an agent of the agency and the individual affected by the agency's 
actions. As a general rule, the scope of a hearing depends on the importance of the right at issue. If the Internal 
Revenue Service attempts to take away a person's homestead, for example, a full hearing would be required. By 
contrast, when an agent of the Department of Safety issues a small fine for illegal parking, the agency needs to provide 
only a brief, one-to-one meeting with a hearing officer regarding the issuance of the fine. 

Quasi-judicial action by an administrative agency may be appealed to a court of law. With a few exceptions, a plaintiff 
generally must exhaust all remedies available through an agency before appealing the agency's decision in a case. In 
Oregon, a plaintiff may not proceed direcdy to the Land Use Board of Appeals (LUBA) or the Court of Appeals 
without exhausting all remedies available in the local jurisdiction. A decision of the Planning Commission must 
proceed through the City Council before an appeal may be filed with a higher body. 
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Further readings 
Mashaw, Jerry L., Richard A. Merrill, and Peter M. Shane. 1992. Administrative LAw: The American Public LAw System; 
Cases and Materials. 3d ed. St. Paul, Minn.: West 
Cross-references 
Administrative Law and Procedur~ Bu;eaugacy: Public Administrative Bodies; Regulation. 
West's Encyclopedia of American Law, edition 2. Copyright 2008 The Gale Group, Inc. All rights reserved. 

quasi-judicial adj., adv. referring to the actions of an agency, board, or other government entity in which there are 
hearings, orders, judgments or other activities similar to those conducted by courts. Example: a public utilities hearing 
on setting telephone company rates is quasi-judicial (See: judicial ~ 

Copyright C 1981-2005 by Gerald N. Hill and Kathleen I. Hill. All Right reserved. 

Risk Management in the Land Use Context; A Primer on How to Avoid Being Sued 
Local government actions related to the development of land, such as planning, zoning, and platting, are a frequent 
source of litigation. Land use decisions routinely affect, sometimes significantly, the value of land parcels, which tends 
to generate litigation from property owners seeking to maximize their properties' value. Sometimes lawsuits cannot be 
avoided; however, the following information will help you to minimize your risk of having to defend against land use 
claims. Here are a few concepts that you need to know and follow, along with suggestions for avoiding land use 
lawsuits: 

1. Involve Professional Staff and Consultants. 
Guidance from planners, engineers, lawyers, and surveyors should be sought throughout the process. They will make 
sure you are up to date on industry and professional standards, and current laws. From the time that a land use 
application is filed to the final decision, the assistance of experts will help in creating a defendable record and a sound 
decision. The land use process has become too complex and technical to navigate without some professional 
assistance. 

2. Stay Current. 
Know the applicable laws and keep local codes and procedures current with appellate court decisions, Growth 
Management Hearings Board decisions, and state statutes. Promptly inform staff and decision makers of new 
decisions. Schedule yearly reviews of your land use code to make sure it meets any new requirements. 

3. Timeliness and Notice. 
Project permit applications are required to be processed within deadlines established by state statutes and local codes. 
Statutes and codes require that notice is given in a certain manner at certain times and usually that public hearings are 
held. Make sure all required notices are given and hearings held. Develop checklists or summaries for the different 
types of applications you process. The checklists should identify the various deadlines and notices applicable to the 
particular application. 

4. Legislative Hearings vs. Quasi-Judicial Hearings. 
Decision-making bodies-boards, councils, and commissions-must understand when they are acting in a legislative 
role and when they are acting in a quasi-judicia} role. The legal standards for what constitutes a valid decision differ 
depending upon which role applies. Quasi-judicial hearings require legal due process for the applicant. More leeway 
exists when acting in a legislative capacity. Hence, more lawsuits arise from quasi-judicial hearings than from 
legislative hearings. 
Decisions of general applicability affecting the community at large are usually legislative in nature. The following land 
use actions are legislative: 

• Adoption, amendment, or revision of comprehensive plans; 
• Adoption of area-wide zoning ordinances; 
• Adoption of area-wide zoning amendments. 

Quasi-judicial land use actions are that determine the legal rights, duties or privileges of specific parties in a hearing 
or other contested case proceeding. The characteristics of matters that are quasi-judicial are the following: 

• The decision applies an existing policy or law rather than creating a new one; 
• The proceedings seek to reach a fact-based decision between two distinct alternatives; 
• The decision has a greater affect on a limited number of specific persons and a lesser affect on the general 

community at large. 
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Examples of decisions that are quasi-judicial.include subdivisions, preliminary plat approvals, conditional use permits, 
rezones of specific parcels of property, variances, and other types of discretionary zoning permits if a hearing must be 
held by statute or local ordinance. If a single proceeding combines both legislative and quasi-judicial functions, treat it 
as a quasi-judicial proceeding. 

5. Fairness and Appearance ofFaimess. 
Government staff and decision makers should avoid making promises to applicants or project opponents. 
Furthermore, the decision makers and government staff should avoid prejudging applications and must not have a 
personal interest at stake in the matter. Personal interests include financial gain or ownership, family or social 
connections, associational or membership ties, and being employed by an applicant or interested party. 

Washington is one of a few states that has the Appearance of Fairness Doctrine, which requires decision makers who 
act in a quasi-judicial role to not only be free from actual bias, but also the appearance of bias. To determine whether 
a violation of the Appearance of Fairness Doctrine has occurred, the question asked is this: Would a fair minded 
person in attendance at this hearing say that everyone was heard who should have been heard, and that the decision 
maker was impartial and free from outside influences? To avoid violations of the Appearance of Fairness Doctrine, 
base decisions solely upon the record, allow everyone to be heard who wants to be heard, and give reasonable credit 
to all infonnation presented, while according the information the weight, or lack thereof, that it deserves. 

6. No Ez Pute Contacts in Quasi-Judicial Proceedings. 
Ex parte contacts are those between a decision maker and one side in a controversy for which that decision maker will 
issue a ruling. Quasi-judicial decision makers should not have ex parte contact with either side in a case. Ex parte 
contacts always should be avoided. If such contact occurs, however, it may be cured by publicly disclosing the 
substance of the ex parte contact, placing it into the record, and providing opportunity for rebuttal by opposing sides. 

Contact among decision-makers outside of a hearing is permitted. However, decision-maken shall not discuss 
pending quasi-judicial decisions outside of a hearing. 

7. Fonow Written Hearing Procedures. 
Proper procedures are important to avoid due process violations, and written procedures are more likely to be 
followed than unwritten ones. Written procedures make everyone aware of the process in advance. Procedures, for 
example, may detail the order of d1e hearing, rules of respect and decorum, and urge those with common views to 
choose a spokesperson. 

8. Base Decisions on the Record. 
Quasi-judicial land use decisions must be based on and supported by the "record." The record consists of testimony 
at the hearing and all documents submitted at the hearing, and those submitted outside the hearing but within a set 
timef:mme (no ex-parte contacts). You should preserve quasi-judicial hearing testimony by either a tape recording or 
court reporter. The documents are typically letters making arguments, maps, staff reports, and drawings, which are 
numbered and admitted as official exhibits and entered into the record. Only hearing testimony and documents 
officially submitted into the record should be used to render a decision. Make sure tape recordings are audible and 
that all speakers, including the decision makers, state their names before speaking. 

9. Consider All Relevant Facts in the Record and Apply Them to the Law. 
Quasi-judicial decision-making tc<.J,uircs applring the law to the facts and coming to lQgicallr supportable decision;,;. 
However, not all facts are equal and it is the duty of decision makers to weigh facts and determine their p.r.obative 
value. A staff report is a good starting point because it should identify all relevant facts available at a given point in 
time. Neighborhood opposition to a project, standing alone without reference to facts relevant to the decision, is not a 
legitimate basis for denial of a land use application. Likewise, unsubstantiated opinions have little value. Quasi-judicial 
hearings are not popularity contests, but forums for gathering relevant facts that bear upon the decision criteria stated 
in state law and local codes. 

10. Create a Written Statement of Findings. 
A clear, written decision applying facts to the applicable law will help avoid lawsuits. The written finding should 
demonstrate that open, considered deliberation occurred, not a pro forma decision of a predetermined outcome. The 
written decision must be more than just an approval of the minutes of the hearings. If the Commission does not 
adopt the findings and conclusions of staff as their own, it is appropriate to request staff to draft a final written 
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decision including the Commission's findings and conclusions and bring it to the next meeting for review and 
approval 

FINDINGS OF FACT OR FINDINGS OF OPINION? 

11. Identify Potential "Problem" Projects Early. 
Recognizing those land use projects that are potential "problems," such as an unclassified use, a novel or controversial 
development, or a contentious developer, early in the process may be helpful for avoiding liability and lawsuits. When 
you or your staff identify a potentially problematic project, it is crucial to seek guidance from professionals such as 
lawyers, planners, and engineers. 

Prepared by Michael B. Tierney, Esq. The information provided herein is intended as a general overview and is not intended to guide 
decisions or provide legal advice in any particular instance. Application of the information in this article to specific situations should 
always be accompanied by advice from professionals in the land use field. (Edited by Evan MacKenzie. Citv of Pendleton stqffl 
bnp: //www.ciaw us / files / documents/ Land Use Doc,pdf 

Let's say you get pulled over by a police officer for going 70 in a 55 zone. You don't engage in a discussion with the 
officer (or a judge) over whether or not the 55-mph zone is appropriate. You were speeding, and the officer issued a 
citation. If you wish to take up the issue with the local City Council to have the speed limit changed to 70, you can do 
that. But until the speed limit is changed, the officer acted appropriately. Changing the speed limit after the fact 
doesn't retroactively mean you didn't break the law. 

The situation is somewhat similar for the Planning Commission. Acting similar to a judge, the Commission would 
determine the appropriate penalty for speeding; they would not contemplate whether or not the speed limit should be 
changed or what the appropriate speed limit should be. Only the City Council can do that, in a public hearing, after 
proper notice and opportunity to comment have been provided. 

The Comprehensive Plan, Zoning Ordinance, Transportation System Plan, etc. are adopted by Council; they have the 
rule of law and cannot be amended or waived except by ordinance. If somebody comes before the Planning 
Commission to request an exception to the plans, it is not within the Commission's power to decide whether or not 
the plans are "right." The plans have oeen made; it is the Commission's duty to act in a quasi-judicial manner to 
determine a proposal's compliance with the plans -nothing more, nothing less. A specific request for a variance, 
substantiated by findings and conclusions that all applicable criteria to grant approval are met, is the only way to 
approve an exception to the law. 

The Commission must weigh all requests based on compliance with adopted standards. The Commission must make 
findings of fact and conclusions of law, based on the approval criteria, that the application merits approval (or 
denial). Only after addressing all of the appropriate approval criteria, and agreeing that the application either meets or 
doesn't meet those criteria, can the Commission arrive at a decision. Discussion of issues not related to the approval 
criteria should be avoided. Testimony that does not relate to the approval criteria, or does not provide the decision­
makers with appropriate information to make a finding, should not be considered as pertinent to the decision. 
Likewise, Commission members should ke«p their commems centered on the approval criteria and to what d~ee the 
proposal does or does not comply with those criteria. If there is any question regarding compliance, it is helpful to 
make a finding that states exactly what the criterion is and how the request meets that criterion. "'The subdivision 
application meets the approval criteria for residential density in the R-2 zone beause the proposed density of 8 units 
per acre is above the minimum of six units per acre and below the maximum of 12 units per acre." 

If the Commission agrees with the findings and conclusions in the staff report, any member of the Commission may 
make a motion to adopt the findings and conclusions prepared by staff as their own. Ideally, there will be two separate 
motions: the fttst to accept the findings and conclusions made by staff, and the second to make a decision based on 
those findings. If, however, the Commission wishes to make findings and conclusions other than (or perhaps contrary 
to or in addition to) those prepared by staff, it should do so prior to acc~ting a motion for approval or denial of the 
~ If new or different findings have been proposed by any member of the Commission, the Commission should 
have a separate vote to accept those findings prior to accepting a motion for approval or denial (based on those 
specific findings and conclusions). If there are any questions regarding compliance with the approval criteria, it can be 
helpful for both the Commission members and the audience to have the Commission address each criterion 
individually, take a yes / no vote on the findings and conclusion, and then move on to the next criterion. Issues that the 
Commission may not find necessary to debate should still be agreed upon before moving on. This keeps the record 
clean, and allows the Commissioners to debate a motion on findings separately from a motion to approve or deny. 
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Each applicable cnteoon should be addressed individually. If there are four criteria that must be satisfied in order to 
make a motion to grant approval, the Commission should go through each criterion individually and confirm that the 
criterion is or is not met Only after the Commission accepts staff's findings or makes its own findings and makes a 
conclusion should the Com.mission move on to the next criterion. 

If the Commission is in general agreement that three of the four criteria are met. they may move through those three 
criteria quickly and then focus discussion only on the undecided criterion, regardless of the order. This may result in a 
more orderly meeting, at the discretion of the Commission. 

When making findings, it is helpful to include the word "because" to show specifically how the criterion is met. For 
example, the fourth criterion in considering a variance is: 

The variance requested is the minimum variance that would alleviate the hardship. 

The Commission must have already made a finding that a hardship exists that is unique to the pmpercy. The 
Commission must then make a ftnding that the variance requested is the minimum variance to eliminate the hardship. 
If an alternate development proposal would relieve the hardship without approval of a variance, or if a lesser variance 
request would accomplish the same or a similar goal, the Commission may make a finding that the criterion is not met 
because the applicant has not proven that no possible alternatives exist. Were all alternatives exhausted? Is the 
hardship specific to the property (which may be used to justify approval), or is it a hardship suffered by a ~ 
(which may not be used to justify approval)? 

Applicants, staff, Commission members and the general public must all know what the applicable criteria are in 
advance of a hearing. The Commission chair should not accept testimony from the applicant or the audience (or 
debate from members of the Commission) that does not relate to the approval criteria, unless the person can 
demonstrate relevance. There are a number of good reasons for this. The code establishes clear and objective 
standards for all proposals to meet. The applicant knows exactly what criteria will be relevant to the decision ahead of 
time. It directs staff to process applications in a consistent manner. It provides the basis for any argument by a 
member of the public in order to demonstrate compliance (or lack thereof) with the standards. It provides a basis for 
making defensible fmdings of~ and conclusions of hm, which justify a decision. It provides the basis for appeal of 
a decision, as well as a defense of the appeal. It protects all parties involved. In short, no surprises. 

Often those in opposition will attempt to assert that criteria beyond those contained in the staff report are applicable 
to a particular decision or type of action. Pursuant ORS 197.829(1), the City rP..serves the right to interpret its own 
ordinances. The Commission may consult with the City Attorney if questions arise regarding what criteria are 
applicable to a decision. 

Planning Commission members and staff do not serve to decide whether or not the code is right; they serve to 
implement the code. If any permit, or an exception to the code is to be approved, it shall be pursuant to satisfaction 
of applicable criteria. The code itself is not up for debate. 

ORS 197.829(1) requires that LUBA must affirm a local government's interpretation of a provision of its land use regulations unless 
LUBA determines that the interpretation: 
(a) Is inconsisteot with the express language of the comprehensive plan or land use regulation; 
(b) Is inconsistent with the purpose for the comprehensive plan or land use regulation; 
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Appendix F 

Planning Department 

Organization Chart 

PLANNING COMMISSION DECEMBER 7, 2015 Page 277



 

PLANNING COMMISSION DECEMBER 7, 2015 Page 278



,
-
~

-
-
-

·
-

--
· ·-·

-
---

--
--

---
··--

---
-···

·
-

-
-
-
-
~

-
--

-·-
--·

 --
---

--~
-
-

1 

O
rg

a
n

iz
a

ti
o

n
 C

h
a

rt
 T

e
m

p
la

te
 

A
b

o
u

t t
h

is
 t
.m

p
la

t.
 

ll
lo

s 
._

,.
..

_
 C

ll
ll

tA
in

s 
ll

lr
M

 o
rv

--
dl

er
lo

,..
,. 

on
..

c/
1 

o
f t

ho
. -

.
g

.
,
.
_

 T
he

 c
ll

a
r
u

-
cru

iiO
d--
-·

 
• 

lb
o

 c
il

lr
t o

n 
pa

ge
 2

 w
a
 ~
 o

n 
M

oc
n>

so
ft 

O
ll'l

co
 P

ow
er

l'o
on

t 2
00

3 
an

d 
po

st
ed

 u
o<

a 
M

lc
ro

ao
·"t

 O
fii

C
2 

!'l
ob

lo
oh

er
 2

00
3 

8S
 1

 p
oc

:tu
oa

 
u .

. 
-
c
h

a
r
t 

t1
 y

g
u

 d
o 

no
t 

hi
ov

e 
-
•
n

t o
r
-

..
. -
.
 Y

ou
 c

on
 .
.
-

C
M

IIO
'IS

 t
o

-
el

l o
tt

 d
o

rK
II

y 
"
' ~
 1

00
:.!

 0
1 

20
03

 

l1
M

I c
ll

ar
t o

n
,.

..
. 3

 w
o
o
~
 0

1 
,_

,a
n

d
 tiM

n 
p

u
te

d
 0

1t
o 
-
-
~
~
a
n
 ..

.a
..

d
d

o
d

 a
b.

!K
t. 

U
..

ll
l•

 e
M

it
 of

 y
ou

 ll
av

oo
 

"
-r

t'
o

tn
t 
20

0~
 o

r 2
00

3 
·
-

· 

1
M

 cl
l.u

t o
n
-
~
-

..
-
a
d

.,
 M

..
.-

O
if

lc
e

 W
o

n
l1

0
0

3
, o

nc
l t

1o
ea

 p
o

o
lld

 U
IID

 P
llb

lo
oh

•r
 1

1
..

, e
rn

lo
ec

lc
*l

 o
1t

ec
t 

11
11

 II
II

I 
d

o
a

rt
 

tl
 y

o
u

 h
..

,.
. -

20
02

 o
r 2

01
13

11
10

CA
11

1d
. 

u
.l

n
g

 th
J.

 t.
m

p
!a

b
t 

T
o 
-t

h
•t

-.
 doc

k 
tJi

oo
-..

, tho
.---

c
o

n
ta

w
 th

ll
cl

la
rt

yo
u 
-
t
o

-
·
 (T

llo
o 
.
-

-•
lo

cl
tlc

l 01
1 t

loo
o 

le
ft

 S
ld

e
o

ft
h

l 
,.

..
..

..
..

 -
b

lr
-)

 M
-,

 tho
. 0

<
9

1
n

-
c1

1a
1t

 a
nd

 cl
oo

lo
l.e

 t
il
e

-
yo

u 
c
lo

n
"
t-

Y
ou

 c
.*

' 1
11

01
 ..

 t
il
e

-
y

o
u

-
lh

to
 a

no
th

or
..

,l
*­

-.
a
n

d
-m

ac
l#

y 
It

 

E
di

ti
ng

 t
h

e
 c

:M
rt

s 
In

 th
is

 ta
a

p
ia

b
t 

.
.
.
.
.
 2
!
~
~
a
.
t
 

Te
-. t

h
l
l
..

,.
._

 c
ll

al
to

n 
th

•-
...

 I'
U
I
I
I
o
l
l
~
.
.
.
.
.
.
.
.
.
,
,
.
~
"
'
*
"
'
-
-
-
N

d
 .
.
_

 Y
ol

dd
 11-

­
,
_

,
,
 11

11 
t
b
l
l
~
 tr

.o
ll

w
, c

ld
c 

A
li

t 
W

 
; 

~.
 ,
_

.
,
 ~
 lt

iM
i 1

11
<0

1 d
d

ld
o

n
 c

-
y

o
u

-
Y

u 
od

d 
• 

o
-.

. d
oo

p,
 

-
..

..
. ~
;
;
I
s
 "

""
""

''
• 
do

ck
""

"-
""

""
""

'' p
oo

lt
 to

 B
ll!

ilc
 a

tl
p

(.
'J

, 
111

411
 11

1'-
11

 (
h

:k
 do

<-
J.

l"
'p

P
 1

""
' \

IIU
III

:. 
YO

II 
U

ll
 ll

l!
;o

 U
'.i4

1 
1

M
..

..
,,

 
-
-

-
o

c
l
l
e
m

e
l
t
o

-
..

..
 _

 
th

oG
 (

1
-l

o
o

b
 

II
II

F
II

 a
..t

. .
..

..
. F
-
~
C
i
i
)
Q
O
-
-
C
I
I
I
o
r
t
 

U.
.t

"i
ff'~

.:
L.

"k
 ~
.
,
 ...

. ts
 t••

 u
~
 t.

..t
t.:

~ t
.t•

 .a
ot

 «
..,

. .
aa

 .,
.,

.,
..

.-
cl

l'
tJ

IV
~o

.,
,l
\
_
.
 v

f.
)J
~"

'·
 

,;J
rc

l 
on

 \J
iq

 'f
l4

f"
" 1

0
 d
~
'
f
 t

hr
-(

)
r
v
.l

n
-
a
.n

 
IM

•~
O:
Jt

 
U
~
r
 t

ill
" 

,·
,.
~r
~u
~,
.,
,t
lf
'!
l 

l.l
l:

.-a
t a

•.:
-l'.

Ji·
A 

t:~
:• 

ru
tA

iu
 

th
'l

 'h
ta

hQ
t"

 l 
'V

ol
t•

 ~
1
1

· 
G

ne
i 
••

r••
 ,•

 
.. .

,.
.,

.~
""

't
tl

.-
rt

liJ
rl

 tt
. ,

k
,s

,f
:"

" 

,.
,.

..
 • 

..
..

.,
.o

io
t;

lll
.lo

u<
l C

k
s
*W

..
..

,C
II

M
 

. 
~
 ..

. -
-

.-
~
 .
. -
·

:!l
fl

ll
 .
.
.
.
.
.
.
.
.
.
.
.
.
.
.
 a

..
 •
••

 _
. .

. .
.,

. .
. .,_

.a.
.. 

il
la

i.
.u
.
.
.
•
o
w
-
-
~
-
.
.
.
-
~
-

-..
..

..
..

..
..

..
..

..
..

..
..

..
..

 ..
, .

..
..

. "
' 

PLANNING COMMISSION DECEMBER 7, 2015 Page 279



M
S

B
 P

la
n

n
in

g
 a

n
d

 L
an

d
 U

s
e

 D
e

p
a

rt
m

e
n

t 
-

O
rg

a
n

iz
a

ti
o

n
 C

h
a

rt
 

W
at

er
 Q

ua
ht

\r 
C

oo
rd

11
1a

to
r 

W
at

er
 Q

ua
lit

y 
C

oO
I"

dm
at

or
 

C
oo

n:
hn

at
O

I"
 

D
IV

IS
IO

n 

S
e

cr
e

ta
ry

 

U
p

d
a

te
d

: 
Ju

n
e 

2
0

1
5

 

P
la

n
n

in
g

 D
ir

ec
to

r 

\ 

P
IIW

no
 Q

ff
tQ

r 
O

..
.l

o
p

m
lt

to
f ~
 O

II
W

 

IP
L

A
II

 ..
 I
_

 &
 

L.
A

III
ID

 U
B

I'
 D

E
_

,.
Il

fl
l1

' 
,,r

.,•,
rt

.. 
"•

1
1

.F
.V

 ..
.. 

~~,
,
t,
•
r
 1

 
;-._

;.,
 
~
 •.

 ,r
:r

;;c
..:

G
"i

 
.. 

. 
. 

. 
--

1 

PLANNING COMMISSION DECEMBER 7, 2015 Page 280



Appendix G 

Oath of Office 
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BOARD AND COMMISSION MEMBERS, BEFORE AITENDING MEETINGS AND 
TAKING OFFICE SHALL TAKE AND SIGN THE FOLLOWING OATH OR 
AFFIRMATION: 

OATH OF OFFICE 

L , having been duly appointed as an official of the 
Matanuska-Susitna Borough, do solemnly swear (or affirm) that I will support and 
defend the Constitution of the United States, the Constitution of the State of Alaska, and 
the Matanuska-Susitna Borough Code,· and that I will honestly, faithfully, and impartially 
discharge my duties as a member of the to 
the best of my ability, so help me God. 

Signed this __ day of _________ __,, 2014 

Subscribed and sworn to before me, a Notary Public 
this day of 2014. 

Notary Public in and for Alaska. 
My Commission Expires: _______ _ _ 

PLANNING COMMISSION DECEMBER 7, 2015 Page 283



 

 

 

 

 

 

 

 

 

 

 

This Page Intentionally Left Blank 

PLANNING COMMISSION DECEMBER 7, 2015 Page 284



Appendix H 

Planning Powers Poster 
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STAFF REPORT FOR 2015 STRUCTURE 

PLANNING COMMISSION RESOLUTION NO. 15-36 

PLANNING COMMISSION RESOLUTION NO. 15-43 
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MATANUSKA-SUSITNA BOROUGH 
Planning and Land Use Department 

Development Services Division 
350 East Dahlia Avenue • Palmer, AK 99645 
Phone (907) 861-7822 • Fax (907) 861-7876 

E-mail: permitcenter@matsugov.us 

DEVELOPMENT SERVICES DIVISION STAFF REPORT 

File Number: 

Applicant & Property Owner 

Request: 

Location: 

Size of Property: 

Public He~ring: 

Planning Commission Action: 

Reviewed By: 

Staff: 

Recommendation: 

EXECUTIVES~ARY 

176520150002 

Ivan & Lynne Schuening 

Planning Commission Resolution No. 15-36 
Planning Commission Resolution No. 15-43 

Request for a setback variance for a structure constructed in 
2015 in accordance with MSB 17.65- Variances 

Clester Extension, Lot 9; 16587 W. Tamarack Cove Drive; 
within Township 17 North, Range 3 West, Section 29, 
Seward Meridian 

.20 acres 

December 7, 2015 

The planning commission shall conduct a public hearing 
and render a decision on the application for a setback 
variance 

Eileen Probasco, Planning & Land Use Director~ 

Alex Strawn, Development Services Manag~ 

Susan Lee, Planner II ~().}'-" 

Denial 

A setback variance request has been submitted to allow a two-story structure constructed in 
2015, measuring 22' x 36' in size, to remain setback 32 feet from the ordinary high water mark 
of Big Lake and 9.1 feet from the west side yard lot line. In order to grant a variance, the 
planning commission must find that each of the requirements of MSB 17.65.020(A) has been 
met. 
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LAND USE 
Existing Land Use: 
The lot is currently developed with a one-story cabin and the newly constructed two-story 
structure. In addition to the two main structures on the lot, there is a shed on the west side of the 
lot and two docks. 

Surrounding Land Use: 
The subject lot is located in Clester Extension Subdivision on the south side of Big Lake. The 
surrounding properties are developed with recreational/part-time residences and full-time 
residences. The lots in Clester Extension range in size from .11 acres to .86 acres in size. 

Staff conducted an analysis of 26 of the surrounding lots in the area. The analysis only looked 
at the waterbody setbacks. Borough assessment records and LiDAR-derived water break line 
and building footprint data were used for the analysis. The analysis indicates that the majority of 
the lots are developed with one primary residential structure. These residential structures are 
either in compliance with the setback requirements or are legal nonconforming structures. Of the 
26 structures analyzed, there is one that has additional living quarters in a separate building from 
the primary residence. This structure is in compliance with the setback requirements. Refer to 
the Commonly Enjoyed Use Analysis figure in the packet. 

IDS TORY 
In May of 2015 the MSB Code Compliance Division received a complaint regarding 
construction of a new foundation for a structure set back less than 75 feet from Big Lake and less 
than 10 feet from the side yard lot line. A Code Compliance Officer contacted the property 
owner regarding this construction and the setback issues. Construction continued and an 
Enforcement Order was issued on July 22, 2015 which required that all construction activities 
cease and to provide the borough with a certified site plan showing that the required setbacks 
were being met. Construction on the structure has continued in order to close it in from the 
elements. The applicant requested a determination as to whether the Borough would consider 
the structure to be a boathouse for purposes of exemption to the waterbody setback requirement. 
The applicant has stated that the structure is a boathouse, but wiU have guest accommodations on 
the second floor. The MSB Development Services Manager issued a determination to the 
property owners that the subject structure, as constructed, did not fit the definition of a 
boathouse. Borough code does not allow habitable structures within the waterbody setback 
requirement. On August 25, 2015 the variance application was submitted in order to attempt to 
resolve the setback violations. (Copies of the Enforcement Order, determination, and policy are 
included in the packet). 

COMPREHENSIVE PLAN 
The property is located within Big Lake planning area. The Big Lake Comprehensive Plan 
Update (August 2009) is applicable to the subject property. Two of the land use goals of the 
plan are: 

• Provide for freedom to enjoy our properties- The plan supports a balance of freedom to 
use property as individuals choose up to that point where one person 's use limits the 
rights of neighbors to enjoy their property. Responsible land use should be in harmony 
with surrounding land use without damaging the health, safety and welfare of adjacent 
property. 
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• Protect the natural environment - As the area grows, actions are needed to avoid 
detrimental effects on well water, quality of surface water, habitat, wetlands and other 
natural environmental features. 

Four types of residential areas are identified in the plan. The subject property is identified as 
"Close-In Residential", which is defined as more concentrated, closer to services. This district 
takes in relatively concentrated residential access; these areas are distinguished by being closer 
to services than dispersed residential areas. " 

The plan has established some Development Guidelines. Some of the guidelines that pertain to 
this property are as follows: 

• Natural Vegetation/Site Disturbance - Encourage retention of existing natural 
vegetation and replant disturbed areas. Grading and clear cutting the entire parcel prior 
to selling or developing land is strongly discouraged. 

• Protection of Water Quality- Use of land adjoining waterbodies should be designed to 
minimize impacts on water quality. Actions to achieve this goal include minimizing 
removal of natural vegetation along the majority of the edge of lakes, streams or 
wetlands, to keep lawn chemicals, silt, and septic eftluents out of the watershed, to inhibit 
bank erosion and provide habitat for wildlife such as ducks and loons, while providing 
some screening of development. 

• Building Setbacks from Waterbodies (new structures)- require at least the MSB 75' 
minimum development setback from streams, lakes, wetlands and other waterbodies; 
"development" is defined as habitable structures. Non habitable structures, such as 
boathouses, shed, decks or saunas can be built within 75' of lakes and streams, but these 
improvements should be designed to have minimal environmental and visual impact on 
the adjoining waterway. 

• Building Setbacks from Waterbodies (existing non-compliant structures) - for 
buildings developed after the date (1987) of the setback ordinance (Chapter 17.55 of the 
Borough Code of Ordinances) and prior to the adoption of the Borough's land use permit 
(2007), special consideration should be given, in keeping with state statutes, to approving 
setback violation appeals caused by inadequate information and communications of that 
information to property owners. This is not advocating blanket approvals of setback 
violations but rather that leeway be given to approving violations that have no adverse 
impact on surrounding properties and waterbodies, and which occurred as honest 
mistakes and not as overt violations of the criteria by people who knew or should have 
known better. The plan recommends these approvals contain restrictions on expanding 
the encroachment or rebuilding a destroyed structure. However, all requests for variances 
must be considered in accordance with Alaska Statute 29.40.040(B). 

The variance request for the structure constructed in 2015 is not consistent with the Big Lake 
Comprehensive Plan as this structure was constructed in 2015. This structure is a large, 
secondary structure, providing living quarters. It is a habitable structure constructed less than 75 
feet from Big Lake, as well as less than 1 0 feet from the west side yard lot line. This structure is 
out of character from the existing residential development in the area. The plan does take a 
position of promoting the protection of water quality and minimizing impacts to waterbodies, 
natural vegetation and the environment. This request does not meet Alaska Statute 29.40.040(B) 
for approval of a variance. 
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The Matanuska-Susitna Borough Comprehensive Plan (2005 Update) also pertains to this 
property. Two of the land use goals state: 

Goal (LU-1): Protect and enhance the public safety, health, and welfare of Borough 
residents. 
Policy LU-1: Provide for consistent, compatible, effective and efficient development 
within the borough. 

Goal (LU-1): Protect residential neighborhoods and associated property values. 
Policy LUl-l: Develop and implement regulations that protect residential development 
by separating incompatible uses, while encouraging uses that support such residential 
uses including office, commercial and other mixed-use developments that are shown to 
have positive cumulative impacts to the neighborhood. 

The proposed setback variance for the 2015 structure is inconsistent with the policies and goals 
of the MSB Comprehensive Plan (2005 Update). The variance will allow inconsistent 
development which does not protect the public safety, health, and welfare of the community, 
which setbacks are designed to further. The structure is set back less than 75 feet from Big Lake 
and less than 10 feet from the west side yard lot line. The structure is out of character with the 
existing residential development in the area. 

REVIEW OF APPLICABLE CRITERIA AND FINDINGS 

MSB 17.03 -Public Notification 
Finding: Notices were mailed to all property owners within Clester Extension and within 
600 feet of the subject property. A total of 31 notices were mailed. The public hearing notice 
was published in the October 13, 2015 Frontiersman. The application material was posted on the 
borough's web site. The application material was also mailed to the Big Lake Community 
Council. The community council did not submit comments. 

In addition to the applicant's responses to code sections 17.65.020 and 17.65.030, see the 
attached Survey Memorandum from Max Schillinger, PE, PLS, All Points North. 

Section 17.65.010 Requirements for Granting a Variance 
(A) In order to grant a variance to the regulations of MSB title 17, the planning commission 

must find that each of the following requirements has been met: 

(1) There are unusual conditions or circumstances that apply to the property for which 
the variance is sought. 

Applicant Response: The lot size is not large enough to drive around the boathouse to 
put a boat/trailer in the boathouse on the lakeside. So, we are asking for a variance to 
back our boats into the boathouse to launch. Therefore we need two doors on the 
boathouse. 

Staff Findings: 
Finding: The subject lot is .20 acres in size. 

Finding: Clester Extension was platted in 1959, which was prior to the adoption of 
borough setback requirements in 1973. 
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Finding: The dimensions of Lot 9, Clester Extension are 106 feet long on the west 
side, 90 feet on the east side, 100 feet wide on the south side (right-of-way) and 78 feet 
wide on the north (lake side). 

Finding: A habitable structure cannot be constructed on this lot due to the lot 
dimensions. 

Finding: The applicant constructed the subject structure. 

Finding: The applicant was notified by the borough that the structure was m 
violation of setback requirements when construction of the foundation was initiated. 

Finding: The borough issued an Enforcement Order which required that all 
' construction activities cease and to provide the borough with a certified site plan showing 
the required setbacks. 

Finding: 
issued. 

Construction on the structure continued after the Enforcement Order was 

Finding: The structure is set back 9.1 feet from the west side yard lot line and 32 
feet from the ordinary high water mark of Big Lake. 

Finding: 

Finding: 
to the lot. 

There is an existing one-story cabin on this lot. 

The construction of this second structure adds a second habitable structure 

Finding: The applicant has stated that this structure is a boathouse with guest 
accommodations on the second floor of the structure. 

Finding: The structure is not designed to function as a boathouse. 

Finding: The structure is considered a habitable structure since it will provide guest 
accommodations. 

Finding: 

Finding: 

Finding: 

Finding: 
lot. 

Habitable structures are not allowed within the 75 foot waterbody setback. 

Structures are not allowed within the 1 0 foot side yard setback. 

The 2015 structure measures 22' x 36' in size and is two-stories in height. 

The 2015 structure is substantially larger than the one-story cabin on the 

Conclusions of Law: Based on the above findings, there are unusual conditions or 
circumstances applicable to this property as the lot is substandard in size and was platted 
prior to the adoption of borough setback requirements. A habitable structure cannot be 
constructed on this lot without a setback variance. The applicant had use of the property 
with the existing one-story cabin on the lot. The 2015 structure is the second 
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substantially larger habitable structure on the lot. The applicant knowingly constructed 
this structure in violation of the setback requirements (MSB 17.65.020(A)(I)). 

(2) The strict application of the provisions of this title could deprive the applicant of 
rights commonly enjoyed by other properties under the terms of this title. 

Applicant Response: The strict application of the provisions of this title would deprive us 
rights commonly enjoyed by other properties if the provisions did not apply on a case by 
case manner due to lot configurations. 

Staff Findings: 
Finding: The subject lot is substandard in size and was platted prior to the adoption 
of borough setback requirements. 

Finding: 
variance. 

A habitable structure cannot be constructed on this lot without a setback 

Finding: The applicant had reasonable use of this property with the existing cabin 
on the lot prior to constructing this new structure. 

Finding: Construction of the 2015 structure added a second, substantially larger, 
habitable structure to the lot. 

Finding: Staff conducted an analysis of commonly enjoyed uses in the area. 
Twenty-six (26) lots in the area were researched. One of these lots has additional living 
quarters in a separate building from the primary residence. This structure is in 
compliance with the setback requirements. (Refer to the Commonly Enjoyed Use 
Analysis in the packet). 

Finding: 
area. 

Two habitable structures on a lot is not a commonly enjoyed use in the 

Finding: Illegally constructed structures should not be considered a use that is 
commonly enjoyed by others. 

Finding: Constructing a structure in violation of the setback requirements does not 
deprive the applicant of rights commonly enjoyed by other properties, as the majority of 
other properties in the area are in compliance with the setback requirements or are legal 
nonconforming structures and do not have a second habitable structure. 

Conclusions of Law: The strict application of the provisions of this title would not 
deprive the applicant of rights commonly enjoyed by other properties, as the applicant 
has use of the property with the existing cabin on the lot. Two habitable structures on a 
lot is not a commonly enjoyed use in the area. Illegally constructed structures should not 
be considered a use that is commonly enjoyed by others (MSB 17.65.020(A)(2)). 

(3) The granting of the variance will not be injurious to nearby property, nor harmful to 
the public welfare. 
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Applicant Response: If the variance were granted it would definitely not be injurious to 
nearby property nor harmful to the public welfare. The lot is adjacent to a property line 
that goes straight up a hillside, basically useless property. This would not be an 
infringement on anyone's property. 

Staff Findings: 
Finding: According to MSB Ordinance 05-023, non-point source pollution 
(pollution that is caused by runoff from land and flooding) is one of the leading causes of 
waterbody degradation in areas of rapid development. 

Finding: 
pollution. 

The 75 foot waterbody setback assists in reducing non-point source 

Finding: Through MSB Ordinance 05-023, the Assembly found that there is a need 
to further reduce the impacts from non-point source pollution and adopted voluntary best 
management practices for development around waterbodies. 

Finding: Adherence to best management practices will reduce non-point source 
pollution and prevent long term waterbody degradation from non-point source pollution. 

Finding: Development within the 75 foot setback directly contributes to non-point 
source pollution and waterbody degradation. 

Finding: Property values will be maintained or enhanced and future waterbody 
remediation costs avoided if best management practices are adhered to. 

Finding: It is in the public's best interest to maintain property values. 

Finding: The lot is wide enough for the structure to have been built in compliance 
with the 10 foot side yard setback requirement. 

Finding: 
properties. 

The purpose of setbacks is to create light, air and open space between 

Conclusions of Law: Granting the variance will be injurious to nearby properties, or 
harmful to the public welfare, because it will allow additional residential development 
within the 75 foot setback requirement, which will contribute to non-point source 
pollution. Granting the variance will decrease the light, air and open space between 
properties (MSB 17.65.020(A)(3)). 

(4) The granting of the variance will be in harmony with the objectives of this title and 
any applicable comprehensive plans. 

Applicant Response: I have no other option. The boathouse will stop theft and keep our 
property clean and not looking cluttered and junkie. 

Staff Findings: 
Finding: MSB Chapter 17.65 - Variances, was written to grant relief to property 
owners whose lots are impacted by topographic constraints and/or existing land use 
regulations thereby making the lot undevelopable. 
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Finding: The subject lot is substandard in size and a habitable structure cannot be 
legally constructed on this lot without a setback variance. 

Finding: There is an existing one-story cabin on the lot. 

Finding: Construction of the 2015 structure added a second, substantially larger, 
habitable structure to the lot. 

Finding: The proposed setback variance is inconsistent with the policies and goals 
of the MSB Comprehensive Plan {2005 Update) as the variance will allow inconsistent 
development which does not protect the public safety, health, and welfare of the 
community which setbacks are designed to further. 

Finding: Through MSB Ordinance 05-023, the Assembly found that there is a need 
to further reduce the impacts from non-point source pollution and adopted voluntary best 
management practices for development around waterbodies. 

Finding: The Big Lake Comprehensive Plan Update (August 2009) established 
development guideline: Natural Vegetation/Site Disturbance - Encourage retention of 
existing natural vegetation and replant disturbed areas. Grading and clear cutting the 
entire parcel prior to selling or developing is strongly discouraged. " 

Finding: The Big Lake Comprehensive Plan Update (August 2009) established 
development guideline: "Protection of Water Quality - Use of land adjoining 
waterbodies should be designed to minimize impacts on water quality. Actions to achieve 
this goal include minimizing removal of natural vegetation along the majority of the edge 
of lakes, streams or wetlands, to keep lawn chemicals, silt, and septic effluents out of the 
watershed, to inhibit bank erosion and provide habitat for wildlife such as ducks and 
loons, while providing some screening of development. " 

.Hnding: The Big Lake Comprehensive Plan Update (August 2009) established 
development guideline: "Building Setbacks from Waterbodies (new structures)- require 
at least the MSB 75' minimum development setbackfrom streams, lakes, wetlands and 
other waterbodies; "development" is defined as habitable structures. Non-habitable 
structures, such as boathouses, sheds, decks or saunas can be built within 75' of lakes 
and streams, but these improvements should be designed to have minimal environmental 
and visual impact on the adjoining waterway. " 

Conclusions of Law: Based on the above findings, the proposed variance is inconsistent 
with the intent of MSB 17.65, the Matanuska-Susitna Borough Comprehensive Plan 
(2005 Update), and the Big Lake Comprehensive Plan Update (2009) (MSB 
17.65.020{A) (4)). 

(5) The deviation from the requirement of this title that is permitted by the variance will 
be no more than is necessary to permit a reasonable use of the property. 

APPlicant Response: No more land would be used other than what is necessary for the 
boathouse to function in harmony with the lot configurations. 
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Staff Findings: 
Finding: There is reasonable use of this lot without a variance, as there is an 
existing one-story cabin on the lot. 

Finding: 
to the lot. 

The 2015 structure added a second, substantially larger, habitable structure 

Conclusions of Law: Based on the above findings, deviation from this title is not 
necessary to permit reasonable use of the property, as there was reasonable use of the lot 
with the existing cabin. The 2015 structure added a second, substantially larger habitable 
structure to the lot (MSB 17.65.020(A)(5)). 

Section17.65.030 Cases Where Variance is R/egal 
(A) A variance from this title may not be granted if: 

(1) Special conditions that require the variance are caused by the person seeking the 
variance. 

Aoolicant Response: We bought a one bedroom cabin on Big Lake, after being informed 
by (2) realtors it could be added on with no problem. There were no restrictions or 
permits required to do the addition. It was grandfathered in. Hindsight, if we had known 
there were restrictions, I would not have purchased the cabin. Especially for the inflated 
price, and all the additional problems that have mounted up. Our peace of heaven has 
caused us a lot of hell. With all the restrictions none of the lots are legal to build on. 
Our setback problem began with the first survey. 

Staff Findings: 
Finding: The person seeking the variance constructed the structure. 

Finding: 
location. 

The applicant chose this particular structure design at this specific 

Finding: The applicant was made aware of the possible setback violation when 
construction of the structure's foundation was first initiated. 

Finding: 
property. 

Finding: 
structure. 

Finding: 

There was an existing cabin on the lot when the applicant purchased the 

There is reasonable use of the lot without the variance for the 2015 

The applicant did not create the substandard size lot. 

Conclusions of Law: Based on the above findings, the person seeking the variance 
caused the need for the variance as he is requesting the variance in order to resolve a 
setback violation for constructing the 2015 structure within 75 feet of Big Lake and less 
than 10 feet from the west side yard lot line (MSB 17.65.030(A)(l)). 
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(2) The variance will permit a land use in a district in which that use is prohibited. 

Applicant Response: When we came up, our intention was to have family, friends & 
especially grandchildren be able to stay with us. It was & is impossible with one 
bedroom to do so. We love the trapper's cabin for our use. 

Staff Findings: 
Finding: The subject lot is not in a special land use district. 

Finding: Residential structures are permitted on this property. 

Finding: The variance, if granted, will allow an illegally constructed structure to 
remain in its current location. 

Conclusions of Law: Based on the above findings, the variance, if granted, will not 
permit a land use in a district in which that use is prohibited, as residential structures are 
permitted on this site. The variance, if granted will allow an illegally constructed 
structure to remain in its current location (MSB 17.65.030(A)(2)). 

(3) The variance is sought solely to relieve pecuniary hardship or inconvenience. 

Applicant Response: There are currently no longer any hotels in Big Lake. That means 
we would have to go 19 miles to Wasilla to find additional lodging. Thirty-eight 
additional miles a day. I am not asking to build an apartment - just a bedroom above the 
boathouse. My mom is 87 years old and can't drive. Most of our grandchildren are not 
old enough to drive. 

Staff Findings: 
Finding: The request to allow the 2015 structure to remain in this location is a 
matter of the applicant's preference and convenience. 

Conclusions of Law: Based on the above findings the variance is being sought solely to 
relieve the pecuniary hardship or inconvenience as the applicant chose to build this 
particular structure at this specific location in violation of the setback requirements. The 
request to allow this structure to remain in this location is a matter of the applicant's 
preference and convenience (MSB 17.65.030(A)(3)). 

STAFF RECOMMENDATIONS 
Staff is recommending denial of this variance request for the 2015 structure as it does not meet 
all of the requirements in MSB 17.65.020(A) for approval and violates two of the prohibitions 
contained in MSB 17.65.030(A). See also Alaska Statute 29.40.040(b)(l-3). Should the 
Planning Commission choose to approve the variance for the 2015 structure they must make 
findings for approval and amend the resolution. 
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MATANUSKA-SUSITNA BOROUGH 
Planning and Land Use Department 

Development Services Division 
350 East Dahlia Avenue • Palmer, AK 99645 
Phone (907) 861-7822 • Fax (907) 861-7876 

E-mail: permitcenter@matsugov.us 

DEVELOPMENT SERVICES DIVISION STAFF REPORT 

File Number: 

Applicant & Property Owner 

Request: 

Location: 

Size of Property: 

Public Hearing: 

Planning Commission Action: 

Reviewed By: 

Staff: 

Recommendation: 

EXECUTIVE SUMMARY 

176520150002 

Ivan & Lynne Schuening 

Planning Commission Resolution No. 15-44 

Request for a setback variance for expansion of a one-story 
cabin in accordance with MSB 17.65- Variances 

Clester Extension, Lot 9; 16587 W. Tamarack Cove Drive; 
within Township. 17 North, Range 3 West, Section 29, 
Seward Meridian 

.20 acres 

December 7, 2015 

The planning commission shall conduct a public hearing 
and render a decision on the application for a setback 
variance 

Eileen Probasco, Planning & Land Use Director ~ 

Alex Strawn, Development Services Manage@ 

Susan Lee, Planner II~ 
Approval 

A setback variance request has been submitted to allow an existing one-story cabin to remain set 
back 14 feet from the Tamarack Cove Drive right-of-way, seven feet from the east side yard lot 
line and 55 feet from the ordinary high water mark of Big Lake. In order to grant a variance the 
planning commission must find that each of the requirements of MSB 17 .65.020(A) has been 
met. 
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LAND USE 
Existing Land Use: 
The lot is currently developed with a one-story cabin and the two-story structure constructed in 
2015. In addition to the two main structures on the lot, there is a shed on the west side of the lot 
and two docks. 

Surrounding Land Use: 
The subject lot is located in Clester Extension Subdivision on the south side of Big Lake. The 
surrounding properties are developed with recreational/part-time residences and full-time 
residences. The lots in Clester Extension range in size from .11 acres to .86 acres in size. 

IDS TORY 
The original portion of the existing cabin was constructed in 1960, which was prior to the 
adoption of borough setback requirements. When the cabin was originally constructed it was set 
back 22 feet from the Tamarack Cove Drive right-of-way and less than 75 from Big Lake. In 
1991 an addition to the east side of the cabin was constructed. This addition is in violation of the 
waterbody and right-of-way setback requirements. Between 2008 and 2012 the cabin was raised 
and a foundation/crawl space was constructed and a deck on the lakeside of the cabin was 
constructed. The 2008- 2012 additions are in violation of the waterbody and side yard setback 
requirements. The current owner did not construct these additions. The original structure was 
eligible for pre-existing legal nonconforming status (grandfather rights). The structure is no 
longer eligible for a pre-existing legal nonconforming status detennination due to the date of 
construction of the additions. Borough code 17.80.060(A)(1) states in part "A nonconforming 
structure may not be enlarged or altered vertically or horizontally in a way which would 
increase the height, width, depth, areas, or volume of the structure except as specifically allowed 
by the current code for similar new structures in that location. " 

The owner applied for pre-existing legal nonconforming status (grandfather rights) for the one­
story cabin. However, staff conducted a site visit and researched the borough assessment records 
and determined that subsequent additions had been constructed to the cabin in violation of the 
setback requirements. Staff discussed this with the applicant and the decision was made to also 
include the one-story cabin in the variance request for the 2015 structure. 

COMPREHENSIVE PLAN 
The property is located within the Big Lake planning area. The Big Lake Comprehensive Plan 
Update (August 2009) is applicable to the subject property. Two of the land use goals of the 
plan are: 

e Provide for freedom to enjoy our properties- "The plan supports a balance of freedom 
to use property as individuals choose up to that point where one person 's use limits the 
rights of neighbors to enjoy their property. Responsible land use should be in harmony 
with surrounding land use without damaging the health, safety and welfare of adjacent 
property. 

• Protect the natural environment - As the area grows, actions are needed to avoid 
detrimental effects on well water, quality of surface water, habitat, wetlands and other 
natural environmental features. 
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Four types of residential areas are identified in the plan. The subject property is identified as 
"Close-In Residential", which is defined as more concentrated, closer to services. This district 
takes in relatively concentrated residential access; these areas are distinguished by being closer 
to services than dispersed residential areas. " 

The plan has established some Development Guidelines. Some of the guidelines that pertain to 
this property are as follows: 

• Natural Vegetation/Site Disturbance - Encourage retention of existing natural 
vegetation and replant disturbed areas. Grading and clear cutting the entire parcel prior 
to selling or developing land is strongly discouraged. 

• Protection of Water Quality- Use of land adjoining waterbodies should be designed to 
minimize impacts on water quality. Actions to achieve this goal include minimizing 
removal of natural vegetation along the majority of the edge of lakes, streams or 
wetlands, to keep lawn chemicals, silt, and septic effluents out of the watershed, to inhibit 
bank erosion and provide habitat for wildlif~ such as ducks and loons, while providing 
some screening of development. 

• Building Setbacks from Waterbodies (new structures)- require at least the MSB 75' 
minimum development setback from streams, lakes, wetlands and other waterbodies; 
"development" is defined as habitable structures. Non habitable structures, such as 
boathouses, shed, decks or saunas can be built within 75' oflakes and streams, but these 
improvements should be designed to have minimal environmental and visual impact on 
the adjoining waterway. 

• Building Setbacks from Waterbodies (existing non-compliant structures) - for 
buildings developed after the date (1987) of the setback ordinance (Chapter 17.55 of the 
Borough Code of Ordinances) and prior to the adoption of the Borough's land use permit 
(2007), special consideration should be given, in keeping with state statutes, to approving 
setback violation appeals caused by inadequate information and communications of that 
information to property owners. This is not advocating blanket approvals of setback 
violations but rather that leeway be given to approving violations that have no adverse 
impact on surrounding properties and waterbodies, and which occurred as honest 
mistakes and not as overt violations of the criteria by people who knew or should have 
known better. The plan recommends these approvals contain restrictions on expanding 
the encroachment or rebuilding a destroyed structure. However, all requests for 
variances, must be considered in accordance with Alaska Statute 29.40.040(8). 

The variance request for the one-story cabin is consistent with the Big Lake Comprehensive 
Plan. The original portion of the structure was constructed in 1960, prior to the adoption of 
borough setback requirements. However, subsequent additions increased the size of the 
nonconforming structure. The current owner did not construct the additions to the cabin. The lot 
is substandard in size and a habitable structure cannot be constructed in compliance with the 
setback requirements. The Big Lake Comprehensive Plan does not directly address the 
expansion of structures built legally at the time of construction. The one-story cabin is not out of 
character with the existing residential development in the area and is a reasonable use of the 
property. 

The Matanuska-Susitna Borough Comprehensive Plan (2005 Update) also pertains to this 
property. Two of the land use goals state: 
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Goal (LU-1): Protect and enhance the public scifety, health, and welfare of Borough 
residents. 
Policy LU-1: Provide for consistent, compatible, effective and efficient development 
within the borough. 

Goal (LU-2): Protect residential neighborhoods and associated property values. 
Policy LU2-l: Develop and implement regulations that protect residential development 
by separating incompatible uses, while encouraging uses that support such residential 
uses including office, commercial and other mixed-use developments that are shown to 
have positive cumulative impacts to the neighborhood. 

The variance request for the one-story cabin is consistent with the policies and goals of the MSB 
Comprehensive Plan (2005 Update) as a residential structure cannot be constructed on the lot 
without a setback variance and the cabin is similar to the residential development in the area. 

REVIEW OF APPLICABLE CRITERIA AND FINDINGS 

MSB 17.03 -Public Notification 
Finding: Notices were mailed to all property owners within Clester Extension and within 
600 feet of the subject property. A total of 31 notices were mailed. The public hearing notice 
was published in the October 13, 2015 Frontiersman. The application material was posted on the 
borough's web site. The application material was also mailed to the Big Lake Community 
Council. The community council did not submit comments. 

Section 17.65.020 Requirements for Granting a Variance 
(A) In order to grant a variance to the regulations of MSB title 17, the planning commission 

must find that each of the following requirements has been met: 

(1) There are unusual conditions or circumstances that apply to the property for which 
the variance is sought. 

Staff Findings: 
Finding: The subject lot is .20 acres in size. 

Finding: Clester Extension was platted in 1959, which was prior to the adoption of 
borough setback requirements in 1973. 

Finding: The dimensions of Lot 9, Clester Extension are 106 feet long on the west 
side, 90 feet on the east side, 1 00 feet wide on the south side (right-of-way) and 78 feet 
wide on the north (lake side). 

Finding: A habitable structure cannot be constructed on this lot due to the lot 
dimensions. 

Conclusions of Law: Based on the above findings, there are unusual conditions or 
circumstances applicable to this property as the lot is substandard in size and was platted 
prior to the adoption of borough setback requirements. A habitable structure cannot be 
constructed on this lot without a setback variance. (MSB 17.65.020(A)(l)). 
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(2) The strict application of the provisions of this title could deprive the applicant of 
rights commonly enjoyed by other properties under the terms of this title. 

Staff Findings: 
Finding: The subject lot is substandard in size and was platted prior to the adoption 
of borough setback requirements. 

Finding: 
vanance. 

A habitable structure cannot be constructed on this lot without a setback 

Finding: The one-story cabin is not out of character with the residential 
development in the area, as the majority of other properties in the area are developed with 
only one habitable structure. 

Conclusions of Law: The strict application of the provisions of this title would deprive 
the applicant of rights commonly enjoyed by other properties, as t.lte lot is substandard in 
size and was platted prior to the adoption of borough setback requirements. A habitable 
structure cannot be constructed on the lot without a setback variance. The majority of the 
surrounding properties are developed with only one single-family residence (MSB 
17.65.020(A)(2)). 

(3) The granting of the variance will not be injurious to nearby property, nor harmfUl to 
the public welfare. 

Staff Findings: 
Finding: Based on the evidence submitted, the subject structure would not be 
harmful to the public, nor would it be injurious to nearby property. 

Finding: The one-story cabin has been at this location since 1960 and there have 
not been any complaints filed regarding the cabin and the subsequent additions to the 
cabin. 

Finding: Pre-existing legal nonconforming status (grandfather rights) had not been 
previously applied for or approved for the one-story cabin. 

Finding: The cabin was eligible for pre-existing legal nonconforming status 
(grandfather rights) until the subsequent additions were constructed which enlarged the 
nonconforming structure. 

Finding: The original 20' x 22' cabin was enlarged with an 11 ' x 18' addition in 
1991. Sometime between 2008 and 2012 a deck was added and the cabin was raised to 
add a foundation/crawlspace. 

Conclusions of Law: Granting the variance will not be injurious to nearby property, nor 
harmful to the public welfare (17.65.020(A)(3)). 

( 4) The granting of the variance will be in harmony with the objectives of this title and 
any applicable comprehensive plans. 
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Staff Findings: 
Finding: MSB Chapter 17.65 - Variances, was written to grant relief to property 
owners whose lots are impacted by topographic constraints and/or existing land use 
regulations thereby making the lot undevelopable. 

Finding: The subject lot is substandard in size and a habitable structure cannot be 
legally constructed on this lot without a setback variance. 

Finding: The one-story cabin is similar to other residential structures in the area. 

Finding: The Big Lake Comprehensive Plan Update (2009) established 
development guideline: "Building Setbacks from Waterbodies (existing non-compliance 
structures) -for buildings developed after the date (1987) of the setback ordinance 
(Chapter 17.55 of the Borough Code of Ordinances) and prior to the adoption of the 
Borough's land use permit (2007), special consideration should be given, in keeping with 
state statutes, to approving setback violation appeals caused by inadequate information 
and communication of that information to the property owners. " This is not advocating 
blanket approvals of setback violations but rather that leeway be given to approving 
violations that have no adverse impact on surrounding properties and waterbodies, and 
which occurred as honest mistakes and not as overt violations of the criteria by people 
who knew or should have known better. The plan recommends these approvals contain 
restrictions on expanding the encroachment or rebuilding a destroyed structure. " 
However, all requests for variances must be considered in accordance with Alaska 
Statute 29.40.040(B)." 

Finding: The Big Lake Comprehensive Plan Update (2009) does not directly 
address the expansion of structures built legally at the time of construction. The plan 
does take a position of promoting the protection of water quality and minimizing impacts 
to waterbodies, natural vegetation and the environment. 

Finding: The variance request is consistent with the Big Lake Comprehensive Plan 
Update (2009) as the original portion of the cabin was constructed prior to the adoption 
of borough setback requirements. The current owner did not construct the additions to 
the cabin. 

Finding: The lot is substandard in size and a habitable structure cannot be 
constructed on this lot without a setback variance. 

Finding: The one-story cabin is in character with the existing residential 
development in the area. 

Finding: Two of the land use goals of the Matanuska-Susitna Borough 
Comprehensive Plan (2005 Update) state: 

• Goal (LU-1): Protect and enhance the public safety, health, and welfare of 
Borough residences 

• Policy LU-1 : Provide for consistent, compatible, effective, and efficient 
development within the Borough. 
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• Goal (LU-2): Protect residential neighborhoods and associated property values. 
• Policy LU2-1: Develop and implement regulations that protect residential 

development by separating incompatible uses, while encouraging uses that 
support such residential uses including office, commercial and other mixed-use 
developments that are shown to have positive cumulative impacts to the 
neighborhood. 

Conclusions of Law: Based on the above findings, the proposed variance does meet the 
intent of MSB 17.65 and does meet Alaska Statute 29.40.040(B) for approval and is 
consistent with the goals of the Big Lake Comprehensive Plan Update (2009) and the 
goals and policies of the Matanuska-Susitna Borough Comprehensive Plan (2005 Update) 
(MSB 17.65.020(A)(4)). 

(5) The deviation from the requirement of this title that is permitted by the variance will 
be no more than is necessary to permit a reasonable use of the property. 

Staff Findings: 
Finding: Clester Extension was platted prior to the adoption of borough setback 
requirements. 

Finding: Lot 9, Clester Extension is substandard in size and a habitable structure 
cannot be constructed on this lot without a setback variance. 

Finding: The one-story cabin is in character with the existing residential 
development in the area. 

Conclusions of Law: Based on the above findings, deviation from this title is no more 
than necessary to permit a reasonable use of the property as a habitable structure cannot 
be constructed on the lot without a setback variance and the one-story cabin is m 
character with the surrounding residential development (MSB 17.65.020(A)(5)). 

Section17.65.030 Cases Where Variance is Rlegal 
(A) A variance from this title may not be granted if: 

(1) Special conditions that require the variance are caused by the person seeking the 
variance. 

Staff Findings: 
Finding: The person seeking the variance did not construct the original structure or 
the subsequent additions. 

Finding: The applicant did not create the substandard lot size. 

Finding: A habitable structure cannot be constructed on the substandard size lot 
without a setback variance. 

Conclusions of Law: Based on the above findings, the special conditions that require the 
variance were not caused by the applicant as he did not create the substandard lot size or 
construct the cabin and subsequent additions (MSB 17.65.030(A)(l)). 
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(2) The variance will permit a land use in a district in which that use is prohibited. 

Staff Findings: 
Finding: The subject lot is not in a special land use district. 

Finding: Residential structures are permitted on this property. 

Finding: The variance, if granted, will allow an existing one-story cabin to remain 
in its current location. 

Conclusions of Law: Based on the above findings, the variance, if granted, will not 
pennit a land use in a district in which that use is prohibited, as residential structures are 
pennitted on this site. The variance, if granted, will allow an existing one-story cabin to 
remain in its current location (MSB 17.65.030(A)(2)). 

(3) The variance is sought solely to relieve pecuniary hardship or inconvenience. 

Staff Findings: 
Finding: The applicant did not construct the original cabin or subsequent additions. 

Finding: Clester Extension was platted prior to the adoption of borough setback 
requirements. 

Finding: Lot 9, Clester Extension is substandard in size. 

Finding: A habitable structure cannot be constructed on this lot without a setback 
variance. 

Conclusions of Law: Based on the above findings the variance is not being sought solely 
to relieve pecuniary hardship or inconvenience as the current owners did not construct the 
structure and a habitable structure cannot be constructed on this lot without a setback 
variance (MSB 17.65.030(A)(3)). 

STAFF RECOMMENDATIONS 
Staff is recommending approval of the variance request as it meets the requirements in MSB 
17.65 for approval. Should the Planning Commission choose to deny the variance for the one­
story cabin they must make findings for denial and amend the resolution. 
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CORNER NOTES 

® 
® 
© 

Found S/ 8" rebar with red plastic cap pipe marked "LS 4588", 12" below 
ground. Held as survey origin. 

Found 1/ 2" Iron pipe, no cap, leaning northeasterly towards Big Lake. Tie 
to base and held as northwest corner of Lot 11. 

Found 5/8" rebar with red plastk cap pipe marked "LS 4588", flush. 

N 

LOT7 

@ 

® 
® 

Found bent 5/ 8" rebar with red plastic cap p ipe marked "LS 4588", tie to 
base of rebar. 

Found 5/8' rebars with no caps. 

Found 5/ 8" rebar with red plastic cap pipe marked "I.S 4588". 

LOTS 

A 

@ 

® 
CD 
0 

Found 1 1/2" Iron Pipe as noted on plat W-68. 

Found 1/2'1ron pipes with no caps. 

Found 1/2" Iron pipe, loose, tie base. 

Found I 1/2" Iron pipe, extending 
horizontally out oft he bank of Big Lake. 
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BASIS OF BEARINGS 
The Basis of Bearings of this Survey Is found monuments for the 
southwest corner of Lot 11 , and the southeast corner of Lot 1 5, having a 
record bearing of N 80' 48'30" W per Plat Numbers W-68 and 65-11 , 
Palmer Recording Distrkt. 
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Record Data per Clester Extension Subdivision, Plat Number 
W-68, unless otherwise noted. 

Other Found Monuments as described in corner notes. 

Monument searched for and not found. 

e Set S/8" Rebar with piastlc cap marked "SCHILLINGER lS 12039" 
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SURVEYORS STATEMENT 
I hereby ce rtify that I am a Professional Land Surveyor 
registered In the State of Alaska, that this plat represents a 
survey made by me or under my direct supervision, and the 
monuments shown hereon actually exist as described, and 
that all dimensions and other detaHs are correct. 
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SURVEY NOTES 
1) This survey does not constitute a subdivision as defined by A.S. 

40.1 5.490 (2). 

2) The purpose of this survey is to locate existing monuments and set 
missing monuments for Lot 9, Clester Extension Subdivision, Plat 
Number W-68, Palmer Recording District, Alaska. 
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SITE PHOTOGRAPHS -
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MATANUSKA-SUSITNA BOROUGH 
Planning and Land Use Department . 

Development Services Division Matanuska- Susitna Borough 
350 East Dahlia Avenue • Palmer, AK. 99645 Deve1opment Services 

Phone (907) 861-7822 • Fax (907) 861-7876 AUG 2·5 2015 
Email: PermitCenter@matsugov.us 

tp>~ APPLICATION~RAVARIANCE-MSB17.6s Received 
CarefUlly read instructions and applicable borough code. Fill out forms completely. Attach 
information as needed. Incomplete applications will not be processed. 

Application fee must be attached: 
_- __ $1,000 for Variance 
Prior to the public ·hearing, the applicant must also pay the mailing and advertising fees 
associated with the application. Applicants will be provided with a statement of advertising and 
mailing charges. Payment must be made prior to the application presentation before the 
Borough Planning Commission. 

Subject Property Township: I 7 Y , Range:~,3 ~. Section: ,t ? , Meridian __ 

MSB Tax Acct # ~ 3 Y P c:>a o L. .D~ -9 w-coe • , 
SUBDMSION: C / .&.. $~/ ,~4 ~· ~LOCK(S): __ ___, LOT(S): ? 
STREET ADDRESS: . 

(US Survey, Aliquot Part, Lat. /Long. etc)-------------------

Ownership A written authorization by the owner must be attached for an agent of contact person, if 
the owner is using one for the application. Is authorization·attached? o Yes o No oN/A 
Name of Property Owner Name of Agent/ Contact for application 

Z:#o , T L~ dd.e- 5"J<-A-A n :7 --------------"' / 
Address: ;(p ~£2 ~? ??£ Address:---- -----

a et~<'¥a. ·~ f 7RD ~ 
Phne: Hm~~~~ax Pbne: Hm Fax. ____ _ 
~-'-? l?.:t7~ ~ell ..$?$-?/ :F-~;I' 7 Wk Cell ____ _ 
E-mail {Z.v:t:::L nS <f!?< ,p~ -C-o~ E-mail _________ _ 

Description Attached 
A variance from MSB 17. is being applied for and is specifically described. 
Provide a detailed written description as to wh_y_ the variance is required. 

Drawings Attached 
A boundary survey and site plan of the proposed and/or existing development, of 
the particular parcel or parcels affected. (See attached survey standards checklist). 
The survey must be submitted under the seal of an Alaska registered professional 
land surveyor. 
Structural elevation drawing(s) for the purpose of indicating the proposed height 
and bulk, view and other dimensions of the subject structure. 
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I grant permission for borough staff members to enter onto the property as needed to process this 
application and monitor compliance. Such access will at a minimum, be allowed when the activity is 
occurring and. with prior notice. at other times necessary to monitor compliance. 

The information submitted in this application is accurate and complete to the best of my knowledge. • .. 1"7 f' 
_ ::CV~LY? v~~~~ >0~-:~7:/ 

· ed Name Date 

Signature: Agent PnntedName Date 
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In order to grant a variance from MSB Title 17, the Planning Commission Attached 
must find that each of the following requirements has been met (17.65.020). 
Explain how the request meets each requirement. Include information such 
as physical surroundings, shape or topographical conditions of the property 
which would su}!P_ort the ~antin_g of a variance. 

1. What 1musual conditions or circumstances apply to the property for which 
the variance is sought? 

2. How the strict application of the provisions of this title will deprive you 
of the rights commonly enjoyed by other properties under the terms of this 
title. 

3. Why the granting of the variance will not be injurious to nearby property, 
nor harmful to the public welfare. 

4. How will the granting of the variance be in harmony with the objectives 
of this title and any applicable comprehensive plans? 

5. How the deviation from the requirements of this title as permitted by the 
variance will be no more than is necessary to permit a reasonable use of 
the property. 

A variance may not be granted if any of the conditions listed below are true. Attached 
Explain why each condition is not applicable to this application. 

1. The special conditions that require the variance are caused by the person 
seeking the variance. 

2. The variance will permit a land use in a district in which that use is 
prohibited. 

3. The variance is sought solely to relieve pecuniary hardship or 
inconvenience. 

OWNER'S STATEMENT: I am owner of the following property: 

MSB Tax parcel ID #(s) OOoL 00 and, 
I hereby apply for approval a set ack variance on that property as described in this application. 

I understand all activity must be conducted in compliance with all applicable standards ofMSB 17.55 and 
MSB 17.65 and with all other applicable borough, state or federal laws. 

I understand that other rules such as local, state and federal regulations, covenants, plat notes, and deed 
restrictions may be applicable and other pennits or authorization may be required. I understand that the 
borough may also impose conditions and safeguards designed to protect the public's health, safety and 
welfare and ensure the compatibility of the use with other adjacent uses. 

I understand that it is my responsibility to identify and comply with all applicable rules and conditions, 
covenants, plat notes, and deed restrictions, including changes that may occur in such requ1rements. 

I understand that this permit and zoning status may transfer to subsequent owners of this land and that it is 
my responsibility to disclose the requirements of this status to the buyer when I sell the land. 

I understand that changes from the approved variance may require further authorization by the Borough 
Planning Commission. I understand that failure to provide applicable documentation of compliance with 
approved requirements, or violation of such requirements will nullify legal status, and may result in 
penalties. 

Revised 7/1/2015 Permit# --------------------- Page 2 of3 
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Mala!tuska - Susitna Borough 
Development Satvices 
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Matanuska- Susitna Borough 
Development Services 

SEP 18 2015 

Received 
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- --
----

NOTES: 

LOT 8 
LOT 9 

0.20 AC. 

--c 

~)=RECORD DATA PER PLAT 
ohu=OVERHEAO U11UllES 
A.G.=ASOVE GROUND 
ELEC.=I:.1.ECTRIC 
PEO:aPEOEST AL 
fND.•FOUNDA 1101~ 
(TYP.)=T'I'PICAL 
W.D.::*l1NESS DISTANCE 

LOT 10 

--- -- --
-
-

1. EXCEPTING fOR GROSS NEGUGENCE, THE UABitllY FOR THIS SU!M:'f SHAU. NOT EXCEED THE COSf Of PREPAAING i'riiS SURVE.Y. 
2. THIS SURVEY REPRESENTS VISIBLE IMPRO'VEMENTS It COI.fOJOONS ON THE llA1E OF SURVEY. 
3 . THIS DOCUUENT DOES NOT CONSm"UTE A BOUNDARY SU~ & I~ SVOJI:;CT TO I'H'f INACCURACIES THAT 1\ :IUitSEQUflfT 

BOUNDARY SURVEY MAY DISCLOSE. 
4. Tl-ltS SURVEI' SUBSTAH11ALLY COMPUES WITH ASPLS MORTGAGE STANOMDS. 
5. TIES TO PARTlAt.LY UONUh.tEIIlTED OR UNMONUMENTED ~OPER'IY UNES ARE i-1 FT. 
6. THIS SURVEY PERfORMED FOR IVAN SCHUENING, IT SHOULD ONLY BE USEO FOR A SINGLE PROPERlY TRANSACTION. REUSE OF 

THIS DRAWING FOR NoN PURPOSE NOT STAiED ABOVE VJJTHOUT l}IE EXPRESS WRITTEN CONSENT OF AI.ASK.l. Rlt.l ENOINEERI~G, INC. 
IS A VIOLATION Of FEDERAL COPYRIGHT LAW. 

EXCLUSION NOTE: IT IS l}IE P.ESPONSIBIUTY OF THE OWNER TO DETERMINE THE EXISTENCE OF AtN EASEMENTS, COVENANTS. OR 
RESTR1CTIONS WHICH DO NOT APPEAR ON THE RECORDED SUSDMSION PLAT. UNDER NO CIRCUMSTANCES SHOULD Nl'f DATA HEREON 
DE USED FOR CONSTRUCTION OR FOR ESTABLISHING BOUNDARY OR fENCE LINES. 
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' (: 
I 

LOT 

---- -­

BIC LAKE 

DOCK 

LOT 9 
0.20 AC. 

LOT 10 

,. - Jl1 

S80"..a'30"E 100.20'(C) 1<XIIIXHII<J-' ---- --IY. TAMARACK 
BASIS OF BEARING DER'Mil- -- COVJJ: ./JR. 
FROM RECOVERED MONUt.fENTS --
AT THE SW CORNER Of LOT 9 -._ 
TO THE 5E CORNER Of LOT 16 
S80'46':50"E 450.00'(R) 450.9J'(M) 

RECERT: 
RELOCATED SHED 
ADDED UNFINISHED LOG BUILDING AND DECK 
7/25/15 W.O. 1500637~ 

--- ---- -- -- --
NOTES: . 
1. EXCEPTING FOR GROSS NEGUilENC£, THE UABIUTY F'OR THIS SURVEY SHAll. NOT EXCEED THE COST OF PREPARING tHIS SURVEY. 
2. THIS SURVEY REPMSEHI'S VISIBLE lt.II'ROVEWENTS .k CONDIT10NS ON 11-IE DATE OF SURVEY. 
3. THIS DOCUWDIT DOES NOT CONSrTTUTE A BClUNDMY SURVEY fr IS SUB.I£CT TO Nff l~IES lHAT A SUBSEQUENT 

BOUNIWW SU1M:Y WAY DISCLOSE. 
4. 11-IIS 5URYE.Y SU8STANlW..I.Y COWPI..IES Willi ASPLS liiORT&foGE SfANOIW)S. 
5. TIES TO PARrW..l.Y WONUMENTED OR UHMONIAIENTEO PROPERTY' UNES ARE ,j,1 FT. 
6. THIS SURVEY PERFORMED F'OR IVAN SCHUEHING, IT SHOULD ONLY BE USED FOR A SINGLE PROPERlY ~ON. REUSE OF 

THIS DRAWING F"OR ANY PURPOSE NOT SfA"Im NJrNE wmtOUT 1liE EXPRESS WRJITEN CONSENT OF AI..ASI<A RIM ENGINEERING, INC. 
IS A VIOlATION OF l'mEJW.. COPYRIGHT LAW. 

EXCLUSION NOTE: fT IS 11-IE RESPONStstutY OF lHE OWNER TO OETERMINE THE EXIS'TENCE Of loH'f EASEMENTS, COVENANTS, OR 
RESTRICTIONS WHICH DO NOT APPEAR ON THE RECORDED SUBOMSION PlAT. UNDER NO CIRCUMSTANCES SHOULD ANY DATA HEREON 
BE USED FOR CONSTRUcnON OR FOR ESTABLISHING BOUNDARY OR FENCE UNES. 

ALASKA RIM ENGINEERING, INC. 
AS-BUILT 9131 E. FRONTAGE RD., SUITt 1 

PALMER, ALASKA 99645 
PH: (907}745-0222 : FAX: (907}746- 0222 

ENAIL: akrimOalaskarim.cam : Wlll: www.alaakarim.com 

WO: 1500113 FB: 15- 02 
~ PAGE: 1 of i .TM: HO 13 
~: ..-....: ......,_ SCALE: 1,. = .30' FILE: 1500637RC 

I HEREBY CERTIFY THAT A MORTGAGE INSPECTION W~ PERFORMED 
UNDER t.4Y DIRECTION ON THE FOLLOWING DESCRIBED PROPERTY: 
Cl..ESTER EXTENSION SUBDMSION. LOT 9. 
PlAT No. 0-068W. PALMER RECORDING DISTRICT, PALMER. ALASKA. 
SURVEYED ON THE 5th OF MARCH, 2015. 02015 
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To: 

WCD SURYEYJHG 6 
CIVIL EIIGJNE!RmG 

Alex Strawn 
MSB Development Services Manzger 
350 E. Dahlia 
Palmer, AK. 99645 
907-861-7854 

Date: 9/14/2015 

Job: 15-50 Big Lake Clester 

Mat$nUSlca • SUsltna aorough 

Subject: Survey Memorandum to accompany the variance applications tiewtopment SerVIces 
For Ivan and Lynne Schuentng, MSB Tax ID #6349000L009 

SEP 1 i 2015 

MEMORANDUM Received 
Mr. Strawn, 
I was retained in August of this year to survey and monument Lot 9 of the Extension 
of Oester Subdivision, Plat No. W-68, Palmer Recording District. The results of the 
survey are shown on the attached preliminary Record of Survey. This survey is 
planned to be recorded l~ter this month, and I will provide you with a final recorded 
copy. 
This survey discovered several facts that may affect MSB's decision regarding the 
variance application. Please note that all of these facts and circumstances are 
unique to the parcel and were not caused by the applicant. 

BOUNDARY LOCATION UNCERTAINTIES: 

1) Plat No. W-68 was surveyed in 1959. That plat shows shows only two 
monuments having been definitively set: one iron pipe at the northeast and 
one at the northwest corner of the subdivision. They plat shows small circles 
for the rest of the lot corners, without any indication of what (if anything) 
was set. These two iron pipes agree with record positions within 2 feet. 

2) The survey I performed found several various .. secondary" rebars and iron 
pipes, most of which also agree with the original record plat dimensions 
within several feet. 

3) Given the uncertainty in locating the original Plat W-68lot positions, the 
modern precise application of setbacks (i.e. sideyard setback 10.00 feet) may 
be unrealistic. 

ALL PODm NOtmt 
RO.IOI410J M1M11. AI ttM5 

MQC'~S I WWWt..AU.POJIRSMOitiWS 
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ASBUILT LOCATION PROBLEMS: 

4) Mr. Schueningwas provided with an 
as built survey (also !mown as mortgage 
location survey), when purchasing this 
lot Using this first asbuilt, Mr. 
Schuening had the reasonable belief that 
the proposed boat house would easily fit 
adjacent between the existing cabin and 
existing shed, and allow for nearly a 20 
foot setback. 

5) When questions arose about the 
location of the new boathouse, Mr. 
Schuening hired the same surveyors 
that performed the first as built. The 
second asbuilt revealed the sideyard for 
the boat house to be only 9.3' feet 
Furthermore the surveyor claimed that 
Mr. Schuening ·moved .. the shed. What 
actually occurred appears to be a simple 
but significant drafting mistake of the 
location of the shed. The shed was 
originally plotted in the first asbuilt on 
the incorrect west side of the red points, 
but correctly plotted on the second one. 
Mr. Schuening was not intending to 
build within 9' of the line. 

Excerpt of First Asbullt 

Excerpt of Second A.sbuilt 

6) Generally, licensed surveyors caution and disclaim the owners not to use 
asbuilts to establish structures placed on or real close to property lines, such 
as fences. However, in my opinion the public should reasonably be able to 
rely on a surveyors as built not contain gross blunders of locations of 
facilities, such as the shed in the first asbuilt. 
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LAND SURYEYiftG & 
CML EtiG1MERifKi 

SUBDIVISION DESIGN PROBLEMS: 

7) The Extenstion of Clester Subdivision was created well before the current 
MSB setbacks of25' frontyard, 10' sideyard, and 75' water setback. 

8) Should one apply just the frontyard and water setbacks alone to the 
subdivision layout, nearly all lots in this subdivision would be unbuildable, as 
shown in red. It appears only Lots 7, 14, 15, and 16 have any buildable room. 

9) Given these constrictions, Mr. Schuening's development is not alone in being 
in violation of current setbacks. 

Excerpt of Record of SUrvey, with red water and road setbacks shown 

For more infonnation, see attached Record of Survey and Extension to the Clester 
Subdivision plat Please contact me for more information on this matter, 
Sincerely, 

~J;,.#~--
Max A. Schillinger, PE, PLS 
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Kendra Johnson 

From: Alex Strawn 
Sent: 
To: 

Friday, September 25, 2015 11:56 AM 
Kendra Johnson 

Subject: Ivan Schuening's "Boathouse" 

Hi Kendra, 

On September IO, 2015 I met with Mr. Schuening and his surveyor Max Schillinger to discuss 
requirements for their variance application. Towards the end of the meeting Mr. Schuening asked if he 
could go ahead and shell in the structure to avoid damage from the weather. I told him that I understood 
why he would want to do that and that we would not enforce the stop work order ifhe is simply 
protecting the structure from the elements. I made it very clear that he did so at his own risk as we 
consider it an illegal structure that may have to be removed in the future. 

Alex Strawn 
Development Services Manager 
Matanuska-Susitna Borough 
350 E. Dahlia Palmer, AK 99645 
(907) 861-7854 

1 
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Susan Lee 

From: 
Sent: 
To: 
Cc: 
Subject: 

Importance: 

Dear Mr. Schuening: 

Susan Lee 
Friday, September 25, 2015 12:34 PM 
'ivans@ovs.com' 
Alex Strawn 
Clester Extension Lot 9 Variance 

High 

{ 

While reviewing the application for pre-existing legal nonconforming status (grandfather rights), staff 
conducted a site visit and researched the borough assessment records. Based on the site visit and information 
in the assessment records, it appears that there have been subsequent additions to cabin on lot 9, Clester 
Extension, after 1960. It appears that the addition to the east side ofthe cabin was -constructed approximately 
in 1991. Also, based on the borough records, sometime between 2008 and·2012, the·str'.uctlire.was raised .and 

. :a :fotihdation/crawl space was constructed and' th'e de_c~ on the !akeslde of the t"abin was.:tonstructed: .. J3-ased ·, 
·anjhis·'iriformation; the cabin ·is no longer eligible 'for pre-'eXiStfng:;legal tionco:nfqimin'g :.statUS !dtJe :to the_,;. 

I ... · .. dat~(s) of construction of th'e ex:pansi~n. ot' the ~truct~r~; . ~orm.ig_h . ~~de i:~,S0;060{A)('l:) ~states :iri':·part -"A :"." 
· noriconforming structure may -n.ot be enlarged ·of. altered vertically -'or hor(iontdky -in a way whicfr would · · 
inc;e-ase the heightJ width depthJ .areaJ .or volume .of th~·structur:e except as'specificaJ/y·al/owed.by'the current : >-. 

'-code-for s/mil~r new structures in tha.t locationJJ. !f you dispute-this- information you. are welcome to cpnduct .· .. 
yo.ur: own· research to determine-the date(s) of construction of these. additions;· · 

Oui-· question to you is, do you want to include the cabin .in the .variance-request? Shouid you include the cabjn 
in.-the variance request the application. form will have to be ~~vised to include the.tabin . . The site p~an·-will also 
have to be revised to show the dimensions of the addition and the deck . If the-::.cabin ·is indl1d-ed·in:·-the .. · 
variance req1,1est, additional public notices will be required .. In addition, due to the notke requirements~· the · •: .. 
pu_blic hearing wiil have to be changed to a icilter d·a.te~ as we wiil not .be able tO}qiake ;the deadlines for·-the · 
November 2 public hearing date. 

Please let us know by MondayJ September 28 as to what you would like to do. 

If you have any questions or require additional information please contact m.e. at {907) 861~7862 or 
slee@matsugov.us or my supervisor Alex Strawn at (907) 861-7854 or astrawn@matsugov.us. 

Susan 

Susan Lee 
Planner II 
Matanuska-Susitna Borough 
907-861-7862 (Direct Line) 
907-861-7876 (FAX) 
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Susan Lee 

From: Susan Lee 
Sent: 
To: 

Tuesday, September 29, 2015 9:42AM 
ivans@ovs.com 

Cc: Alex Strawn 
Subject: Variance Request 

Hi Ivan: 

This e-mail is to confirm our September 28, 2015 conversation regarding the variance request on Lot 9, Clester 
Extension. Since the original cabin on the lot has been enlarged, it is no longer eligible for pre-existing legal 
nonconforming status (grandfather rights). The cabin will be included in the variance request with the structure that is 
currently under construction. Since the application is being modified the public hearing will be rescheduled from 
November 2 to possibly December 7. 

Should you have any questions or need additional information please let me know. 

Susan 

Susan Lee 
Planner II 
Matanuska-Susitna Borough 
907-861-7862 (Direct Line) 
907-861-7876 (FAX) 

1 
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COMMENTS 
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Susan Lee 

From: Frankie Barker 
Sent: 
To: 

Tuesday, October 27, 2015 9:52AM 
Susan Lee 

Subject: Comments on Clester Extension 

The applicant is requesting a variance for a structure that he recently constructed which is 32 feet from the edge of the 
Big Lake. MSB Code 17.55.020 requires a 75 foot setback from water bodies for any habitable structure or garage. Since 
the structure is designed to be used as a garage and as a residence for friends and family, it is in violation ofthe code. 
The applicant built a new structure knowing that there were setback problems with the original cabin on the land. The 
75 foot setback from water bodies has been a standard rule in MSB for over two decades. While the original cabin may 
have been grandfathered in, this new structure is illegal. 

In addition, MSB Ordinance 05-023 Best Management Practices for Development Around Waterbodies recommends 
preserving a minimum 75 foot wide naturally vegetated buffer along the shore to protect water quality, fish and wildlife 
and reduce erosion. Big Lake is listed by the State of Alaska as an impaired water body. Allowing this type of structure 
to be constructed and remain within the 75 foot setback can contribute to additional degrading ofthe shoreline and the 
impaired water quality status of the lake. 

Frankie Barker 
Environmental Planner 
Matanuska-Susitna Borough 
350 E. Dahlia Avenue 
Palmer, AK 99645 
907- 861~8439 
frankie.barker@matsugov.us 

l 
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Susan Lee 

From: Theresa Taranto 
Sent: 
To: 

Tuesday, September 22, 2015 12: 14 PM 
Susan Lee 

Subject: RE: Request for Comments - Clester Extension Variance Request 

FIRM 8015, X Zone 
Open case# G20150044 since 5/26/15. CCO Kendra Johnson 

Thanks, 

rzlieresa rJaranto 
<Deve(opment Services (])ivision 
)laministrative Specialist 

:Mat-Su (}3orougli 
350 P. CDaliCia)lve. 
cpa{mer; )lf'asR.g. 99645 
907-861-8574 

From: Susan Lee 
Sent: Wednesday, September 16, 2015 2:26PM 
To: mearow@matanuska.com; rglenn@mta-telco.com; Elizabeth Weiant; Lloyd Smith; Theresa Ta~nto; Eileen Probasco; 
Lauren Driscoll; Frankie Barker; Paul Hulbert; Laura Newton; Dan Mayfield 
Cc: Kendra Johnson 
Subject: Request for Comments - Clester EXtension Variance Request 

Hi All: 

Attached is a request for a setback variance to allow an existing structure to remain setback less than 75 feet from Big 
Lake and less than 10 feet from the side ya rd lot line. Please review and submit any comments you may have to me by . 
October 9, 2015. 

Thank you, Susan 

Susan Lee 
·Planner II 
Matanuska-Susitna Borough 
907-861-7862 (Direct Line) 
907-861-7876 (FAX) 

1 
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Susan Lee 

From: 
Sent: 
To: 
Subject: 
Attachments: 

Nancy Cameron 
Thursday, September 17,2015 8:12AM 
Susan Lee 
FW: Request for Comments - Clester Extension Variance Request 
Request for Comments Application Material. pdf 

No borough lands affected. LRM has no objection to variance request. 
Nancy Cameron 
Land Management Agent 
Matanuska-Susitna Borough 
350 E. Dahlia Ave. 
Palm~r. AK 99645 
(907) 861-7848 
nancy. cameron@matsugov .us 

From: Elizabeth Weiant 
sent: Wednesday, September 16, 2015 2:40 PM 
To: Nancy Cameron 
Subject: FW: Request for Comments - Clester Extension Variance Request 

From: Susan Lee 

. ; •·• f . 

~·.: ... ·, .: . : ~ ' 

sent: Wednesday, September 16, 2015 2:26 PM · :c· · , 

To: mearow@matanuska.com; rglenn@mta·telco.com; Elizabeth Weiant; Lloyd Smith; Theresa·Tarant.o; Bleen Probasco; 
Lauren Driscoll; Frankie Barker; Paul Hulbert; Laura Newton; Dan Mayfield · · :. : , :.= 
Cc: Kendra Johnson · :,, ~ ·: :, ., 
Subject: Request for Comments - Clester Extension Variance Request 

Hi All: 

Attached is a request for a setback variance to allow an existing structure to remain setback less than 75 feet from Big 
Lake and less than 10 feet from the side yard lot line. Please review and submit any comments you may have to me by 
October 9, 2015. 

Thank you, Susan 

Susan Lee 
Planner II 
Matanuska-Susitna Borough 
907-861-7862 (Direct Line) 
907-861-7876 (FAX) 

1 
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_ Matanuska.;_Susitna Borough 

• 

..Planning & Land Use Pepartmcnt 

~ 

. . Development Services DiVision 
350 East Dahlia Avenue 
Palmer; Alaska 99645 

... 
' I· 

Matanusk8- Susitn8 Borough 
OMSlopnlent Sef'Vices 

. . . 

NOV 12·2015 

Received 

56349000Looa 14 
GOARD KEVIN T & JANET 
16609 W TAMARACK COVE DR 
WASILLA AK. 99623-4895 

~r.;r·;s45 
02 1,, .. ·- -:.- :; - -
OC01S99.:: u5C~T. ~":.. 2.'!15 

. 
\ 

FIRST CLASS MAIL 

·The Planning ~s8ion members may submit questions to ~ Planning 'Commission Clerk concerning the matter or request for more 
infonnation from the applicant at the time of the introduction. AD, qJICSti~ns and requests submitted by the Commission shall be in wri~ and 
copies will be provided to the applicant and made avai)a~le· to .U intereSted ~Jmd the ~~~c ~ request ~ to questions and 
additiotial material requests will be addressed in the staff-repOrt for the public hearing~ · · ·. 

Cooimission members may not receive or engage in ex-parte contact with the applicant, other ~interested in the application. or members of 
"the public concerning the application or issues presepfed in the application. · ' · · -

Application material may be viewed online at www .matsugov.us anc;l clicking on 'Pilblic Notices'. Application material may also be reviewed in 
the ~ugh Permit Center. If you have any questions .of, would like tq send us comments. concerning the proposed action, this Conn may be used 
for your convenience by filling in the information below and mailing it to the Mamnuska-Susitna Botough, Development Services Division, 
Planning~t,350E;astl)ahJia,P~ • .Al3sk,a9.~5:· Youmayfaxcommentsto861-7876or~mai}.tQ$/ee@matsugov.us. For additional 
~on please contact Susan Lee, Planli.er n, at 861 ~ 7862~:-Comments received prior toNovatbu 13. 2015 will be included in the Planning 
Conuiussi<?Jl packet for the Commissioner's revieW 8nd inforiiiati«??.L Comments received after 1hat -will not.be included in the staff report to 
the Planning Commission. If there is notenough room below,jQue,aitachtbis sheet to another pic:Ce ofpa.Per, In order to be eligible to me u 
appeal frum a ·deeilion of the Plana~ Com.mlsdo~ a~-mast be clesipated an interestd J.Nirly. See MSB 15.39.010 for definition of 

---"~"~duRI &O!\J'!l~1l~~tOCbaBQIRI ·,.t; Adj~ent-and~~taiDed~B-15:.39.0t0--l58,w.hieh­
is available OD tbe Borough in1ernet home page, (tittp:l/www.mapugov.us), ID the Borough Oerk's omce, or atvanoulibraries within the 
borough }I · 
Name: . f-LEP/v Cf'JAu~ . ~ . ·_ .Addras: f£609 /AU,~ Uilf. 
LIJcation/Uglll Description ofyolll' property: C lf:r?~ . ek Tli!'f/5/ ON loY 8 
Co~: _________________________________________________________________________ ~---------------------~------------------

Note: V"JCinity Map Located on Reverse Side 
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KeW! and Janet Goard 
1'6609 W Tamarack Cove Dr 
Wasipa, Ak. 99623 
(Clester Extension Lot 8) 

Maranuska • Susitna Borough 
L Development Servir.es 

[
I NOV 12. 2015 

ReceivE:d 
Re: Schuening V~ce request (Clester Exteusion Lot 9) 

To MSB Planning Commission, 

Nov;l3 2015 

As you can see by the map, we live on the lot located directly to the west of the · 
Schuening' s. As construction has continued throughout the summer, despite a stop work 
order, we have talked with Alex Strawn a few times trying to figure out what our 
responsibilities would be in response to this whole-mess ... and now this variance request. 
So, here are our thoughts ... 

As the slab was being poured we realized this was going to be a big boat house! Ivan told 
us a few tim~ tbat it was a boat bouse with a "bunk room" above. We presumed/ t_cad to 
believe(?) the upstairs was to be a smaller area with lots of dec~ not the two story · · 
building it turned out to be. He was well aware of the requirements for a boat house and 
that it could not be used for living quarters. He bas hired a local contractor~ build this 
and I would like to believe his contractor infurmed· him of the requirements and local 
ordinances?? · 

Personal feelings~ We have no problem with a boat house. As we have watched this 
going up this summer we have told many that it is the nicest fence we have ever seen. It 
does block us from noise in that direction. But on another personal note, as winter is 
coming upon us, it is blocking that low sun on the horizon. .. which is disappointing to us. 
Which leads to the observation that it seems to be way over buih for the area and 
neighborhood and lot size . .. to each his own as it is his money. And then of course, we 
wonder how this will increase our taxes in the future? 
We built our home in 1993~ knowing that we would live here full time one day. We have 
been blessed for the Ja.st tWO years' iti.{ealizing that dream to come true! With the lot next 
door being the size it~. we never enVJsioned that any one would build anything more on 
it. . . . .. :.:_ . ···. ·' 

.;.,;. ~ ... 
Ultimately, we~ :~·.to_~Jt:gbod neighbor. We will "live with" whatever 
determination the MSB PlanniBg Commission arrives at. I know that many around the 
lake have pushed the limits in regard to the MSB regulations when building "boat 
houses''. Ifyo\1 are asking my ~on, the regulations need to be tightened up so this 
doesn,t happen aga!n. 

Thank you for your time and let us know if you have further questions. 

Sincerely, Kevin and Janet Goard 

I 
•, 

' 
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Matanuska-Susitna Borough 
Planning & Land Use Detl~ent 
Development Services D~ Jn 
350 East Dahlia Avenue 
Palmer, Alaska 99645 

56286000L012 18 
LASKY MICHAEL A JR&BARI E 
PO BOX 520850 

OCT 3 0 2015 

BIG LAKE, AK 99652-0850 
Receive~sT cLAss MAIL 

The Matanuska-Susitna Borough Planning Commission will consider the following: 
Application or Item: - · Application for a variance to the setback requirements 
Matanuska..Susitllll Borough . Code Section: MSB 17.55 - SetbacJcs and MSB 17.65 ~ Variances 
Applicant: Ivan & Lynnejlch1~ $ · .· . . .· .. : · · 
Request: A var~·ance applicafiOiiii/te'lflliiJ!ni~!l~'lzll~ 1 0/ i 4 • Jlll•llllll,, n!JI1111111l 11 l11jt1Jlp llui 1JI•IIItu.l"hlb1 .1 

remam set back 32 feet from the ordmary htgh wa, . . 
an existing one-story cabin to remain set back 14feei ftom· the Tamatac7c Cove Drive .right-of-way, . 7 feet from the east sUfe yard 
lot line and 55 feet from the·ordinary high water mark of Big Lake. · 

Location: Clester Extension, Lot 9; 16587 W. Tamarack Cove Drive; within Township 17 North, Range 3 West, Section 29, Seward 
Meridian 1- I i i : ; · , · ~ • - • , ~ , · t 7 .i i i " • ~ . ~ ~ ·- ~ • . , : . 

· :11! J 1 , Jf!~I ;i t /J i f f ¥r ~· !; r't !: f .• ! f: ~ ~ 
The Planning Conunission will conduct a public hearing in the B'orough Assembly.Ch~bers; Phlmer,.AlaskB, on this· item on'Dectm'ber 7, 2Q15. 
The meeting begins at 6:00p.m. Public hearings begin at 6:15p.m. This may be the only presentation of this item before the Planning 
Commission and you are invited to attend. 

The Planning Commission members may submit questions to the Pianning Commission Cierk concerning the matter or request for more 
information from the applicant at the time of the introduction. All questions and requests submitted by the Commission shall be in writing and 
copies will be provided to the applicant and made available to all interested parties and the public upon request. Answers to questions and 
additional materia] requests will be addressed in the staff report for the public hearing. 

Commission members may not receive or engage in ex-parte contact with the applicant, other parties interested in the application, or members of 
the public concerning the application or issues presented in the application. 

Application material may be viewed online at www .matsugov .us and clicking on 'Public Notices'. Application material may also be reviewed in 
the RoroughPermit Center. If you have any questions or, would like to send us conunents, concerning the proposed action, this form may be used 
for your convenience by filling in the information below and mailing it to the Matanuska-Susitna Borough, Development Services Division, 
Planning Department, 350 East Dahlia, Palmer, Alaska 99645. You may fax comments to 861-7876 or e-mail to slee@matsugov. us. For additional 
information please contact Susan Lee, Planner ll, at 861-7862. Comments received prior to November 13, 2015 will be included in the Planning 
Commission packet for the Commissioner's review and information. Comments received after that date will not be included in the staff report to 
the Planning Conunission. If there is not enough room below, please attach this sheet to another piece of paper. In order to be eligible to file an 
appeal from a decision of the Planning Commission, a person must be designated an interested party. See MSB 15.39.010 for definition of 
"lntc;-csted Party". The procedures governing appea!s te th~ ~~ ~f A4ljnstmePt "lJd Ap!'~~tJs ~tre COJihtiJ.Ied in MSB 15.39.010-250, which 
is available on the Borough internet home page, (http://www.matsugov.us), in the Borough Clerk's office, or at various libraries within the 

borough. , I fS t / ~ ~ ~ t ! 1\1 ~~ Name: m I ~bat '\:tl. "' lnA3J Address: J.J l') .) I . to -er: t'O.lt e 
Location/Legal Descriptkm ofyom property: I~ I A 4- I ;}. ~ -Q'!, +e r-I_ 0~ T 9f£J 
Comments: ~-e.. C! .~o._~L), ~OM IV\{) Aid p\'Oo u '\-- ['41-MJ.l(UL b 

Note: Vicinity Map Located on Reverse Side 
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Commentg regarding Cl92t9r ExteMion, Lot 9: 16587 W. Tamarak Cove Dri\.9, Big Lake, PK g:}652 

Ws feel that fhere waa blatant diS~regard fur mructure aetbaab violating bur1ding ocx.feg and compliance. 
No·~ compliaMQ" at at 
Knowingly aiiOOJBd violationS! to occur. 
Aoong forQivBnB9a not permi9Qion 
lf ihe &tuning's get away with the violation9, othera will foal ihey can, too, btild with 
di~dto~ando~s~~roa 

We~ othBm in our na that are building lea-n from ihia mimaks and~ action is taken~ 

it WQnt way to far and ootid havB boon ghut down 900nsr and removed. 
We voltl'\tarily complied ujff\ aD ~ and want9d to do fhe rigti #ling u.Mn we built. 
What's right i9 right and what'g wrong ig wrong. Building ihst sm-ucture aa it 9farm ia wrong. 
9oafhotm . .19SBy?? 
Ws don't want to be "co~iance pcMioe" but when we 999 oomsthing oo wrong being bw1t and other fiienda and neighbom come 
to ug and ooy "hool are ihey getting away with ihat" it rr.akes ug take amandin hopeQ of making a difference in protecting the 
!aka 

Thank you for your conaideration in thi9 maffer. 
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Susan Lee 

From: 
Sent: 
To: 
Subject: 

Carol Wineck 

Carol Wineck <wineck@gci.net> 
Monday, November 09, 2015 12:27 PM 
Susan Lee 
FW: Comments on the Ivan Schuening Variance 

Mailing address: 1807 McKinley Ave. 
Anchorage, Alaska 99517-2687 

Matanuska - Susitna Borough 
Development Services 

NOV 0 9 2015 

Received 

Property location: 16499 W. Tamarack Cove Drive Big Lake, Alaska 
Legal description of property: lots 13,14,15,16 Clester Extension Subdivision, 

according to Plat W-68, Palmer Recording District, 
Third Judicial District, State of Alaska 

Comments: ~ 1 • 

My concern is not so much what had been done by previous owners, but the new construction 
done by Mr. Schuening. I have not met the Schuenings, and take no pleasure.ir.l 'sid:i-ng against 
them. I find it very distressing, but can not remain silent. 
I want to say, up front, that I am prejudice against people who violate the· land use· regulations. 
My husbands plans for a garage where swiftly curtailed when I inquired as. to the status of.a 
drainage near our property. I was told by Mat-Su Borough, that even tnough a- cuivertwas put · 
in by my father in 1960, and drainage improved upon by me, in more recent years~ ·and even . 
though a section dried up each summer, it was considered a water course. We had spent · 
upwards of $5,000.00 in site preparation, but could not build where we wanted,. given the 
setback requirements. 

Disregarding the land use regulations, Mr. Schuening has built an enormous building on a 
small lot. It appears this property encroaches on every boundary, including upwards, given 
that is is underneath the powerline. Even his driveway gate is in the roadway. 
Tamarack cove and this property has had numerous surveys. Many clear markers exist, above 
ground, both at the lake edge and at the roadway. 
In my time at Big lake I can recall 6 separate owners of Mr. Schuening's property. Two 
couples shared with me their reasons for moving. They could not add on, given the 
constraints of the lot, and needed more space, a garage or work shop. In what way is it fair 
that Mr. Schuening is able to do what others before him could not. What about the Gourds, 
who see only a large and looming roof and walt where they thought nothing could ever be 
built to obstructs their view to the east and the mountains. What about the Fikes who have 
lost their view of Big lake. What about the Laskys who built there lovely new home and had 

1 
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to make changes, at no small expense., mt,Jitiple times, to comply with the Mat-Su Land Use 
Regulations. And what about my, now deceased, husband who never did get his garage. 
Others of us have played by the rules, however expensive or disappointing. Why was Mr. 
Schuening never stopped this spring, when his construction was brought to the attention of 
the borough by other property owners in the area. Even now, work continues on his building. 

Mr. Schuening is the owner of Oregon Valley Greenhouses. At his business website, he states 
that he has been in business for 20 years, making greenhouses up of up to 40 feet, and other 
outdoor structures 
of various styles and sizes. Since he is in the business of making a product that is installed on 
other peoples property, I think is is fair to assume he is familiar with the existence of building 
codes and land use regulations. 

It is my feeling that Mr. Schuening knew full we·ll what'the.building restrictio·fls .· 
':: '\~h~"te. · Ne'ighbors told me that, long befdre 'co~strucfion· sta;rt~d, as ea·rly<as February· of this-

• \ . • ' ' . J 0 - • • • ~. - • • • • • • 

-year, he was made aware there were· set back t-e·gulations and he could only buJid<a boat · 
house. If he· had some confusion as to what the difference between an f~on the Jand" .garage 
and an 110ver the water" boathouse was, he should have found out, before: building.:-. :, :· .. . 

' . 

. It appe:ars the·'re has been'a couple feet offiJJ ~dded to the .shoreline to make this property 
deeperthat it once wa~, but using the original footage,the depth of ML·S.chuenings loti on 
the west side~ it is 106~s ·teet: Given that the; required setback from the lake..is 75 .feet :arid 
the ;sefback from' the.road is 25 feet, . Mr. Schuening would have been legalto buiJd·a 6 and a , 

. half foot bul'ldin.g.· 'He · ~uHt a building With ·a depth of · 36. feet:···. . •;: . 
~0 0 o .. 0 0 0 : o 0 I 0 0 ,oO o o o 

He came to Aiaska~ builtwhat he wanted,· where he. wanted .' lgnoring .the land use 
·regulations. ·He listenetfth no one who told hhn he shouldn't. He listened to no one who told 
him to stop. 
The repercussions of that are your hands. 

Thank you, 
Carol Wineck 
Phone 1-907- 562-5387 

2 
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Thll map Is colely for hformaUonal purpoae1 onty. The Borough mates 
no expres• ar Impled warrantiee wilh re.pect to the character, function, 
or cap•billiM of the map or the 1uitlbilty of the map for any pluticular 

PIUJICIM: be)fOnd those originally intended by the Borou"'. For informa11on 
f'!garding the h.lll dttclaimer and paliciee related to acceptable usea of 
th .. map, please contaet1he Matanuska-Susllna 5orough GIS o•Yilion 

at 907-861-7801. 

6349000L009 

600ft notification area 

Clester Ext Lot 9 

Parcels 

1 inch= 200 feet 
0 200 400 

Feet 
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Thl& map Is liolety for lnformetlonll purpoae5 only. The Barou~ m1k11 
no e)(J)rtll or implied wtmn11es wllh rnpect to 1he char1cter, tJnctlon, 
or capablliti•• of"• mep or the .uitabirrt:y Dfthe map fQr any ptrttculer 

putpO&e beyond those ortgineHy lnlended by1he Borouah. For lnforme•on 
regardr.a fle full dlldelmer Uld policies ntlated to accept1bt1 usea of 
.,. tMp, plene oontec.t 111 M.t:anualai-SuM-1• Boroutta GIS Olvlelon 

at eQT-tst-7801 . 

6349000L009 
1 inch 

0 

Clester Ext Lot 9 

Parcels 

50 feet 

50 100 
Feet 
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lhla map il: aolety tor inform.tional purposes only. The Borough make• 
no exprass or implied wam~nln willh re.pect to the character, function, 
cr capabilities of the map or the IUitabilty of the map for any partioolar 

purpoH bayond those or1glnaly intended by the Borouct~. For information 
regarding the full ditdalmar and policies reJBted to acceptable u1es of 
thla map, please conta«fle Mtrtanuska-Suslln• Borough GIS Division 

•t 807-BBl-7501. 

6349000L009 

2 FT Contour Lines 

Clester Ext Lot 9 

Parcels 

50 feet 
0 50 100 
.__ ___ ----l ____ .....J Feet 
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Matanuska Susitna Borough 
Development Services 
Date: 11/13/2015 

Commonl" Enjo~ed Use Anal~sis 

Big 

N 

A 
The information on the this map is based on MSB UDAR (2011} 
and assessment data. Surveys have not been performed to verify 
setbacks for most structures. Only waterbody setbacks were 
considered. Information on this map does not constitute a formal 
determination for legal nonconforming status. 

Lake 

Likely waterbody setback violation 

Non­
habitable 

No appearant waterbody setback violation 

Unknown or possible waterbody setback violation 

,u##u' 75 foot waterbody setback 

D Applicant 
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ADDITIONAL INFORMATION 

• Mandatory Land Use Permit 
e Enforcement Order (E02015-0004) 

• Administrative Determinations 
• Ordinance Serial No. 05-023 
• Planning Commission Resolution No. 04-59 
• Voluntary Best Management Practices for Development 

Around Waterbodies 
• Alaska Statute 29.40.040 
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MA· ... ANUSKA-SUSITNA BORL~-GH 

PERMIT CENTER R
ECEIVED 

JUL 1 3 2015 350 East Dahlia Avenue • Palmer, AK 99645 
(907) 861-7822 • Fax (907) 861-8407 

E-mail: PennitCenter@matsugov.us PERMIT CENTER 
MANDATORY LAND USE PERMIT APPLICATION 

Property Owner: (Name} Applicant/Agent: (Name) 
Ivan Schuening Ivan Schuening 

'Vo9~~·· ~~'11 ~ 
Mailing Address 

~ 
State Zip Code City State Zip Code 

~~ ;\\(l AK l19~~9 
Phone Cell (optional) Fax (optlonal) Phone Cell (optional) Fax (optional) 

503-343-4317 I l [ 
- I 

E-mail (optional) E-mail (optional) 

lvans@ovg.com 

Project Street Address: ICP'S?;:t LUe~ ~~g~c....tk r Q\.1 f.,. f) f' ~I {.L 

MSB Tax Account ID #: lP 3 Lt l1COOLCXJ9 Lot Size: 0.2 acres, or sq ft 

T3!ge of ARRiication Prolect Descrigtion Water SugRil! Sewage Disl!osal 
(check all that apply) (check all that apply) Existing or Proposed Existing or Proposed 

~iii Residential OSingle-Family Dwellings WI None Ia None 
D Commercial 0 Change of Use tJ Community well tJ Septic Tank 

sq ft. 0 Multi-Family Dwelling 0 Private well 0 Holding Tank 
I:J Industrial Total # of Units tJ City water tJ Public/Community 
CJ Church OCabin 0 Other 0 Pit Privy(Not allowed in 
Cl Other 0 Addition Core Area) 

OAgriculture 
IJ Accessory Structure 0 Other 
lii!IOther Boathouse 

---
WATER FRONTAGE 

Does this property have water frontage? If yes, identify water body. ~ Yes O No 

Is this property located in a flood plain or flood way? OYes ~No 

Big Lake 

If you feel the space provided is insufficient for your responses, please attach a sheet(s) with the additional information. 
Additional sheets should identify the applicant, project, and should clearly indicate which section the information 
corresponds with. 

1 hereby certify that the information submitted on this application is complete and accurate to the best of my knowledge 
and that I am the applicant or agent of the same as stated in the attached documentation. 

I understand that by making an application for a Land Use permit, the owners grant permission to borough staff 
member(s) to enter onto the property for the purpose of processing the application and monitoring compliance with 
code and required permits. 

Printed Name Ivan Schuening Signaturq, -'?.-. .... ./PLdD/~ Date 06129/2015 

.:t; 

How would you like to receive your permit? __ Mail Pick up 
(Please choose one. If neither is marl<ed, the permit will be mailed.) 

1 -to g.:;o I.'T ooo 1 
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APPLICATION CHECKLIST 
(Include with application packet) 

Failure to provided ALL the components of the site plan and aPPlication material will result in a returned 
application. 

All Land Use Permit applications shall include the following information: 

~ 1) A complete Mandatory Land Use Perm it Application form (including this checklist) 

~ 2)A vicinity Map; 

~ 2) Letter of authorization, (required if not current recorded owner); 

-'/o... 3) Proof of Purchase, (required if purchased within last 60 days); 

"' 4) One (1) copy of a noncertified site plan with all components identified in the check list below; 

~ 5) Appropriate filing fee (listed below). 

__ 6) Drawings or photos (optional} 

Site Plan For reference only, see attached example site plan 

All site plans shall: 

~ 1) Be drawn TO SCALE using standard enaineerlna intervals such as 1" = 30' , 1" = 50' or similar as 
required by project size. Show the scale on site plan; 

"""' 2) Display a North arrow; 

·~ 3) Clearly identify boundaries of parcel; 

............ 4) Indicate size, location, setback dimensions and separation of any existing and proposed structures 
(including accessory structures and garages) with distances from property lines noted. 

~ 5) Indicate the date of preparation or date of the latest amendment since original submittal; 

·~ 6) Include names of adjacent roadways and .existing or proposed means of legal access (including 
private access drives). 

~ 7) Display location and name of adjacent water bodies; 

·~ 7) Indicate Intended use of proposed struclures: { 0-.+/-G-Gh ~ i) 
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June 29, 2015 

Intended Use of Proposed Structure located at Lot 9, Clester Ext 

The intended use of the proposed structure is; 

- Boat Storage on first level 
-Storage, possible dry guest housing on second level 

PLANNING COMMISSION DECEMBER 7, 2015 Page 377



~::.-.,....- .-~··~------

I 
I 

LOT 8 

,~~; ff. 
1\lr-

fii. I 

Blr./ LAKE 

DOCK 

LOT 9 
0.20 AC. 

I I I - I ~ -- .. I ~ 
~-L.__ _' fr 1\.G. FU L ... -$f 

5/8" R~P.R~~ TANK 
''~1t'RED CFJ> 

---- . , GATE POST 
--- (TYP.) 

7!; Str!J•4S'JO~ 100.20'(C) 1CO.OO'(R).J 

-lr.--1_AAfAR - --------:: ACK norr r;, 

i,.~ 
(C)=CALCULATED DATA 
(M)..,MEASURED DATA 
(R)=RECORD DATA PER PLAT 
Qt~s:OVERHEAO Ul1U11ES 
A.G.=ABOVE GROUI'!D 
S£C .... B.EC1RIC 
?~PEOESTAl 
~~ ... f'OUNO.t·:noo 
(n?.)='NPICAL 
W.P.=WllNESS DISTANCE 

LOT 10 

---- ------ ~ !__!!:_ DR. -

NOTES: 

9.~515 Cf BEARING DERIVED 
FROM RECOVERED MONUMENTS 
AT 'THE SW CORNER OF LOT 9 
TO lHE SE CORNER OF LOT 16 
sao·4B'JO"E 45o.oo'(R) 450.9J'(u) 

--- --- -- -- -

1. EXCEP\'lNG FO.'t CROSS ~~<:E. THE UABILRY FOR THIS SUIM."( SHALl NOT ElCC!.'£1) ioi(<L COSY OF PREPARING THIS SURVEY. 
2. THIS SURVEY Ra'RESSm VJSm£ IMPROYEMENTS & CONDmONS ON 'iHE DATE OF SURVi!Y. 
J. nilS DOCW.OO ~ !'IXiT C~ f\ eO\INDf,m' SUF.\If.'f ~ IS SUSJa:T TO ~!Y iMt~\..'P~ '!!'fAT A. SU~QUS<rr 

SOUNDARf SURWY MAY DISCLOSE. 
4. THIS SURVEY SUBSTANJIAU.Y COt.CPUES WITH ASPLS YOR'RlAGE STANDARDS. 
5. TIES TO PARTIAU.Y MONUWENTED OR UNMONUMEMTED PROPERTY UNES ME :t:1 FT. 
6. THIS SURVEY PERFORMED FOR IVAN SCHUENINC. IT SHOULD ONLY BE USED FOR A SINGLE PROPERTY lRANSACTlON. REUSE OF 

THIS DRAWING FOR IHV PURPOSE NOT STATED NK/1/E Wl1ltOUT THE EXPRESS ~ CONSENT Of AlASKA RIM ENGINEERiNG, l~. 
IS A VIOLATION Of FEDERAL COPYRIGHT lAW. 

PLANNING COMMISSION DECEMBER 7, 2015 Page 378



Kendra Johnson 

From: Michelle Olsen 
Sent: 
To: 
Subject: 

Thursday, July 23, 2015 9:37AM 
Kendra Johnson; Lauren Driscoll 
Ivan Shuening 

Attachments: EPSON001 .PDF 

This is the only other emaill .have regarding the site plan 

Michelle Olsen, CFM 
Permit Technician 
Matanuska-Susitna Borough 
350 E Dahlia Ave 
Palmer, AK 99645 
{907) 861-7871 

From: finwrks [mailto:finwrks@yahoo.com] 
Sent: Tuesday, July 21, 2015 7:30 AM 
To: Michelle Olsen 
Subject: Fwd: Re: Land Use Permit 

Sent via the Samsung Galaxy S® 5 ACTIVE™, an AT&T 40 L TE smrutphone 

------ Original message--------
From: finwrks <finwrks@yahoo.com> 
Date: 07/20/2015 2: 17PM (GMT-09:00) 
To: michelle.olson@matsugov.us 
Subject: Fwd: Re: Land Use Permit 

Hello Michelle, 
The as built you received previously was not accurate, it was based on a previous as-built. 
These are the correct measurements. 
Thank you, 
Jason Underhill 
9073788263 

Sent via the Samsung Galaxy S® 5 ACTIVE™, an AT&T 4G LTE smartphone 

1 
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Michelle Olsen 

From: 
Sent: 
To: 
Subject: 
Attachments: 

Hello Ivan, 

Michelle Olsen 
Monday, July 13, 2015 4:20PM 
'ivans@ovg.com' 
Land Use Permit 
2015_07 _13_15_56_19.pdf 

I have a couple concerns with regard to the Mandatory Land Use Permit Application that you submitted for your 
property on Tamarack Cove Drive. 

First, according to the attached site plan you submitted, it shows a side lot line setback of 8' +/-.According to MSB 
17.55.010(8} Except where specifically provided other-wise by ordinance, no furthermost protruding portion of any 
structure or building line shall be located nearer t han ten feet from any side or rear lot line. Therefore, the building will 
have to be set farther over or made smaller to accommodate that setback requirement. 

Second, Your notes indicate "dry guest accommodations". According to MSB 17.55.020(8} Docks, piers, marinas, 
aircraft hangars, and boathouses may be located closer than 75 feet and over the water, provided they are not used for 
habitation and do not contain sanitary or petroleum fuel storage facilities. 

Please submit a site plan depicting your boathouse situated in such a way that it does meet the 10' setback 
requirements. 

Thank you, 

Michelle Olsen, CFM 
Permit Technician 
Mata nuska-Susit na Borough 
350 E Dahlia Ave 
Palmer, AK 99645 
(907} 861-7871 

1 
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3/·. 
PIPE 

I lt! 
I g 

I I 
~GATE POST 

----- (TYP.) 

LOT 9 
0.20 AC . 

A.G. FU "-H 
lANK o ~ 

(R)•RECORO OA TA PER PLAT 
ohu=OVERHEAD U11Ul1ES 
A.G.•ABOVE GROUND 
ElEC.•ELEClRIC 
PED-PEDESTAL 
FND.•FOUNDA nON 
(rtP.)•TYPICAL 
W.D.•WITNESS DISTANCE 

LOT 10 

f' - 30' 

S80'48"30'"E 100.20'(C) 100.00'(R 

___]f. -lAMAR -
BASS ::,G ;:};K-£o ~ DR. -----0 ----- -~ 

.__ 

FROM RECOVERED MONUMENTS --
A. T lHE SW CORNER Of LOT 9 ---- --TO THE SE CORNER OF LOT 16 --S80'48'30•E 450.00'(R) 450.93"(M) -

NOTES: 
1. EXCEPllNG FOR GROSS NEGUCENCE. THE IJABIU1Y FOR THIS SURVEY SIWJ. NOT EXCEED 1HE COST OF PREPARING THIS SURVEY. 
2. 1HIS SURVEY REPRESENTS VISIBLE IMPROVEMENTS lc CONDmONS ON THE DATE Of' SURVEY. 
J. THIS DOCUMENT DOES NOT CONSTITUTE A B01JNDARV SURVEY lc IS SUBJECT TO NfY INACCURACIES THAT A SUBS~~~ 

BOUNDARV SURVEY MAY DISClOSE. 
4. THIS SURVEY SUBSTANTIALLY COWPUES WI1H ASPI.S ~ STANCMDS. 
5. TIES TO PARTIALLY MONUMENTED OR UNMONUU£NTED PROPERTY UNES ME :1:1 FT. 
6. THIS SURVEY PERFORMED F'OR IVAN SCHUENING, IT SHOULD ONLY BE USED FOR A SINGLE PROPERlY 1RANSAC1ION. REUSE OF 

TliiS DRAWING FOR NfY PURPOSE NOT STATED /ltSOVE WITHOUT lHE EXPRESS WRITTEN CONSENT OF AlASKA RIM ENGINEtRINC, INC. 
IS A VIOLATION OF FEDERAL COPYRIGHT LAW. 

EXCLUSION NOTE: IT IS THE RESPONSIBIUlY OF THE OWNER TO DETERMINE THE EXISTENCE OF Atff EASEMENTS. COVEIWITS, OR 
RESTRICTIONS WHICH DO NOT APPEAR ON THE RECORDED SUBDMSJON PlAT. UNDER NO CIRCUMSTANCES SHOULD ANf ~TA HEREON 
BE USED FOR CONSTRUCllON OR FOR ESTABUSHING BOUNDARY OR FENCE UNES. 

ALASKA RIM ENGINEERING, INC. 
AS-BUILT 9·1.31 E. FRONTAGE RO., SUITE 1 

PALMER, ALAS!"~ sgS&:-5 
PH: (907)745-0222 : FAX: (907)746-0222 

EMAIL: akrimOalaskarim.com : WEB: W'im.al~skorim.c:om 

WO: 1500113 FB: 15-02 
PAGE: 1 of 1 TM: HO 13 

~Cng~neera: Pllnnlla: Burwrara SCALE: 1" = 30' ALE: 1500113AS 
I HEREBY CERTIFY THAT A MORTGAGE INSPECTION WAS PERFORMED 
UNDER MY DIRECTION ON THE FOLLOWING DESCRIBED PROPERlY: 

~. ~~Np~~w~~G9bJSTRtCT, P~ER. ALASKA. 
SURVEYED ON THE 5th OF MARCH, 2015. ©2015 
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Subject Property: 

Owner: 

MA TANUSKA-SUSITNA BOROUGH 
Planning and Land Use Department 

Development Services Division 
350 East Dahlia Avenue • Palmer, AK 99645 
Phone (907) 861-8506 • Fax (907) 861-7876 

E-mail: kevin.sumner@m.atsugov .us 

ENFORCEMENT ORDER (E02015-0004) 
NOTICE OF VIOLATION OF BOROUGH CODE 

17N03W29, 6349000L009 Clester Extension 

Ivan & Lynne Schuening 
20357 HWY 99E NE 
Aurora, OR 97002-9262 

~~/@}> 
This Enforcement Order is issued to Ivan & Lynne Schuening (Property Owners) under 
the authority of Matanuska-Susitna Borough (MSB) code 1.45. 

VIOLATIONS: BuDding a habitable structure within the setbacks for shorelands; 
Building a structure within the setbacks for side lot lines. 

MSB Title 17.55.010 SETBACKS: (B) Except where specifically provided other-wise by 
ordinance, no furthermost protruding portion of any structure or building line shall be located 
nearer than ten feet from any side or rear lot line. 
MSB Title 17.55.020 SETBACKS FOR SHORELANDS: (A) Except as provided in subsection 
(B) of this section, no structure or footing shall be located closer than 75 feet from the high water 
mark of a watercourse or body of water. Except as provided otherwise, eaves may project three 
feet into the required setback area. (B) Docks, piers, marinas, aircraft hangars, and boathouses 
may be located closer than 75 feet and over the water, provided they qre not used for habitation 
and do not contain sanitary or petroleum fuel storage facilities. Structures permitted over water 
under this subsection shall confonn to all applicable state and federal statutes and regulations. 

REQUIRED ACTIONS: 

I. Cease all construction activities on the structure located on Lot 9 of Clester Extension 
subdivision Big Lake, Alaska. 

2. Provide the Matanuska Susitna Borough a certified site plan by a surveyor licensed in the 
State of Alaska showing all required shoreline and side lot line setbacks are met. 

The described violation(s) are infra(...-tions under MSB 1.45. Every day a violation continues is a 
separate violation. Failure to comply with Borough Code and this Order may result in further 
action by the Matanuska-Susitna Borough including but not limited to, citation for violation of 
Borough Code, fines, and other penalties authorized 'Under MSB Code. This order may be 
appealed in accordance with MSB 15.39 within 21 business days of the date this order is served. 

Issued by: Kendra Johnson, Code ompliance Officer Issuance Date: 7-22-2015 
Datetrime of service 7-2 15 Service by X posting on site, o personal delivery. 

E02015-0004 
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Kendra Johnson 

From: Kendra Johnson 
Sent: 
To: 

Wednesday, July 22, 2015 12:44 PM 
'ivans@ovg.com' 

Cc: 
Subject: 
Attachments: 

Ivan, 

Lauren Driscoll 
Emailing: E02015-0004 Schuening -for service 
E02015-0004 Schuening -for service.pdf 

I am emailing you a copy of the Enforcement Order as well as posting a copy on site, mailing the original via Certified 
Return Receipt mail and will hand deliver a copy to Lynne if she is on site as well. 

The enforcement order is being posted as the structure has surpassed a boat house definition by having habitable "guest 
accommodations". As well as your site plan submitted shows the structure does not meet the 10 foot setback 
requirement as required under MSB 17.55.010. 

You will need to submit a certified site plan by a registered surveyor showing the structure meets the required setbacks 
and either obtain a Variance for the "guest accommodations" or remove the walls of the 2nd level. 

If you have further questions you may contact my current supervisor Lauren Driscoll, Planning Chief at 907-861-7855 or 
myself at 907-861-7861 

Kendra Johnson, CFM 
Code Compliance Officer 
Matanuska Susitna Borough 
(907)861-7861 

Note: To protect against computer viruses, e-mail programs may prevent sending or receiving certain types of file 
attachments. Check your e-mail security settings to determine how attachments are handled. 

1 
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Alex Strawn 

From: Alex Strawn 
Sent: 
To: 

Friday, August 07, 2015 3:10PM 
'ivans@ovg.com' 

Subject: Boathouse determination 
Attachments: Administrative Determination- Schuening- Corrected.pdf 

Hi Ivan. 

Please see the attached determination. Contact me ASAP so we can work towards a solution. Also, please 
note that the enforcement order requiring you to cease construction activity on the site is still in 
effect. Thank you. 

Alex Strawn 
Development Services Manager 
Matanuska-Susitna Borough 
350 E. Dahlia Palmer. AK 99645 
(907) 861-7854 

1 
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DATE: August 6, 2015 

TO: Ivan Schuening 

MATANUSKA-SUSITNA BOROUGH 
Planning and Land Use Department 

Development Services Division 
350 East Dahlia Avenue • Palmer, AK 99645 
Phone (907) 861-7854 • Fax (907) 861-7876 

Email: alex.strawn@matsugov.us 

FROM: Alex Strawn, Development Services Manager 

SUBJECT: Request for formal determination regarding boathouse 

LOCATION: 6349000L009 

ATTACHED: Administrative Definition ofBoathouse (August 1993; 2 pp) 

Mr. Schuening, 

This is in your response to your request for determination as to whether the Borough would 
consider the structure you are building to be a boathouse for purposes of exemption to setback 
requirements under MSB 17 .55.020(B). Specifically, can the structure still be considered a 
boathouse if it has a second floor and garage doors facing both the water and the street? My 
determination is as follows: 

1. Second floor - You have stated that the second floor will be used solely for the purpose of 
storing private watercraft. If this is indeed the sole purpose of the second floor, it is 
allowable as part of a boathouse. Any habitation or other use of either floor of the 
boathouse would constitute a violation of Borough code. It is my request that you record 
a signed statement that the structure is not to be used for any purpose other than storage 
of private watercraft. This will increase the likelihood that any subsequent owners of the 
property will have this knowledge available to them. 
Note: MSB Code does not specifically define "boathouse" for the purposes ofMSB 
17.55. Therefore, per MSB 17.125.005(8), we utilize the most recent publication of 
"The Illustrated Book of Development Definitions." The Illustrated Book of 
Development Definitions defines "boathouse" as "An enclosed or partially enclosed 

structure designed for the use and storage of private watercraft. " 

2. Dual garage doors- Unfortunately, having a second garage door facing the street makes 
the structure ineligible as a boathouse. This determination is based on a policy made by 
the previous Borough Manager (see attached). The policy states "Exempt boathouses 

Page 1 of2 

PLANNING COMMISSION DECEMBER 7, 2015 Page 391



shall be designed, cOnstructed and oriented for primary access by boats directly to a water 
body. Exempt boathouses may not have more than incidental accessory access to a street 
or driveway and may not be useable as a garage or habitable structure without significant 
alteration." The Borough has been consistent in application of this policy since it was 
established (August 1993). Based on its large size, the street-facing garage door clearly 
exceeds what would be considered incidental accessory access. 

3. If you are willing to take the steps necessary to make the structure fit within the definition 
of a boathouse, and your neighbor agrees to the lot line change, we can discuss lifting 
enforcement Order E02015-0004) issued on 7/22/2015. However, even if that is the 
case, it would be strongly recommended that you cease any further construction as you 
are not guaranteed that the structure can be made legal. 

Please contact me as soon as possible so that we can determine a path going forward. Thank 
you. 

This is a final determination which may be appealed in accordance with MSB 15.39.140 
by filing a written notice of appeal with the Borough Clerk within 21 days from the date 
this determination was issued. If an appeal is not filed as described in the preceding 
sentence, the right to appeal is forfeited. 

Development Services Manager 

Page 2 of2 
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MAT ANUSKA-SUSITl .. A ~ORO UGH 
350 East Dahlia Avenue, Palmer, Alaska 99645-6488 

Planning and Land Use Department 
Code Compliance Dimion (907) 745-9865 

FAX (907) 745-9876 

MEMORANDUM 

DATE: August 25, 1993 

TO: John Duffy, Planning Directo;5>' 

FROM: ·Ken Hudson, Chief of Code Compliance ~ 

SUBJECT: Administrative Defmition of Boathouse 

MSB Code 17.55. (Setbacks), establishes minimum structural setbacks from water bodies. 
Garages and habitable structures are subject to the 75 foot setback. Boathouses and aircraft 
hangars may be located closer than 75 feet and over the water, provided they are not used for 
habitation and do not contain sanitary or petroleum fuel storage facilities. Unfortunately the 
terms (boathouse) and (aircraft hangars) are not defmed. Staff has encountered the problem of 
defining what exactly is a boathouse when people have stated that the structure they have built 
is a boathouse and not a garage or habitable structure. This is especially true in cases where the 
structure does not access the water directly, is oriented directly to street use and has evidence 
of use as a garage or habitation. 

Staff is recommending that definitions be adopted for "boathouse• and •aircraft hangar•. Until 
such time as definitions are formally adopted by the assembly and become part of code staff 
requ~ts administrative directive to utilize the proposed definitions for the purpose of 
implementing MSB 17.55. Staff has discussed appropriate definitions of boathouse with the 
Alaska Dept. of Fish and Game and ADNR. As a result of those discussions and an analysis 
of issues related to shoreline setbacks under borough code, staff recommends the following 
defmitions be adopted; 

Boathouse means a roofed structure which is used to completely or partially enclose and store 
boats and boating accessories. For the ·purpose of implementing MSB 17.55.020 a boathouse 
which is exempt from a minimum shoreline setback for structures shall be a structure built over, 
in Or immediately adjacent to a water body and used sOlely. for storing boats and boating 
acce~ries. Exempt boathouses shall be designed, constructed ~d oriented for primary access 
by boats directly to a water body. Exempt boathouses may not have more than incidental 
accessory access to a street or driveway and may not be useable as a garage or habitable 
structure without significant alteration. 
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Aircraft hangar means a roofed structure which is used to completely or partially enclose and 
store aircraft and aircraft accessories. For the purpose of implementing MSB 17.55.020 an 
aircraft hangar exempt from minimum shoreline setbacks for structures must be built over, in, 
or immediately adjacent to the water and used solely for storing aircraft and aircraft accessories. 
Exempt aircraft hangars must be designed, constructed, and oriented for primary access by 
airplanes directly to a water body. Exempt airc~ hangars may not have more than incidental 
accessory upland access to air strips, streets, or driveways. 

c:\wp51\cc\93097 
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MATANUSKA-SUSITNA BOROUGH 
Planning and Land Use Department 

Development Services Division 

DATE: September6, 2015 

TO: Ivan Schuening 

350 East Dahlia Avenue • Palmer, AK 99645 
Phone (907) 861-7854 • Fax (907) 861-7876 

Email: alex.strawn@matsugov.us 

FROM: Alex Strawn, Development Services Manager 

SUBJECT: Request for formal determination regarding boathouse 

LOCATION: 6349000L009 

A IT ACHED: Administrative Definition ofBoathouse (August 1993; 2 pp) 

Mr. Schucning. 

This is in your response to your request for determination as to whether the Borough would 
consider the structure you are building to be a boathouse for purposes of exemption to setback 
requirements under MSB 17 .5S.020(B). Specifically, can the structure still be considered a 
boathouse if it has a second floor and garage doors facing both the water and the street? My 
determination is as follows: 

1. Second floor- You have stated that the second floor will be used solely for the purpose of 
storing private watercraft. If this is indeed the sole purpose of the second floor, it is 
allowable as part of a boathouse. Any habitation or other use of either floor of the 
boathouse would constitute a violation of Borough code. It is my request that you record 
a signed statement that the structure is not to be used for any purpose other than storage 
of private watercraft. This will increase the likelihood that any subsequent owners of the 
property will have this knowledge avallable to them. 
Note: MSB Code does not specifically define "boathouse, for the purposes ofMSB 
17.55. Therefore, per MSB 17.125.00S(B), we utilize the most recent publication of 
'"The illustrated Book of Development Definitions,, The llius1rated Book of 
Development Definitions defines "boathouse'' as "An enclosed or partially enclosed 
structure duigned for the use and storage of private watercraft. " 

2. Dual garage doors - Unfortunately, haVing a second garage door facing the street makes 
the structure ineligible as a boathouse. This determination is based on a policy made by 
the previous Borough Manager (see attached). The policy states "Exempt boathouses 
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shall be designed, constructed and oriented for primary access by boats directly to a water 
body. Exempt boathouses may not have more than incidental accessory access to a street 
or driveway IUld may not be useable as a garage or habitable stmcture without significant 
alteration." The Borough has been consistent in application of this policy since it was 
established (August 1993). Based on its large size, the street-facing garage door clearly 
exceeds what would be considered incidental accessmy access. 

3. If you are willing to take the steps necessary to make the structure fit within the definition 
of a bo~ouse, and your neighbor agrees to the lot fuie change, we can discuss lifting 
enforcement Order E02015-0004) issued on 7/22/2015. However, even if that is the 
case, it would be strongly recommended that you cease any further construction as you 
are not guaranteed that the structure can be made legal. 

Please contact me as soon as possible so that we can determine a path going forward. Thank 
you. 

This is a final determination which may be appealed in accordance with MSB 15.39.140 
by filing a written notice of appeal with the Borough Clerk within 21 days from the date 
this determination was issued. If an appeal is not filed as described in the preceding 
sentence, the riSht to appeal is forfeited. 

Sincerely, 

~. 
Alex Strawn 
Development Services Manager 

Pagc2of2 
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MATANUSKA-SUSITNA ~OROUGH 
350 East Dahlia Avenu~ Palmer, Alaska 99645--6488 

Planning and Land use Department 
Code Compliance Division .(907) 745-9865 

FAX (907) _74-5-9876 

MEM:ORANDUM 

DATE: August~' 1993 

TO: John Duffy, Planning Directo~ 
FROM: Ken Hudson, Chief of Code Cc)mpliance ~~ 

SUBJECT: Administrative Definition of Boathouse 

MSB Code 17.55. (Setbacks). eseablishes minimum structmal setbacka from water bodies. 
Garages and habitable structures are subject to the 75 foot setback. Boathouses and aircraft 
hangars may be located closer than 75 feet and cm:r the water, provided they are uot used for 
habitation and do not contain sani~ or petroleum fuel storage facilities. Unfortunately the 
terms (boathouse) and (aircmft hangars) are not defined. Staff has encountered the problem of 
defining what exactly is a boathouse whCn people have stated that the structure they have built 
is a boathouse and not a garage or habitable structure. This iJ especially true in cases where the 
structure does not access the water cfuectly, is oriented diiectly to street use and has evidence 
of use as a gamge or habitation. · · 

Staff is recommending that definitions be adopted for "boathouse" and "aircraft hangar". Until 
SUCh time as definitions are formally adopted by the assembly and become part of code staff 
rcqu~ts admwstrative directive to utilize the proposed definitions for the pmpose of 
implementing MSB 17 .SS. Staff has discussed appropriate defini~ons of boathouse with the 
Alaska Dept. of Fish and Game and ADNR. As a result of those discussions and an analysis 
of issues mated to shoreline setbaclcs under borough code, staff JeCOmmends the followin& 
definitions be adopted; 

Boathouse means a roofed structure which is used to completely or partially enclose and store 
boats and boating accessories. For the ·pmpose of implementing MSB 17.S5.020 a boathouse 
which is exempt from a minimum shoreline setback for structures shall be a structure bUilt over, 
in Or immediately adjacent to a water body and used sOlely for storing boats and boating 
~es. Exempt boathouses sball be deatgned, constructed ~ oriented for primuy access 
by boats directly to a water body. Exempt boathouses may not have more than iaciden1al 
accessory access to a street or driveway and may not be useable as a garap or habitable 
structure without significant alteration. 
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Aircraft hangar means a roofed structure which is used to completely or partially enclose and 
store aircraft and airc¢t accessories. For .the purpose 9f implementing MSB 17.SS.020 an 
aircraft hangar exempt from minimum shoreline setbacks for structures must be built over, in, 
or immediately adjacent to the water and used solely for storing aircraft and aircraft acx:essories. 
Exempt aircraft hangars must be designed, constructed, and oriented for primary access by 
ailplanes directly to a water body. Bxcinpt aircr;p\ hangars may not have more than incidental 
accessory upland access to air strips, streets, or driveways. 

c:\wp61 \co\l:lot7 
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NON-CODE ORDINANCE By: Borough Manager 
01/18/05 
02/01/05 
02/01/05 

Introduced: 
Public Hearing: 

Adopted: 

MATANUSKA-SUSITNA BOROUGH 
ORDrNANCE SERIAL NO. 05-023 

AN ORDINANCE OF THE MATANUSKA-SUSITNA BOROUGH ASSEMBLY ADOPTING 
VOLUNTARY BEST MANAGEMENT PRACTICES FOR DEVELOPMENT AROUND WATER 
BODIES. 

WHEREAS, non-point source pollution (pollution that is 

caused by runoff from land and flooding) is one of the leading 

causes of waterbody degradation in areas of rapid development; 

and 

WHEREAS, the Matanuska-Susitna Borough is experiencing 

exponential population growth; and 

WHEREAS, the current Borough linear waterbody setback for 

habitable structures and garages provides limited protection 

from the effects of land-clearing, fert i l izers, additional 

structures and other polluting activities around water bodies; 

and 

WHEREAS, following best management practices for 

development around water bodies has been shown to significantly 

reduce non-point source pollution; and 

WHEREAS, property values, riparian habitat, human health 

and water quality will be mai ntained or enhanced and future 

waterbody remediation costs avoided if best management practices 

are followed; and 

Page 1 of 4 Ordinance Serial No . 05- 023 
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WHEREAS, the Assembly finds that there is a need for 

reducing the impacts from non-point source pollution by 

recommending adherence to certain best management practices 

around water bodies. 

BE IT ENACTED: 

Section 1 . Classification. This is a non-code ordinance . 

Section 2 . Establishment of voluntary best management 

practices. The intent of the proposed best management practices 

is to reduce non-point source pollution by minimizing: 

1. runoff from impervious surfaces; 

2. sedimentation from land disturbance; 

3. nutrient enrichment from septic systems and 

fertilizers; 

4 . loss of shoreline and land riparian values; and 

5 . pollution from gasoline or oil, or other substances 

harmful to water bodies. 

The Matanuska-Susi tna Borough Assembly hereby adopts the 

following voluntary best management practices to be followed 

when developing around water bodies to read as follows: 

1 . To the extent feasible and practical, maintain the 

natural shoreline or riparian habitat. 

a . Preserve a minimum 7 5 foot wide buffer of 

continuous, undisturbed native vegetation along at least 

50 percent of the parcel's shoreline or streambank. 

Page 2 of 4 Ordinance Serial No. 05-023 
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b. Along the remaining 50 percent of shoreline, 

limit vegetation removal to what is necessary to accommodate 

paths , docks, or other limited development. 

2 . To the extent feasible and practical, minimize 

impervious surfaces on shoreline lots. 

a. Limit impervious surfaces to a maximum of 

25 percent of lot area. 

b. minimize impervious surfaces as much as possible 

within 75 feet of the water's edge . 

3. Avoid adding sand beaches or adding f il l material to 

lakeshore, stream banks or wetland areas. 

4. Adhere to the state of Alaska regulations t hat require a 

100 foot separation of septic systems from water bodies . 

Maintain septic systems so that nutrients and contaminants stay 

out of the water. 

5. Use landscaping practices that will reduce degradation 

of waterbodies, including: 

a . test soils to see if fert i l i zers are needed and 

if needed use sparingly; 

b. maintain a small lawn area and plant native species 

to reduce fertilizer use; and 

c. avoid fertilizer use completely within 50 feet of 

the water's edge . 

Page 3 of 4 Ordinance Serial No . 05-023 
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6 . In addition to maintaining the 7 5 foot setback f or 

habitable structures and garages, maintain a minimum 7 5 foot 

distance from the water's edge for: 

a. additional permanent or accessory buildings; 

b. driveways, roads and other impervious surfaces; 

c. livestock or dog quarters or yards; 

d. manure or compost piles; and 

e. lol}g-term vehicle or equipment storage. 

Reasonable exceptions may include boathouses, floatplane 

hangers, marinas, piers and docks that need to be closer than 

75 feet to serve their purpose . 

Section 3. Effective date. This or dinance shall take 

effect upon adoption by the Matanuska-Susitna Borough Assembly. 

ADOPTED by the Matanuska-Susitna Borough Assembly this 1 

day of February, 2005 . 

/S/ 

TIMOTHY L. ANDERSON , Borough Ma yor 

ATTEST: 

/S/ 

MICHELLE M. MCGEHEE, CMC , Borough Clerk (SEAL) 

PASSED UNANIMOUSLY: Woods , Allen, Colberg, Kvalheim, Simpson, 
Colver, and Vehrs 

Page 4 o f 4 Ordinance Serial No . 05- 023 
IM 05-032 
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·MATAiiUSKA-SUSI'l'NA BORPUGH 
PLANNING COMMISSION RESOLO'l'ION SERIAL NUMBER 04-59 

A RESOLUTION OF THE MATANQSKA-SOSITNA BOROUGH PLANNING 
COMMISSION ~DING THE ASSEMBLY ADOPT VOLUNTARY BES! 
~ PRACTICES FOl\ DEVELOPMENT AROUND WA!l'ERBOD!ES. 

adopt voluntary best aanagenent practices for development around 

waterbodia. ln order to minimize: 

• Runoff from impervious surfaces; and 

• Sedimentation from .land diaturbanoe1 and 

• Nutrient endcbment septic syst811lS and 

fertilizers: and 

c Loss of sboteline habitat; and 

raoa 1 of 2 
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• Pollution fl:Om gasoline or oi~, or other subetances 

harmful to ~aterbodi••· 

Adopt eel 'by the Matanu~ka-SUsitna Borough Planning 

e0111111sdon this: Ja_ of t)4c.6tn8f.4,r 2004 

••n 2 of 2 
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HOW CAN YOU HELP PROTECT WATER QUALITY? 

Voluntary Best ~nagement Practices For Development around Waterbodies 

Best Management Practice 

Maintain the natural shoreline or riparian habitat. 
• Preserve a minimum 75 foot wide buffer of 

c:Ontinuous, undisturbed native vegetation along at 
least 500A. of1he parcel's shoreline or stream bamk. 

• Along remaining 50% of shoreline, limit vegetation 
removal to what is necessary to accommodate paths, 
docks. or other limited develooment. 

Minimize impervious surfaces on shoreline lots. 
• Limit to maximum of25% of lot area. 
• Minimize as much as possible within 75 feet of the 

water's edge. 

A void adding sand beaches or adding fill material to 
Iueshore,~b~s orwdbnd~. 

Rationale 

Protects water quality by reducing nutrient loading in lakes and 
minimizing temperature changes to stream environments. 

Provides flood control and reduces erosion and sedimentation. 

Protects fish and wildlife habitat by providing cover, nest sites 
and spawning areas. 

Impervious surfilces such as pavement, rooftops, and 
compacted soil allow runoff to enter waterbodies more readily. 

Runoff in residential or commercial areas may contain 
phosphorus and oCher nutritttts that lead fn oxygen deficits !100 
algal blooms. 

Sand or fill reduces water clarity, is harmful to aquatic life and 
may contain phosphorus that enriches waterbodies. 

Adhere to the state of Alaska's 100 foot waterbody separation Bacterial contamination from poorly maintained or leaking 
for septic systems and outhouses, and keep septic systems in septic systems or outhouses is a human health concern. 
good working order. 

Nutrients from poorly functioning septic systems or outhouses 
are waterbody pollutants. 

t----------------··~----:-~-=.::...!!:==:::~:::!!:=:=:..---------------1 

Use landscaping practices that wiD reduce degradation of 
waterbodies, including: 

• Test soils to see if fertilizers are needed and use 
sparingly. 

• Design a smalJer lawn to reduce fertilizer use. 
• Use native species that grow well without fertilizer. 
• Avoid fertilizer use completely within 50 feet of the 

water .. s edge. 

Maintain at least a 75 foot distance from the water's edge for: 
• Additional permanent or accessory buildings. 
• Driveways, roads and other impervious surfaces. 
• Livestock or dog quarters or yards. 
• Manure or compost piles. 
• Long-term vehicle or equipment storage. 

Exceptions may include boathouses. floatplane baDgers, marinas, pien and 
docb that need to be clOJeT than 75 teet to serve their 1111lt10111!S. 

Lawns are often over-fertilized, which leads to harmful levels of 
nutrients in the water. 

Lawns are not as effective as natural vegetation for pollution 
fil1ration. 

Lawns do not provide protective cover for fish and wildlife 
populations that are part of the waterbody system. 

Protects human health and water quality by reducing 
contamination from animal waste, compost, fuels, sediment and · 
other substances that pollute waterbodies. 

Mat-Su Borough Ordinance 05-Q23 established voluntaly measures that property ov.ners can use to protect the quality of our 
lakes, streams and wetlands. For more information, contact the Matanuska-Susitna Borough, Department ofPlanning and 
Land Use at 745-9851. 
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Sec. 29.40.040. Land use regulation. 

(a) In accordalice with a comprehensive plan adopted under AS 29.40.030 and in order to implement 
the plan, the assembly by ordinance shall adopt or amend provisions governing the use and occupancy of 
land that may include, but are not limited to, 

(1) zoning regulations restricting the use of land and improvements by geographic districts; 

(2) land use permit requirements designed to encourage or discourage specified uses and 
construction of specified structures, or to minimize unfavorable effects of uses and the construction of 
structures; 

(3) measures to further the goals and objectives of the comprehensive plan. 

(b) A variance from a land use regulation adopted under this sect~on may not be granted if 

(1) special conditions that require the variance are caused by the person seeking the variance; 

(2) the variance will permit a land use in a district in which that use is prohibited; or 

(3) the variance is sought solely to relieve pecuniary hardship or inconvenience. 

' 
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PLANNING COMMISSION RESOLUTION NO. 15-36 
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PLANNING COMMISSION RESOLUTION NO. 15-43 
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A 

By: 
Introduced: 

Public Hearing: 
Action: 

Susan Lee 
November 2, 2015 
December 7, 2015 

MATANUSKA-SUSITNA BOROUGH 
PLANNING COMMISSION RESOLUTION NO. 15-36 

RESOLUTION OF THE MATANUSKA-SUSITNA BOROUGH PLANNING 
COMMISSION APPROVING A VARIANCE TO THE .· WA',I'ERBODY AND SIDE YARD 
SETBACKS FOR A TWO-STORY STRUCTURE CONSTRUCTED IN 2015 ON LOT 9, 
CLESTER EXTENSION; PALMER RECORDING DISTRICT. 

i . 

WHEREAS, an application for· a variance from the setback 

requirements of MSB 17.55.010(B) and 17.5S~020(A) has been 

received to allow a newly co:nstructed two-story habitable 

structure, measuring 22~ X 36' in size, to remain set back 9.1 

feet from the west side ·yard lot line and 32 feet from the 

ordinary high water mark of Big. Lake on Lot 9, Clester 
.•.·. 

Extension; 16587 W. Tamarack · Cove Drive; within Township 17 

North, Range 3 West, Section 29, S;eward Meridian; and 

WHEREAS, at;: its closest point the structure is set back 32 

feet from the ordinary high water mark of Big Lake and 9.1 feet 

from the wast side yard lot line, as indicated on the site plan 

in the record; and 

WHEREAS, the Planning Commission conducted a public hearing 

on December 7 , 2015 on this matter; and 

WHEREAS, the Planning Commission reviewed the application, 

associated materials, and the staff report containing findings 

of fact and conclusions of law; and 

Planning Commission Resolution 15-36 
Adopted: 

Page 1 of 2 
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WHEREAS, the Matanuska-Susitna Borough Planning Commission 

hereby finds this application does meet the standards of MSB 

17 . 65. 

NOW, THEREFORE, BE IT RESOLVED, that the Matanuska-Susitna 

Borough Planning Commission approves the setback variance for 

the newly constructed two-story habitable structure on Lot 9, 

Clester Extension. 

ADOPTED by the Matanuska-Susitna Borough 

Commission this day of __ , 2015 . 

JOHN KLAPPERICH, Chair 

ATTEST 

MARY BRODIGAN, Planning Clerk 

(SEAL) 

YES: 

NO: 

Planning Commission Resolution 15 - 36 
Adopted: 

Planning 
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By: 
Introduced: 

Public Hearing: 

Susan Lee 
November 2, 2015 
December 7, 2015 

Action: 

MATANUSKA-SUSITNA BOROUGH 
PLANNING COMMISSION RESOLUTION NO. 15-43 

A RESOLUTION OF THE MATANUSKA-SUSITNA BOROUGH PLANNING 
COMMISSION ADOPTING FINDINGS OF FACT AND CONCLUSIONS OF LAW TO 
SUPPORT DENIAL OF RESOLUTION 15-36. 

WHEREAS, Resolution No . 15-36 was ·· fo.r approval of a setback 

variance to allow a newly constructed two-story habitable 

structure, measuring 22 1 X 36' in size tO remain Set baCk 9.1 

feet from the west side yard lot line and 32 feet from the 

ordinary high water mark· . of Big ~ake on Lot 9, Clester 

Extension; 16587 w. Tamar~ck Cove Drive; within Township 17 

North, Range 3 west, Section 29, seward Meridian; and 

WHEREAS, the Planriing Commission conducted a public hearing 

on December 7, 2015 on this matter; and 

WHEREAS, the Planning Commission's vote on the motion 

failed to garner a majority vote on December 7, 2015 . 

NOW, THEREFORE, BE IT RESOLVED, that the Matanuska-Susitna 

Borough Planning Commission denied the setback variance based on 

the following findings of fact and conclusions of law: 

1. The subject lot is .20 acres in size. 

2. Clester Extension was platted in 1959, which was prior 

to the adoption of borough setback requirements in 

1973 . 

Planning Commission Resolution 15-43 
Adopted: 

Page 1 of 10 
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3 . The dimensions of Lot 9, Clester Extension are 106 

feet long on the west side, 90 feet on the east side, 

100 feet wide on the south side (right-of-way) and 78 

feet wide on the north (lake side}. 

4. A habitable structure cannot be constructed on this 

lot due to the lot dimensions. 

s. The applicant constructed the subject structure. 

6. The structure is set back 9 . 1 feet from the west side 

yard lot line and 32 feet from the ordinary high mark 

of Big Lake. 

7 . The applicant was notified , by the borough that t he 

structure was in violation of setback requirements 

when construction of the fOU:ndation was initiated. 

8. The borough issued ari · Enforcement Order which required 

that all construction activities cease and to provide 

the borough with a certified site plan showing the 

required s~tbacks . 

9. Construction ·. of the structure continued after the 

Enforcement Order was issued. 

10. There is an existing one-story cabin on this lot . 

11. The construction of this second structure adds a 

second habitable structure to the l ot . 

Planning Commission Resolution 15 - 4 3 

Adopted: 
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12 . The applicant has stated that this structure is a 

boathouse with guest accommodations on the second 

floor of the structure . 

13 . The structure is not designed to function as a 

boathouse. 

14. The structure is considered a habitable structure 

since it will provide guest accommodations. 

15 . Habitable structures are not allowed within the 75 

foot waterbody setback. 

16 . Structures are not allowed within the 10 foot side 

yard setback. 

17. The 2015 structure measures 22' x 36' in size and is 

two-stories in height. 

18 . The 2015 structure is substantially larger than the 

one-story cabin on the lot . 

19 . There are unusual conditions or circumstances 

applicable to thi~ property as the lot is substandard 

in size and was platted prior to the adoption of 

borough setback requirements I however 1 the applicant 

had reasonable use of the property with the existing 

one-story cabin on the lot and the applicant knowingly 

constructed this structure in violation of the setback 

requirements (MSB 17.65.020(A) (1)). 

Planning Commission Resolution 15-43 
Adopted: 
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20. Staff conducted an analysis of commonly enjoyed uses 

in the a r e a . Twenty-six (26) lots in the area were 

researched. One of these lots has additional living 

quarters in a separate building from the primary 

residence. This structure is in compliance with the 

setback requirements . 

21. Two habitable structures on a lot is not a commonly 

enjoyed use in the area . 

22. Illegally constructed structures should not be 

considered a use that is commonl y enjoyed by others . 

23 . Constru.cting a : st.ructure in violation of the setback 

requirements does not deprive the applicant of rights 

commonly enjoyed by other properties, as the majority 

of other properties in the area are in compliance with 

the setback requirements or are legal nonconforming 

structures . 

24 . The strict . application of the provisions of this title 

would not deprive the applicant of rights commonly 

enjoyed by . other properties, as the applicant had use 

of the property with the existing cabin on the lot(MSB 

17 . 65.020(A) (2)) . 

25 . According to MSB Ordinance 05-023, non-point source 

pollution (pollution that is caused by runoff from 

Planning Commission Resolution 15-43 
Adopted: 
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land and flooding) is one of the leading causes of 

waterbody degradation in areas of rapid development . 

26. The 75 foot waterbody setback assists in reducing non-

point source pollution. 

27. Through MSB Ordinance 05-023, the Assembly found that 

there is a need to further reduce the impacts from 

non-point source pollutior.t and adopted voluntary best 

management practices for qevelopment around 

waterbodies . 

28 . Adherence to best management practices will reduce 

non-point source .. pollution and prevent long term 

waterbody degradation f;t:om non-point source pollution. 
·,' 

29 . Development withiri the : 75 foot setback directly 

contributes to non-;-point source pollution and 

wa terbody ·.degradation. 

3 0 . Property values will be maintained or enhanced and 

future waterbody remediation costs will be avoided if 

best management practices are adhered to. 

31. It is in the public's best interest to maintain 

property values. 

32 . The lot is wide enough for the structure to have been 

built in compliance with the 10 foot side yard setback 

requirement . 

Planning Commission Resolution 15-43 
Adopted: 

Page 5 of 10 
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33. The purpose of setbacks is to create light 1 air and 

open space between properties . 

34 . Granting the variance will be injurious to nearby 

properties, or harmful to the public welfare, because 

it will allow additional residential development 

within the 75 foot setback requirement, which will 

contribute to non-point source pollution. Granting the 

variance will decrease the light, air and open space 

between properties (MSB 17.65.020(A) {3)) . 

35. MSB Chapter 17.65 - varian~es, was written to grant 

relief to property owner's whose l ots are impac L~d by 

topographic constraint$ and/ol:' existing land use 

regulations therebymaking the lot undevelopable. 

36 . The proposed :setback variance is inconsistent with the 
.~ ~ .. 

policies and goals of the MSB Comprehensive Plan {2005 

Update) as tbe variance will allow inconsistent 

development which does not protect the public safety, 

health, and welfare of the community which setbacks 

are designed to further . 

37 . Through MSB Ordinance 05-023 , the Assembly found that 

there is a need to further reduce the impacts from 

non-point source pollution and adopted voluntary best 

management practices 

waterbodies . 

Planni ng Commission Resolution 15-43 
Adopted: 

for devel opment around 
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38 . The Big Lake Comprehensive Plan Update {2009) 

established development guideline: "Natural 

Vegetation/Site Disturbance Encourage retention of 

existing natural vegetation and replant disturbed 

areas. Grading and clear cutting the entire parcel 

prior to selling or developing is strongly 

discouraged." 

39. The Big Lake CompJ::"ehensive Plan Update {2009) 

established development guideline: · "Protecti on of 

Water Quality Use of land adjoining waterbodies 

should be designed to minimize impacts on water 

quality. Actions · to achieve the goal include 

minimizing removal of ·natural vegetation along the 

majority of the edge of lakes, streams or wetlands, to 

keep lawn chemicals, silt, and septic e.ffluents out of 

the watershed, to inhibit bank erosion and provide 

habitat for wildlife such as ducks and loons, while 

providing soille screening of development." 

40. The Big / Lake Comprehensive Plan Update {2009) 

established development guideline: "Building Setbacks 

from Waterbodies (new structures) - require at least 

the MSB 75' minimum development setback from streams, 

lakes, wetlands and other waterbodies; "development" 

is defined as habitable structures. Non-habitable 

Planning Commission Resolution 15-43 
Adopted: 
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structures, such as boathouses, sheds, decks or saunas 

can be built within 75' o f lakes and s treams, but 

these improvements should be designed to have minimal 

environmental and visual impact on the adjoining 

waterbody. '' 

41. The proposed variance is inconsistent with the intent 

of MSB 17.65, the Mat.:anuska-Susitna Borough 

Comprehensive Plan (2005 Update), · and the Big Lake 

Comprehensive Plan Update (2009) (MSB 

17.65.020{A) (4)). 

42 . There i s reasonable use of this lot without a 

varianc e, as there is an ex isting one-story cabin on 

the lot . 

43 . The 2015 structure added a second, substantially 

larger, habi table structure to t he l ot. 

4 4 . Deviati,on from this title is not necessary to permit 

reasonable use of the property, as there was 

reasonable use of the lot with the existing cabin . The 

2015 structur e added a second, substantially larger 

habitable structure to the lot (MSB 17.65.020{A) (5)). 

45 . The person seeking the variance constructed the 

structure. 

46 . The applicant chose this particular structure design 

at this specific location . 

Planning Commission Resolution 15-43 
Adopted: 

Page 8 of 10 

PLANNING COMMISSION DECEMBER 7, 2015 Page 420



47. The person seeking the variance caused the need for 

the variance as the applicant constructed the 

structure in violation of the setback requirements 

(MSB 17.65.030(A) (1)) . 

48. The variance, if granted, will allow an illegally 

constructed structure to remain in its current 

location (MSB 17.65. 030 (A) (2) ). 

49 . The request to allow tbe 2015 structure to remain in 

this location is a matter of t he applicant 's 

preference and convenience ~ 

50. The variance is being sought solely to relieve 

pecuniary hardship or inconvenience as the applicant 

chose to build this particular structure at this 

specific location in v iolation of the setback 

requirements. The: request to allow this structure to 

remain in this location is a matter of the applicant ' s 

preference and convenience (MSB 17.65.030(A) (3)) . 

I 

I 

I 

I 

I 

I 

Planning Commission Resolution 15-43 
Adopted: 
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ADOPTED by the Matanuska-Susitna Borough Planning 

Commission this day of ___ , 2015 . 

JOHN KLAPPERICH, Chair 

ATTEST 

MARY BRODIGAN, Planning Clerk 

(SEAL) 

YES: 

NO: 

Planning Commission Resolution 15-43 
Adopted: 
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A 

By: 
Introduced: 

Public Hearing: 
Action : 

Susan Lee 
November 2, 2015 
December 7, 2015 

MATANUSKA-SUSIT.NA BOROUGH 
PLANNING COMMISSION RESOLUTION NO. 15-44 

RESOLUTION OF THE MATANUSKA-SUSITNA BOROUGH PLANNING 
COMMISSION APPROVING A VARIANCE TO THE WATERBODY, RIGHT-OF- WAY 
AND SIDE YARD SETBACKS FOR A ONE-STORY CABIN ON LOT 9, CLESTER 
EXTENSION, PALMER RECORDING DISTRICT. 

WHEREAS, an application for a variance from the setback 

requirements of MSB 17.55.010(B) and 17.55 ~ 020(A) has been 

received to allow an existing one-story cabin to remain setback 

less than 10 feet from the east side yard lot line, less than 25 

feet from the Tamarack Cove Drive right-of-way and less than 75 

feet from the ordinary high water mark on Big Lake on Lot 9, 

Clester Extension {Plat# W-68); 16587 W. Tamarack Cove Drive; 

within Township 17 .North, Range 3 West, Section 29, Seward 

Meridian; and 

WHEREAS, at its closest point the structure is set back 7.6 

feet from the east side yard lot line, 14.3 feet from the 

Tamarack Cove Drive right-of-way, and 55 feet from the ordinary 

high water mark of Big Lake, as indicated on the site plan in 

the r ecord; and 

WHEREAS, the Planning Commission reviewed this application, 

associated materials, and the staff report with respect to 

standards set forth in MSB 17.65 . 020 and 17.65 . 030; and 

Planning Commission Resolution 15-44 
Adopted: 
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WHEREAS, the Planning Commission conducted a public hearing 

on December 7, 2015 on this matter; and 

WHEREAS, the Planning Commission finds this application 

does meet the standards for approval in MSB 17.65. 

NOW, THEREFORE, BE IT RESOLVED, that the Matanuska-Susitna 

Borough Planning Commission approves the setback variance based 

on the following findings of fact and conclusions of law : 

1 . The subject lot is .20 acres in size. 

2. Clester Extension was platted in 1959, which was prior 
. . 

to the adoption of borough · setback requirements in 

1973. 

3. The dimensions of Lot 9, Clester Extension are 106 

feet on the west side, 90 feet on the east side, 100 

feet wide on 'the south side {right-of-way) and 78 feet 

wide on the north side (lake side) . 

4 . A habitable · structure · cannot be constructed on this 

lot due to the lot dimensions. 

5 . There are unusual conditions or circumstances 

applicable to this property as the lot is substandard 

in size and was platted prior to the adoption of 

borough setback requirements. A habitable structure 

cannot be constructed on this lot without a setback 

variance (MSB 17.65.020{A} (1}} . 

Planning Commission Resolution 15-44 
Adopted: 
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6 . The one-story cabin is not out of character with the 

residential development in the area, as the majority 

of other properties in the area are developed with 

only one habitable structure. 

7. The strict application of the provisions of this title 

would depriv e the applicant of rights commonly enjoyed 

by other properties, as the .. lot is substandard in 

size, a habitable structure cannot be constructed on 

this lot without a setback variance, and the majority 

of the surrounding properties are developed with only 

one single-family .residence {MSB 17.65. 020 (A) (2)). 

8. Based on the evidence submitted, the subject structure 

would not be harmful to the public, nor would it be 

injurious to nearby properties. 

9, The one- story cabin has been at this location since 

1960 and there have not been any complaints filed 

regarding the cabin and the subsequent additions to 

the cabin. 

10. Pre-existing legal nonconforming status (grandfather 

rights) had not been previously applied for or 

approved for the one-story cabin. 

11. The cabin was eligible for pre-existing legal 

nonconforming status {grandfather rights) until the 

Planning Commission Resolution 15-44 
Adopted: 
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subsequent additions were constructed which enlarged 

the nonconforming structure. 

12 . The original cabin measured 20' x 22' in size and was 

enlarged with an 11' x 18.5' addition in 1991. 

Sometime between 2 0 0 8 and 2 o 12 a deck was added, and 

the cabin was raised to add a f ·oundation/ crawlspace. 

13 . Granting the variance will nat be injurious to nearby 

property, nor harmful to the public welfare as the 

cabin has been at this location since 1960 and was 

enlarged with a small addition and deck (MSB 

17.65.020(A) (3)) . 

14 . MSB Chapter 17.65 - Variances, was written to grant 

relief to property owners whose lots are impacted ·by 

topographic constraints and/or existing land use 

regulatiort:s ther·eby making the lot undevelopable . 

15 . The one-story cabin is similar to other residential 

structures in the area. 

16 . The Big Lake Comprehensive Plan Update (2009) 

established development guideline: "Building Setbacks 

from Waterbodies (existing non-compliance structures) 

- for buildings developed after the date (1987) of the 

setback ordinance (Chapter 17.55 of the Borough Code 

of Ordinances) and prior to the adoption of the 

Borough's land 

Planning Commission Resolution 15-44 
Adopted: 

use permit (2007)' special 
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consideration should be given~ in keeping with state 

statutes~ to approving setback violation appeals 

caused by inadequate information and communication of 

that information to the property owners.n This is not 

advocating blanket approvals of setback violations but 

rather that leeway be given to approving violations 

that have no adverse impact on surrounding properties 

and waterbodies, and which occurred as honest mistakes 

and not as overt violations of the criteria by people 

who knew or should. hav~ known better. The plan 

recommends these approvals contain restrictions on 

expanding the encroachment or ~abuilding a destroyed 

structure.;, However, all requests for variances must 

be considered in accordance with Alaska Statute 

29. 40.040(B) .H 

17. The Big Lake Comprehensive Plan Update (2009) does not 

directly address ' the expansion of structures built 

legally at the time of construction. The plan does 

take a position of promoting the protection of water 

quality and minimizing impacts to waterbodies, natural 

vegetation and the environment. 

18 . The variance request is consistent with the Big Lake 

Comprehensive Pl an Update (2009) 

Planning Commission Resolution 15-44 
Adopted: 

as the original 
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portion of the cabin was constructed prior to adoption 

of borough setback requirements. 

19 . Two of the land use goals of the Matanuska-Susitna 

Borough Comprehensive Plan (2005 Update) state: 

Goal (LU-1): Protect and enhance the public safety, 

health, and welfare of Borough residences. 

Policy LU-1: Provide for consistent, compatible, 

effective, and efficient development within the 

Borough. 

Goal (LU-2) : Protect residential neighborhoods and 

associated propercy values . 

Policy LU2-1: Develop ?.nd implement regulations that 

protect residential development by separating 

incompatible uses, whi.le encouraging uses that support 

such residential uses including office, commercial and 

other mixed-use developments that are shown to have 

positive c,umulative impacts to the neighborhood . 

2 o . The proposed variance does meet the intent of MSB 

17.65 and does meet Alaska Statute 29.40.040(B) for 

approva.l and is consistent wit.h the goals of the Big 

Lake Comprehensive Plan Update (2009) and the goals 

and policies of the Matanuska-susitna Borough-Wide 

Comprehensive Plan 

17.65.020(A) (4)) . 

Planning Commission Resolution 15-44 
Adopted: 

(2005 Update) (MSB 
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21 . Deviation from this title is no more than necessary to 

permit a reasonable use of the property as a habitable 

structure cannot be constructed on the lot without a 

setback variance and the one-story cabin is in 

character with the surrounding residential development 

( MSB 17 . 6 5 . 0 2 0 (a) ( 5) ) . 

22. The person seeking the variance did not construct the 

original structure or the subsequent additions . 

23. The applicant did not create the substandard lot size. 

24. The special conditions that require the variance were 

not caused by the applicant as the applicant did not 

create the substandard lot size or construct the cabin 

and subsequent additions (MSB 17.65.030(A) (1)) . 

25. The variance, if granted, will not permit a land use 

in a district in which that use is prohibited, as 

residential structures are permitted on this site. The 

variance, if granted, will allow an existing one-story 

cabin to remain in its current location (MSB 

17. 6 5. 0 3 0 (A) ( 2) ) . 

26. The variance is not being sought solely to relieve 

pecuniary hardship or inconvenience as the current 

owners did not construct the structure and a habitable 

structure cannot be constructed on the lot without a 

setback variance (MSB 17 . 65.030(A) (3)). 

Planning Commission Resolution 15-44 
Adopted: 
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ADOPTED by the Matanuska-Susitna Borough 

Commission this day of _, 2015 . 

JOHN KLAPPERICH, Chair 

ATTEST 

MARY BRODIGAN, Planning Clerk 

(SEAL) 

YES: 

NO: 

Planning Commission Resolution 15-44 
Adopted: 

Planning 
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MATANUSKA-SUSITNA BOROUGH INFORMATION MEMORANDUM IM No . 15-198 

SUBJECT: AN ORDINANCE OF THE MATANUSKA-SUSITNA BOROUGH ASSEMBLY 
APPENDING THE BIG LAKE COMPREHENSIVE PLAN MSB 15.24. 030 (B) {10) 
WITH THE BIG LAKE CORRIDOR IMPACT ASSESSMENT, MARCH 2014, AND 
IDENTIFYING ROUTE 3A AS THE SELECTED ROUTE BY THE BIG LAKE 
COMMUNITY COUNCIL . 

AGENDA OF: October 20, 2015 
Assembly Action: 

MANAGER RECOMMENDATION: Refer to Planni ng Commission . 

APPROVED~JOHN MOOSEY, BOROUGH MANAGER:~~ 

Route To: Department/Individual Initials Remarks 

X 

X 

X 

Originator/Sara Jansen 
Capital Projects 
Director 

Public Works Director 

Planning and Land Use 
Director 

Community Development 
Director 

Emergency Services 
Director 

Finance Director 

Borough Attorney 

Borough Clerk 

?{/ 

. -
toj~.J - , 

ATTACHMENT(S): Fiscal Note: YES NO X 
Ordinance Serial No . 15-~~(_2_p_p_) 
Big Lake Community Council Resolution 2014-102 
2 pp) 
Big Lake Community Impact Assessment (without 
appendices) (~pp) 
Big Lake Community Impact Assessment Appendix A -

.?Ln!t\..L'u\sv ~~UQ \2a.Sok-:bM LL}-df)(9?p' 
Page 1 of 3 ~ ~ IM No . 15~~ 

OR. 15-~ 
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SUMMARY STATEMENT: 

The 1996 Big Lake Comprehensive Plan was updated in August, 
2009 . The update was spurred by the changing nature of the 
community as it transforms from a primarily recreation community 
to more of a family-oriented, year round community. There are 
three pri ori ty transportation goals addressing roadways in the 
plan. Those are: 

• Develop a safe and efficient road system to the Parks 
Highway; 

• Support regional development through improvements in 
Borough transportation infrastructure; and 

• Expand the existing road system to provide access to 
residents currently without access; ensuring public safety 
needs are met . 

Specific plan strategies include working with the Borough and 
DOT&PF to ensure the design and eventual construction of the 
road from Port MacKenzie (Port) to Parks Highway, development of 
a Big Lake downtown bypass, and establishment of a corridor 
preservation program (Strategies 2, 3, and 9) . 

The update of the comprehensive plan required numerous meetings 
with a planning team and the general Big Lake community prior to 
its passage. The Big Lake Community Council developed a 
transportation committee to focus solely on ~pis important 
aspect of the plan. After the plan was adopted, the committee 
continued to meet and concentrate on transportation improvements 
in the Big Lake area . Further, the community was successful in 
lobbying the State Legislature for funds to conduct a Corridor 
Impact Assessment (CIA), for the Port to Parks Route. 

A CIA identifies socioeconomic impacts to a community that could 
result from an improved highway connection. The Big Lake CIA was 
a public process which took place in the community over 
approximately 18 months from September , 2012 to March, 2014 when 
the report was finalized . The Big Lake CIA identi fied one-mile 
wide corridors that r epresented general locations for highway 
connections, based on previous transportation studies. 
Additionally, the project team worked with MSB staff, community 
residents and other stakeholders to add additional corridors and 
to refine each corridor with the specific alternative to be 
studied. Two of these corridors were not evaluated for detailed 
community impacts due to high costs, wetland impacts and 
community sentiment. The remaining five alternatives were 
analyzed on land use, mobility and access, economic conditions, 
public services , physical, visual , safety, displacement and 

Page 2 of 3 IM No. 15-198 
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social and psychological impacts . 

The CIA was based upon the clear statement of community goals 
and attitudes from the Comprehensive Plan. The plan served as 
the lens through which all the assessments regarding the routes 
were filtered. In addition to the specific transportation goals, 
the three policies of greatest significance to the CIA process 
from the plan are: 

• The desire to develop a 
general intentions for the 

land- use '' road-map" setting out 
location and intensity of future 

• 
development; 
The creation 
Big Lake town 

• The desire to 
Key findings were 
presented to the 
March, 2014 . 

of an attractive, walkable and concentrated 
center; and 
protect the natural environment. 
identified for all five of the corridors and 
community . The Assessment was finalized in 

The goal of the CIA was to perform a thorough Assessment, not to 
select one route. Subsequent to the conclusion of the CIA, the 
Big Lake Community Council focused on the task of selecting a 
preferred route. Three public meetings of the Big Lake Community 
Council Transportation Committee were held to discuss the 
options. On June 10, 2014 the Big Lake Community Council passed 
Resolution Serial No. 214-12 in Support of Route 3A. 

The Community Council then requested that the Borough Assembly 
nominate Route 3A of the Big Lake Community Impact Assessment to 
the Statewide Transportation Improvement Program for funding of 
the environmental phase of the Point MacKenzie Road to Parks 
Highway Connection. The Borough Assembly passed Resolution 14-
087 on September 2, 2014. Further at the April 14, 20l5, 
Community Council meeting a motion was unanimously approved to 
support the CIA as the formative document to convey the 
community's wishes regarding the Port to Parks highway. 

To solidify the Community's desired route, and incorporate the 
information contained within the Big Lake Corridor Imp~ct 

Assessment, the Big Lake Community Council requests that Route 
3A of the Port. to Parks Highway Connection be appended to the 
Big Lake Community Comprehensive Plan, along with the CIA 
document without appendices) . 

Recommendation: Refer an ordinance to the Planning Commission 
for 60 days, appending the Big Lake comprehensive plan MSB 
15.24. 030 (b) (10) with the Big Lake Corridor Impact Assessment, 
March 2014, and Appendix A which identifies Route 3A Port to 
Parks Route as the selected route by the Big Lake Community 
Council. 
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Introduced: June 10, 2014 
Member Hearing: June 10, 2014 

Adopted by Unanimous Vote: June 10, 2014 

Big Lake Community Council 
Big Lake Community Impact Assessment 

Resolution Serial No. 2014-102 In support of Route 3A 

The Big Lake Community Council requests the Alaska Department ofTransportatlon and Public Fadllties 
to nominate a project into the Statewide Transportation Improvement Program to provide funding for 
the environmental phase of the Point MacKenzie Road to Parks Highway connection. 

• WHEREAS, the state of Alaska legislature Is proposing to fund construction of the Knfk Arm 
Crossing estimated to begin In 2016; and 

• WHEREAS, the Port MacKenzie Rail Extension Is proceeding on schedule with servfce to the 
Port anticipated In 2016; and 

• WHEREAS, traffic from both Knlk Arm Crossing and the additional Port actMty produced by the 
Port MacKenzie RaiJ Extension will be using the Point MacKenzie Road and Knlk--Goose Bay 
Road, the later of which funnels truck traffic directly Into Wasilla, a high traffic congestion 
location; and 

• WHEREAS, the Alaska Department of Transportation (AOOT&PF) has designated the Knlk Arm 
Crossing and the western (MSB side) bridge access highway as part of the National Highway 
System: and 

• WHEREAS, the ADOT&PF has designated Point MacKenzie Road, Burma Road and South B1g 
Lake Road as part of the Alaska Highway System for a future connectfon between the Port and 
Parks H"hway; and 

• WHEREAS, lhe Knik Arm Crossing/Port to Parks Highway route will likely become part of the 
National Highway System and be developed wlth federal funding; and 

• WHEREAS, the Big Lake Community Impact Assessment (CIA) provided public involvement, 
prefimlnazy design and reconnaissance tnfonnatlon on a number of additional routes to move 
Knik Arm Crossing and Port MacKenzie traffic to the Parks Highway; end 

e WHEREAS, the originally proposed route through the City center of Big Lake is not consistent 
with the 2009 B1g Lake Comprehensive Plan nor the desires of the community; and 

• WHEREAS, the Big lake Community Council has participated In the CIA and studled the findings 
included in the assessment, the Big Lake Community Councn endorses route 3A as most 
consistent with the Bfg Lake Comprehensive Plan and the community desfres; and 

• WHEREAS, the Big Lake Community Impact Assessment was meant to assist decision makers 
as they go through the future process to select a preferred alignmen~ and 
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• WHEREAS, an environmental document Is the next step In choosing which of the routes within 
the CIA will move forward as the preferred aJtematlve; and 

• AND NOW THEREFORE aft.er studying Impacts on the community of Big Lake of the Knlk Ann 
Crossing and Port MacKenzie Rail Extension being completed In the near future, It would be 
prudent tc request a project into the Statewide Transportation Improvement Program to provide 
funding for the environmental phase of the Big Lake transportation corridor of the Point 
MacKenzie Road to Parks Highway connecticn. 

Attested: 

~~ 
Caro!G Kane 
Secretary 
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By: 
Introduced: 
Public Hearing: 
Action: 

Lauren Driscoll 
07/07/14 
07/21/14 

Passed 

MATANUSKA-SUSITNA BOROUGH 
P~NG COMMISSION RBSOLUTION NO. 14-20 

A RESOLUTION OF THE MATANOSKA-SUSITNA BOROUGH PLANNING 
COMMISSION RECOMBNDING ASSEMBLY NOMINATION OF ROUTE 3A OF THE 
BIG LAKE COMMUNITY IMPACT ASSESSMENT TO THE STATEWIDE 
TRANSPORTATION IMPROVEMENT PROGRAM FOR FUNDING OF THE 
ENVIRONMENTAL PHASE OF THE POINT MACKENZIE ROAD TO PARKS HIGHWAY 
CONNECTION 

WHEREAS, the State of Alaska legislature is proposing to 

fund construction of the Knik Arm Crossing estimated to begin in 

2016; and 

WHEREAS, the Port MacKenzie Rail Extension is proceeding on 

schedule with service to the Port anticipated in 2016 ; and 

WHEREAS, traffic from both I<nik Arm Crossing and the 

additional Port activity produced by the Port MacKenzie Rail 

Extension will be using the Point MacKenzie Road and Knik-Goose 

Bay Road, the latter of which funnels truck traffic directly 

into Wasilla, a high traffic congestion location; and 

WHEREAS, the Alaska Department of Transportation and Public 

Facilities has designated Point MacKenzie Road, Burma Road and 

South Big Lake Road as part of the Alaska Highway System for a 

future connection between the Port and Parks Highway; and 

WHEREAS, the Knik Arm Crossing/Port to Parks Highway route 

will likely become part of tbe National Highway system and be 

developed with federal funding; and 
Planning Commission Resolution l4-20 
Adopted: July 21, 2014 
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WHEREAS, the Big Lake community Impact Assessment (CIA) 

provided public involvement, preliminary design and 

reconnaissance information on a number of additional routes to 

move Knik Arm Crossing and Port MacKenzie traffic to the Parks 

Highway; and 

WHEREAS, the originally proposed route through the city 

center of Big Lake is not consistent with the 2009 Big Lake 

Comprehensive Plan nor the desires of the community; and 

WHEREAS, the Big Lake Community Council has participated in 

the CIA and studied the findings, and the Big Lake Community 

Council endorses route 3A as most consistent with the Big Lake 

Comprehensive Plan and the community's desires; and 

WHEREAS, the Big Lake Community Impact Assessment was meant 

to assist decision makers as they go through the future process 

to select a preferred alignment; and 

WHEREAS, an enviromnental document is the next step in 

choosing which of the routes within the CIA will move forward as 

the preferred alternative; and 

WHEREAS, the Matanuska-Susitna Borough Planning Commission, 

after studying the near future impacts of the Knik Arm Crossing 

and Port MacKenzie Rail Extension on the community of Big Lake, 

finds that it would be prudent to request the inclusion of the 

project into the Statewide Transportation Improvement Program 

(STIP) to provide funding for the environmental phase of the Big 

Planning Commission Resolution 14-20 
Adopted; July 21, 2014 
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Lake transportation corridor of the Point Mac:Kenz ie Road to 

Parks Highway connection. 

NOW, THEREFORE, BE IT BE RESOLVED, that the Matanuska-

Susitna Borough Planning Commission hereby recommends Assembly 

support of the Big Lake community Council's request to the 

Alaska Department Of Transportation And Public Facilities on the 

nomination of Route 3a of the Big Lake Community Impact 

Assessment into the Statewide Transportation Improvement Program 

to provide funding for the enviromnental phase of the Point 

Mackenzie Road to Parks Highway Connection. 

ADOPTED by the Matanuska-susitna 

Commission this 21st day of July, 2014. 

ATTEST 

MARY BRODIGAN, Clerk 

(SEAL) 

Planning Commission Resolution 14-20 
Adopted: July 21, 2014 

Borough Planning 
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Big Lake Community Impact Assessment 

Acknowledgements 

Project Spon sor 
Matanuska Susitna Borough 

• Brad Sworts, Pre-Design & Engineering Manager 

• Lauren Driscoll, Chief of Planning 
• Michael Campfield, PE 

Special thanks to the following people for the contribution to this report: 

• Paul DuClos 

• Andrew Niemiec 
• Michael Rovito 

• Joe Perkins 
• Allen Kemplen 

• Jim Clemenson 

• Jim Simon 
o Margaret Billinger 

~ Gerard Billinger 

• Scott Rose 

• Gary Swearer 

• Bill Hailer 
• Bill Kramer 

• Cathy Mayfield 

• Dan Mayfield 
• Bill Heariet 

• Ina Mueller 
• Jacob Snedeker 

• Roxann Dayton 

• Cindy Bettini 
• Darwin Fischer 

• Rosa Shilanski 
• Todd Rinaldi 

• Seth Kelley 

The Big lake CIA was funded by a grant to the Matanuska-Susitna Borough from the State of 
Alaska. 

iii Pag e March 2014 

:ern' s- t<1 8' 
£1e\~-l~ 

PLANNING COMMISSION DECEMBER 7, 2015 Page 450



Big Lake Community Impact Assessment 

Executive Summary 
The purpose of the Big Lake Community Impact Assessment (CIA) is to identify socioeconomic 
impacts to the Big lake Community that could result from an improved highway connection 
between the Point MacKenzie Road/Ayrshire Road intersection and the Parks Highway. The CIA 
is meant to inform the Big Lake Community, the Matanuska susitna Borough (MSB), and other 
decision makers as they go through the future process to select a preferred alignment. 

Big Lake Community Council 
The Big Lake Community Council (BLCC) is located in the western MSB west of the Parks 
Highway and east of the little Susitna River. Big lake is the largest of several lakes in the locale 
that collectively have supported a growing community provided winter and summer recreation 
opportunities for South-central Alaskans for over 60 years. The Big Lake Community has been 
transitioning from a weekend and recreation destination to a year-round community as people 
retire; choose to raise their families; and transportation improvements have reduced the 
commute time to Anchorage for employment to a reasonable time period. Existing and 
proposed transportation infrastructure developments have the potential to impact the Big Lake 
community. The new Port MacKenzie Rail Extension is located to the west of Big lake and ties 
into the Alaska Railroad mainline near Houston. Activity and development at Port MacKenzie is 
increasing. Both Port Mackenzie, and the proposed Knik Arm Crossing when completed, have 
the potential to increase traffic in the area dramatically. The BLCC recognized that it could be 
impacted by these developments and successfully secured funds from the State Legislature 
through the MSB to develop the Big lake Community Impact Assessment. 

Aiternative Identification 
The CIA process was initiated by identifying alternative routes that could be evaluated. The 
alternative identification process started with identifying one-mile wide corridors that 
represent general locations for a highway connection. Those corridors were based on routes 
that had been analyzed as part of previous transportation studies. The project team worked 
with MSB staff, Big lake community residents, and other stakeholders to add additional 
corridors and to refine each corridor into a specific alternative to be studied (see Figure ES-1). 
Two corridors were not evaluated for detailed community impacts: Corridor 1 because it had 
high costs, trail impacts, and low anticipated usage; and Corridor 4 because of unacceptable 
wetland impacts, affects on the Aurora Dog mushing area; and community sentiment. At the 
end of the alternative identification process, five alternatives were carried forward into the CIA 
phase for additional analysis. ThosP. five alternatives are: 

• Alternative 2- Rail Route (highway would parallel the railroad) 

• Alternative 3- City Center/Existing Road Route 

• Alternative 3 Bypass - Option A 

• Alternative 3 Bypass- Option B 

• Alternative 5- Johnson Road Route 
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BIG LAKE ALTERNATIVES MAP 
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Big Lake Community Impact Assessment 

CIA Process 
These alternatives were analyzed in accord with the FHWA's publication Community Impact 
Assessment; A Quick Reference for Transportation to identify potential socioeconomic impacts 
on Big Lake. The steps in the FHWA process included defining the study area, developing a 
community profile, and analyzing impacts. Topics of impact analysis included: 

• Land use • Visual 
• Mobility and Access • Safety 

• Economic Conditions • Displacement 

• Public Services • Social and Psychological 

• Physical 

Connection to Comprehensive Plan 
The Big Lake Comprehensive Plan provides a clear statement of community goals and attitudes 
on a range of subjects relevant to the CIA including land use, transportation, and economic 
development. Understanding the intentions of the 2009 Comprehensive Plan is an essential 
starting point, and ultimately the overarching framework and lens through which any 
assessments or planning reports should be prepared for the Big Lake community. This ensures 
that any conclusions, recommendations and/or proposed projects accurately capture and are 
measured against the goals and interests of the Big Lake community. Through the development 
of the Big CIA, the project team worked closely with the community, and more specifically, the 
Big Lake Community Council Transportation Committee, to ensure this important objective was 
met. 

Background to tilt- C.Jn !prdn·r:.si v~ Plan 
From 2008-2009, the community of Big lake updated and approved its 1996 comprehensive 
plan. The need for the update was driven by the significant changes in the community over the 
previous decades. In the 1970's and into the 1990's Big lake was primarily a location for second 
homes, most of which were of modest size and mostly owned by Anchorage residents. During 
this time, Big Lake was also a place where people with modest resources could find and 
purchase land, usually well back from the core area surrounding the primary water body (Big 
Lake), for low prices. 

In recent years, more people have chosen to live in Big Lake year round, commuting to jobs in 
the southern Mat-Su Borough or in Anchorage. In addition, more people are coming to Big Lake 
to retire. Modest cabins are being transformed into larger, costly second homes. In general, thP. 
area is becoming more of a family-oriented, year-round community. 

While the area has experienced an influx of relatively wealthy second home owners and 
retirees, there are still many people in the community with very modest means. In the words of 
one Big Lake planning team member, "there are now two Big Lakes, one relatively wealthy and 
one relatively poor." Through the comprehensive planning process, the community wanted a 
plan that would serves the needs of all residents. 
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Big Lake Community Impact Assessment 

The natural environment is important to Big lake's economy, image and way of life. The 
community clearly wants to maintain the integrity of the natural environment, and the 
predominately forested natural appearance of the community, requiring new strategies as the 
community grows. 

As the community has grown, there have been a number of surprising side effects, including 
growing water quality concerns, traffic and road safety concerns, and a broad desire by the 
community to have a greater voice in the future of Big Lake. External pressures with current or 
likely future impacts on the community include new employment centers, like the Goose Creek 
Correctional Center, the general outward growth of the Mat-Su core, and proposed 
transportation projects, including the north south connector that is the focus of the Big Lake 
CIA. 

Planning Process 
In light of these changes and challenges, the community rallied b.ehind the need for a 
comprehensive plan. Big Lake's residents, landowners and other stakeholders were actively 
engaged in the preparation of the comprehensive plan. Specific steps included regular meetings 
of a 40-member stakeholder advisory group {"planning team"), public workshops, and the 
creation of work groups for key issues that emerged through the process. 

Comprehensive PJJn "Vision" 
As part of the comprehensive planning process, the community laid out a general vision for the 
future of Big lake, which helped guide all the remaining elements of the plan. The main 
elements of this vision are listed below; this vision is particularly relevant to this CIA project 
because location of the future road could have a major impact on these intentions. 

• A main street small town; a town with a stronger community core. 

• A recreational community. 

• A community with the character of a traditional American small town, with expanded 
commercial, civic services and employment, and a dearer sense of identity. 

• Maintained and improved open spaces, and other recreation and tourism resources; 
preservation of trails and good public access to Big Lake and other water bodies. 

• A way to manage development to protect the beauty and environment of Big Lake. 

Specific Plan Policies Relevant to CIA 
The Big Lake Comprehensive Plan recognizes that the community will almost certainly grow and 
change in the future. The Plan aims to guide and accommodate growth while holding onto 
characteristics that make the Big Lake community a good place to live and visit. Relevant land 
use policies include: 

• Coordinate the planning of land use and community services and facilities. 
• Strengthen the Big lake Economy -Improve local opportunities for jobs and businesses, 

to help Big Lake become a stronger, more stable year round community. 
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Big Lake Community Impact Assessment 

• Protect the Natural Environment- As the area grows, actions are needed to avoid 
detrimental effects on well water, quality of surface water, habitat, wetlands and other 
natural environmental features. 

• Provide for Freedom to Enjoy our Properties. 
• Protect Big Lake for Future Generations- The plan embraces the concept that residents 

are not only owners of our property for a period of time but that we have obligations as 
"caretakers" of that property for the benefit of future "owners" and obligations to the 
overall health of our natural and social environment. 

The Comprehensive Plan presents a number of specific strategies to reach these goals. Three 
policies of greatest significance to the CIA process are summarized below: 

• Develop a land use "roadmap" setting out general intentions for the location and 
intensity of future development, to provide for growth, protect Big Lake's environment 
and rural character, encourage concentrated commercial development, and allow for 
the efficient provision of community infrastructure (see Figure ES-2). 

• Create a Big Lake town center, an attractive, walkable, concentrated center for Big Lake 
commercial, civic, recreational and social activities. 

• Protect the natural environment, including water quality, air quality, and natural beauty 
of the area. 

The comprehensive plan sets out a number of transportation policies focused on road system, 
and the link between land use and roadways. Three main goals of relevance to this CIA are: 

• Improve Big Lake area roads- Develop a safe and efficient road system that provides 
connection to the Parks Highway and access to land in the Big Lake area. 

• Support regional development through improvements ln Borough transportation 
infrastructure. 

• Expand existing road system to provide access to residents currently without access 
ensuring public safety needs are met. 
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Big Lake Community Impact Assessment 

CIA Results 
This section summarized the socioeconomic impacts for the alternatives studied in the CIA. 

Alternative 2 
Alternative 2 starts at Point MacKenzie Road/Ayrshire Road and connects to the Parks Highway 

at Houston (see Figure ES-3). This corridor parallels the Port MacKenzie Rail Extension (PMRE) 

project corridor. The PMRE project was approved by the Surface Transportation Board and is 

currently being constructed. 

The key findings for Alternative 2 are: 

• The area near the New Burma Road/Susitna Parkway intersection is likely to develop as 

a commercial center 

• Land use along Burma Road is likely to change 

• Growth potential in areas adjacent to the alternative is limited from the end of Susitna 

Parkway to just south of Houston due to poorly drained soil. 

• Approximately 912 acres in Big Lake Community Council (and 1,086 acres total) of land 

would be converted to transportation use 

• Most land needed for right of way is owned by the Alaska Mental Health Trust, followed 

by private land, MSB land, and Native corporation land 

• Consistent with Big Lake Comprehensive Plan as most of route designated "conservation 

residential" -low density and/or clustered residential. 

• least likely to divert traffic away from the Big Lake Town Center 

• Traffic on Big Lake Road in the Big lake Town Center could be close to 11,500 cars per 

day at Build Out (almost 5,000 more vehicles per day than 2012 traffic level of 6,510} 

• Increased traffic on west side of Big Lake Community Council area 

• No anticipated impacts to public facilities such as school, parks, and recreation areas 

• Substantial impacts to the officially recognized trails in the area 

• Least likely to change emergency response times 

• least impacts on community cohesion as it does not split established neighborhoods 

• Least likely to encourage population growth that would alter the size and social 
character of the Big Lake community 

• Would change the quality of life in the areas to the north, west, and south of Big lake. 

• Would have the lowest population at Build Out 
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Alternative 3 
Alternative 3 starts at Point MacKenzie Road/Ayrshire Road and connects to the Parks Highway 
near Big Lake Road (see Figure ES-4). This corridor generally follows Burma Road, Susitna 
Parkway, South Big Lake Road, and Big Lake Road. 

The key findings for Alternative 3 are: 

• Major changes in land use are anticipated in the Big Lake Town Center 

• The intersection of New Burma Road/Susitna Parkway is likely to develop as a 
commercial center 

• Has moderate to high growth potential as most land is considered suitable for 
development 

• Much of the corridor already has road access and existing development. Land available 
for development along New Burma Road corridor. 

• Approximately 802 acres in Big Lake Community Council (and 846 acres total) of land 
would be converted to transportation use 

• Most land needed for right of way is owned privately or by the MSB 

,. Substantial changes to the Big Lake Town Center are anticipated including: 
o Physically dividing the Town Center into an east and west side which would have 

a substantial impact on community cohesion 
o Substantial pressure to covert the Big Lake Town Center into a commercial strip 
o May result in the core business area being spread out over a wider area 
o Town center may become more highway/auto oriented 
o Greatest increase in traffic volumes on Big Lake Road through the Town Center 
o Traffic on Big lake Road In the Big Lake Town Center could be close to 21,500 

cars per day at Build Out (substantially greater than the 2012 traffic volume of 
6,510AADT) 

o Highest potential for positive and negative direct employment effects in the 
town center 

o Highest potential for traffic noise to impact noise sensitive land uses in town 
center 

• Inconsistent with Big Lake Comprehensive Plan 
• Would potentially upgrade several existing roads to a four-lane highway 

• Potential impacts to Fire Station 8-1, library, post office, and Big Lake Elementary 

• Impacts to Fish Creek Park and Jordan Lake Park are anticipated 

• Moderate impacts to the officially recognized tmils in the area 

• Potential for safety conflicts in town center between through traffic and local traffic 

• Generaily faster emergency response times are anticipated although congestion in the 
Town Center may cause delays during peak periods. 

• Would negatively impact quality of life by having an substantial affect on the small town 
feel and recreational quality along the south and east shores of Big Lake 

• Would have the second lowest change on population at Build Out 
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Alternative 3 Bypass - Option A and Option B 
There are two Alternative 3 Bypass options (see Figures ES-5 and ES-6) as there are several 
different potential locations for a bypass. Option A was developed to represent a bypass within 
0.5 miles of the Big Lake Town Center while Option B was developed to reflect a bypass several 
miles outside the Town Center. Alternative 3 Bypass- Option A Is similar to Altem ative 3, 
except that it includes a short bypass around the Big Lake Town Center to the west (between 
Echo Lake Drive and Maplewood Drive). The bypass is approximately one mile east of Big Lake 
Road. Alternative 3 Bypass- Option B is the same as Alternative 3 between Port MacKenzie 
Road and Echo Lake Drive. At Echo Lake Drive, the alignment continues east to Johnson Road, 
staying south of Fish Creek. The alignment follows Johnson Road north to the Parks Highway. 

The key findings for Alternative 3 Bypass- Option A and Bare: 

• Major changes in land use are anticipated east of the Big Lake Town Center 

• The intersection of New Burma Road/Susitna Parkway is likely to develop as a 
commercial center 

• The land adjacent to both bypasses is considered to have low to moderate growth 
potential. Much of the soils along the bypasses are poorly draining making the land 
relatively costly to develop 

• Some existing development along the corridor but there is also some vacant land that 
can be developed 

• With Option A, approximately 803 acres in Big Lake Community Council (and 865 acres 
total) of land would be converted to transportation use. With Option B, approximately 
764 acres in Big Lake Community Council (and 931 acres total) of land would be 
converted to transportation use 

• Most of the land needed for right of way is owned privately or the MSB 
• Little pressure on Big Lake Town Center to develop as a commercial strip. 

• Consistent with the Big Lake Comprehensive Plan although the plan identified a bypass 
closer to the Town Center (similar to Option A) 

• Minor changes to existing traffic patterns are anticipated 
• Likely to have moderate impacts to the traffic volume in the Town Center. Option A will 

likely remove more traffic from the Town Center than Option B 
• Traffic on Big lake Road in the Big lake Town Center could be close to 5,300 cars per 

day at Build Out with Option A {slightly less than 2012 traffic volume of 6,510} and 
17,800 with Option B {substantially higher than 2012 traffic volumes). 

• Would potentially upgrade several existing roads to a four-lane highway 

• Would leave the Big Lake Town Center physically intact 

• Could pull employment away from Town Center and into adjacent areas 

• Little impact to existing public facilities is anticipated 

• Will have a moderate impact on the trail network 

• Emergency response times are likely to be faster 

• Is likely to have less effect on residential neighborhoods 
• Substantial impact on recreational/residential quality of life along Big Lake's south shore 
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Alternative 5 
Alternative 5 starts at Point MacKenzie/Ayrshire Road and connects to the Parks Highway east 
of Big Lake (see Figure ES-7}. This corridor generally follows Port MacKenzie Road, Knik Goose 
Bay Road, and Johnson Road. 

The key findings for Alternative 5 are: 

• Commercial/residential development likely along southern Knik-Goose Bay and Johnson 
Roads 

• Moderate growth potential as approximately 20-30% of land along this route is poorly 
drained and would be relatively costly to develop 

• Some land along the route is already developed but there is some vacant land available 
for new development 

• Approximately 10 acres within the Big Lake Community Council (and 914 acres total} of 
land would be converted to transportation use 

• Most of the land needed for right of way is privately owned 
• Little to no pressure on the Big Lake Town Center to develop into an unplanned 

commercial strip 
• Avoids major conflicts with the Big Lake Comprehensive Plan 
• Minor changes to existing traffic patterns anticipated. 
• Minimal effect on traffic volumes in the Town Center 

• Traffic on Big Lake Road in the Big Lake Town Center could be close to 10,300 cars per 
day at Build Out which is greater than the 2012 traffic volume of 6,510 

• Substantial impact to traffic volumes on South Knik Goose Bay and Johnson Roads. 

• Potential for park and ride service 
• Substantial impact to existing roads possible as the alternative could replace portions of 

the existing Point MacKenzie and Knik-Goose Bay Roads 

• limited impacts to the Big lake Town Center 

• Some commercial/business development may move from the Town Center to along Knik 
Goose Bay and Johnson Roads 

• No impacts to public facilities within the Big Lake Community Council are anticipated 

• Minimal Impacts to the trail network 
• Little change in emergency response times anticipated 

• Less likely to change the size and social character of the Big Lake community 

• Highest change in population at Build Out 
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Summary 
The CIA demonstrates that Alternative 2 and Alternative 5 had the fewest direct impacts t o the 
Big Lake community as they avoid going through the Big Lake Town Center by several miles. 
However, Alternative 2 is less desirable because, according to the traffic forecast (Appendix C), 
very little traffic (approximately 4,800 AADT) will use this alternat ive while approximately 9,200 
AADT will remain on Big Lake Road near the Town Center. In 2012, this segment of Big Lake 
Road had a traffic volume of 6,510 (see Figure ES-7). Alternative 2 mainly serves freight traffic 
going between Port MacKenzie and Fairbanks but it does not provide service to traffic as a 
whole. Traffic will use other roadways such as Burma/Big lake Road and Knik Goose Bay Road 
creating unacceptable levels of congestion on these routes. 

Alternative 3 Bypass- Option B has similar concerns. While this alternative would keep a 
highway out of the Town Center, travel forecasting indicates traffic would remain on Big Lake 
Road in the Town Center resulting in high traffic volumes (approximately 17,800 AADT) at Build 
Out and congestion through town. 

Alternative 3 Bypass- Option A and Alternative 5 both avoid a highway in the Town Center and 
change t raffic patterns in a positive way to avoid unacceptable levels of congestion in the Town 
Center thereby reducing impacts to the Big Lake community. Both of these alternatives were 
carried forward for additional reconnaissance level engineering study in the Big Lake Highway 
Reconnaissance Study (see Appendix F) . 
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Alternative 3 has the greatest impacts to the Big Lake Community Council and Big Lake Town 

Center by dividing the community with a controlled access highway. Alternative 3 provides a 

baseline for comparing other alternatives (because it was the route previously studied the 

Alaska Department of Transportation and Public Facilities (DOT&PF} so it was also carried 

forward for additional study in the Big Lake Highway Reconnaissance Study. 

Conclusion 
The Big Lake CIA does not identify a preferred route. Rather, it Identifies positive and negative 
socioeconomic impacts of each alternative on the Big Lake community and the MSB. The 

information contained in this CIA will help the Big Lake community and policy makers such as 

the MSB Assembly and DOT&PF make informed decisions as to which route option provides the 

greatest benefits with the least impacts. Potential future steps in selecting a preferred 

alternative include updating of the Big Lake Comprehensive Plan, the Matanuska Susitna 

Borough (MSB) Long Range Transportation Plan (LRTP), the MSB Official Streets and Highway 

Plan (OSHP}, and an environmental impact statement (EIS). The information presented in the 
CIA should be a great help to continue the project development process for a future connection 

between Port MacKenzie and the Parks Highway. 
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Big Lake CommuYiity Impact Assessment 

1.0 Introduction 
The intent of the Big Lake Community Impact Assessment (CIA) is to identify socioeconomic 
impacts to the Big Lake Community Council (BLCC) that could result from an improved highway 
connection between the Point MacKenzie Road/Ayrshire Road intersection and the Parks 
Highway (see Figure 1-1). This study assumes the completion of the Knik Arm Crossing (I<AC) 
and associated road improvements along Point MacKenzie Road and full development of Port 
MacKenzie. When the bridge is completed and the port is built out, traffic in the Big Lake 
community could increase dramatically, and local stakeholders are concerned about the 
potential impacts. The Matanuska-Susitna Borough (MSB) received a State appropriation to 
conduct this CIA to help the local community and decision makers evaluate routes and discuss 
the community impacts to Big Lake. 
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1.1 What Was The Process Used in the Study? 

The Big Lake CIA was developed using an iterative process (shown below} to provide baseline 

information where information could be influenced based on anticipated impacts and 
stakeholder input. The intent was to integrate the Highway Reconnaissance Study and the CIA 

information with public input. Because of desire for a collaborative public process, the first task 
was to establish a public involvement strategy (Appendix C) and integrate opportunities for 

public input into the process. The team started with a community profile (Chapter 3) and a 
corridor identification effort (Appendix A). The intent of this effort was to identify potential 
corridors that avoid key areas in the first place rather than trying to mitigate impacts later. Early 
efforts were made at determining the size (number of lanes) (See Figure 1-3} of the highway to 
realistically identify potential highway corridors that would meet the need of improved highway 
access between Port MacKenzie and Parks Highway. Once the corridors were identified, more 
detailed reconnaissance engineering and impact analysis was conducted to refine the routes 

and associated impacts. 

·• GIS-Bas.d 
Corridor Analysis 

RKOnnalssance 
• Engineering & 

Traffic Study 

1.2 What is a Community Impact Assessment? 

• Fublk •.t,...tny • 

A Community Impact Assessment (CIA} is a process to evaluate the effects of a transportation 

action (such as a road corridor} on a community and its quality of life. A CIA is a recommended 
part of road project planning that: 

• Shapes outcomes of the project; 

• Documents the current and anticipated social environment of a geographic area- with 
and without the road corridor; and 

3IP a ge March 2014 

PLANNING COMMISSION DECEMBER 7, 2015 Page 475



Big Lake Community Impact Assessment 

• Looks at mobility, safety, employment, relocation, isolation, and other important 
community issues. 

1.3 This C!A was developed in accord with the Federal Highway 
Administration's (FHWA) guidelines. Why is a highway connection 
needed? 

Without a new Parks Highway Connection serving Port MacKenzie and the KAC, traffic to and 
from these facilities will have to travel along the Knik Goose Bay Road (KGB) to Vine Road to 
access the Parks Highway and then head north to the interior. This routing limits the use of the 
KAC and may add significant mileage (depending on route) to traffic trying to access Port 
MacKenzie from the Parks Highway. A new Parks Highway connection west of Vine Road would 
serve multiple regional transportation needs, including: 

• The need to address the projected significant increase in automobile and truck traffic in 
the corridor due to new development including the Goose Creek Correctional Center; 
Port MacKenzie Industrial District; the KAC; the Alaska Railroad Rail Reserve, and 
increasing commercial, residential, and recreational use in the area. 

• The need to improve the existing road network, which is not adequate to carry 
increased volumes of traffic from the KAC and Port MacKenzie to the Parks Highway. 

o The need to move freight north out of Port MacKenzie and freight from the Interior 
south to the Port in an efficient and effective manner. 

• The need to move residential and commercial traffic between the Parks Highway and 
the KAC in an efficient and effective manner. 

1.4 What is a Highway Reconnaissance Engineering Study? 
The highway reconnaissance engineering study In Appendix F is an engineering analysis to help 
determine what routes may be used to connect Port MacKenzie to the Parks Highway through 
the Big Lake area. The reconnaissance engineering study considers terrain, physical constraints, 
and engineering criteria to evaluate potential alignments. The purposes of the highway 
reconnaissance study are to: 

• Determine what routes may be used to move Port MacKenzie to Parks Highway traffic 
through the Big Lake area; 

• Improve the mobility of people and goods between the Port MacKenzie area and the 
Parks Highway; 

• Improve safety for motorized and non-motorized traffic; 

• Accommodate projected traffic growth related to the KAC, Port MacKenzie, the Goose 
Creek Correctional Center, and other commerci<:~l and residential development in the 
Point MacKenzie area; and 

• Provide cost estimates. 

1.5 What would the highway look like{ 
Eventually, the highway will be a high-speed, limited access, four-lane divided roadway with 
limited pedestrian facilities with the option for frontage roads. It would be similar to the Parks 
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Highway east of Wasilla. As traffic demand is anticipated to be relatively light to start and to 
grow over time, the road is expected to be developed ln phases as improvements are needed. 
For example, sections of the road are likely to be constructed initially as two-lane roads, and as 
traffic increases, expanded to four lanes (see Figure 1-). A 400-foot right of way (ROW) corridor, 
sufficient to accommodate the final highway, would be acquired before any road construction 
begins. 

L6 Why did Big Lake conduct a Community Impact Assessment? 
The community of Big Lake lies north of the Port MacKenzie area and would likely receive the 
most benefits and impacts from a new Parks Highway Connection. Looking ahead at the 
possibility of a new highway located near or through the Big Lake community, residents want to 
identify potential impacts early in the process to be able to make informed decisions about the 
future of their community. 

The community of Big Lake's major concern is the potential for a road corridor through the 
downtown core and the impacts generated by the additional traffic. A CIA gives the people of 
Big Lake a voice in the road corridor development decision-making process. The CIA provides 
the community of Big Lake a chance to ensure that community values and concerns receive 
proper attention prior to and during project development. The study also provides community 
members a forum for input early in the process to help guide decisions. The CIA will help: 

• Identify the location for a highway corridor that can provide an efficient trucking route 
to/from Port MacKenzie as well as accommodate commuter traffic from the Knik-Goose 
Bay, Meadow Lakes, Big Lake, and Houston areas if the KAC is constructed; 

• Plan for future community groWth and land use decisions; 

• Involve the community in the process to minimize community disruption and maximize 
community benefits; and 

• Identify and document residents' concerns about the effects of a major highway 
through neighborhoods and community centers. 

This CIA is intended to provide a general overview about the types of socioeconomic impacts to 
be expected. Detailed impacts about each route will be assessed as part of a future 
environmental document such as an Environmental Assessment or Environmental Impact 
Statement. 
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1. 7 How were stakeholders involved in the process? 
A very active public involvement and information program was developed to ensure that the 
Big Lake community was a partner in developing the CIA. The public involvement activities 
included public meetings, committee meetings, newsletters, and a project website. Project 
team members conducted interviews with policy makers, the Alaska Department of 
Transportation & Public Facilities (DOT&PF), Knik Arm Crossing and Toll Authority (KABAT A} 
highway users, truckers, local residents, and businesses to ensure they had an opportunity to 
provide input to the CIA. Project team members attended several BLCC Transportation Sub­
Committee meetings to receive immediate feedback on project issues, corridor alignments, and 
impacts. MSB staff was also actively involved and worked hand in hand with the consultant 
team and community members to ensure that project information was disseminated regularly 
and clearly and local concerns were addressed and incorporated into the CIA. 

The following specific meetings and events were conducted: 

• September 12, 2012 Big Lake Community Council Meeting 

• October 16, 2012 Big Lake Community Council Transportation Committee Meeting 

• October 23, 2012 Big Lake Community Meeting #1 

• December 17, 2012 Big Lake Chamber Meeting: Project Update 
• February 5, 2013 Big Lake Community Council Transportation Committee Meeting 

• February 15-17, 2013 Big Lake Winter Fest 

• April1, 2013 Big Lake Chamber Meeting: Project Update 

• May 23, 2013 Big Lake Community Council Transportation Committee Meeting 

• August 7, 2013 Mat-Su Transportation Fair 
• September 19, 2013 Big lake Community Meeting #2 

• November 13, 2013 Big Lake Community Council Transportation Committee Meeting 

A number of groups were contacted and participated at one or both of the two communitywide 
meetings and/or at one or more the Big Lake Transportation Committee Meetings. In most 
cases, more than one person from each of the major stakeholder groups participated in the 
community and/or BLCC Transportation Sub-Committee meetings. The main stakeholder 
groups involved in the Big Lake Community Impact Assessment process included (in 
alphabetical order): 

• Alaska Department of Transportation and Public Facilities 

• Aurora Dog Mushers Club 
• Big lake Chamber of Commerce 

• Big Lake Community Council 
• Big lake Residents and Property Owners 

• CIRI Corporation 
• Cook Inlet Regional Inc. 

• City of Houston 
• KABATA 

• Knikatnu Inc. 
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• Mat-Su Borough Leadership- Mayor and Assembly Members 

• Mat-Su Borough Port Commission Members 

• Mat-Su Borough Staff 

• State House Representative 

Additionally, project team members conducted individual interviews with the following 
individuals to get input and obtain perspective on other key projects and development in the 
project area. 

• Paul DuClos, Port Commission Member, Big Lake Resident 
• Andrew Niemiec+ Michael Rovito, Knlk Arm Bridge Toll Authority 

• Joe Perkins, Mat-Su Borough Project Manager, Port Mackenzie Rail Extension (PMRE) 
• Allen Kemplen, Alaska Department of Transportation (DOT), Mat-Su 

Regional Planner 
• Jim Clemenson, Big Lake Resident+ Former Chair of Road Service Area 

• Jim Simon, Principal, Big Lake Elementary School 
For additional information on stakeholder outreach activities, please see Appendix D. 

1.8 How will the results of the CIA be used? Where does it fit in the planning 
process? 

The CIA fits early into a continuum of ongoing transportation planning for the study area (see 

Figure 1-4). The intent of the CIA is to identify and evaluate potential routing options based on 

socio-economic impacts. The decision on which route will be developed (if any) will be made by 

elected officials or decision makers through subsequent planning and environmental processes 

(e.g. the MSB Long Range Transportation Plan or an environmental process such as an 

Environmental Assessment or Environmental Impact Statement). 
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2.0 Alternatives 
This chapter describes how the alternatives studied as part of the CIA were identified and 
evolved throughout the process. 

2.1 How were the corridors developed? 
The KAC and Port MacKenzie have long been regional transportation priorities. A critical 
component to these major developments has been an improved connection to the Parks 
Highway. Additionally, the MSB's long Range Transportation Plan (lRTP) and Big Lake 
Community Comprehensive Plan identified various transportation improvements in and around 
Big Lake to address growth and development issues. 

Error! Reference source not found. depicts the various highway and rail routes considered over 
he years. Sources of historical routes include the Matanuska-Susitna Borough (MSB) long Range 
Transportation Plan 2007 Update, the Burma Road Improvements Reconnaissance Engineering 
Report (DOT&PF 20llt the South Big Lake Road Realignment Reconnaissance Engineering 
Report (DOT&PF 2010}, the Port MacKenzie Rail Corridor Study (ARRC 2007}, the Matanuska­
Susitna Borough Rail Corridor Study (Tryck Nyman Hayes, 2003), the 2010 BlCC Transportation 
Projects Location Map, and the BLCC Comprehensive Plan (Agnew:: Beck 2009). 

The first step for the project team was to identify the routes with the most potential and any 
new routes that should be studied. The team used GIS mapping to identify environmental, 
physical, and other constraints such as soils, slopes, lakes, wetlands, parks and refuge lands, 
and property ownership. These maps were layered into a constraints map. The historical routes 
and the constraints maps were then used together to Identify potential highway corridors. Each 
corridor was approximately one mile wide and reflected the general location of a potential 
connection between Port Mackenzie Road/Ayrshire Road and the Parks Highway. 

Based on the results of this analysis, four corridors (and two variants)1 were identified as having 
potential for further study (see Figure 2-2). These corridors were presented at a BlCC 
Transportation Sub-Committee meeting and at an October 2012 public meeting. Based on the 
feedback from meeting participants and MSB staff, the locations of the corridors were refined. 
It was also decided that all corridors should be retained for further study. 

1 One variant was called Corridor 3A because it was the same as Corridor 3 except it bypassed the Big Lake Town 
Center. The second variant was called Corridor 38. Similar to Corridor 3, it followed Burma Road from Port 
MacKenzie Road to West Susitna Parkway. From there, Corridor 38, headed west to Corridor 2.1t then followed 
Corridor 2 to the Parks Highway. 
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2.2 Initial Alternative Alignments 
The next step was to move from the one mile wide corridors to more refined alternative 
alignments. To do that, within each corridor, engineered alignments (alternatives) were 
developed according to the design criteria for a controlled access highway as depicted in Figure 
1-3: Two-Lane and Four-Lane Typical Sections. The design criteria identify many important 
elements about the road such as roadway width, allowable grade, curve radius, etc. Different 
types of roads have different criteria so an alignment that is acceptable for a 2-lane, 35 mile an 
hour collector road may not work for a 4lane, 70 mile per hour highway. In addition, different 
types of transportation modes have different criteria. For example, a railroad has different 
curve and grade requirements than a highway so the most suitable location for a highway may 
not be the same as the most suitable location for a rail line. 

Each highway alignment was studied from an engineering perspective and considered 
environmental constraints, preliminary cost estimate, and the ability to meet transportation 
needs. At this time, members of the public, elected officials, and MSB staff expressed interested 
in a corridor that used Knik-Goose Bay and Johnson Roads. It was concluded that this 
alternative should be studied as part of the CIA. They also concluded that alternative alignment 
for Corridor 2 should not follow the Port MacKenzie Rail Extension south of West Susitna 
Parkway. Instead, it should follow Corridor 38. The resulting alternatives (400-foot wide 
highway alignments) are shown on Figure 2-3. For additional information about the 
corridor/alternative development, please see Appendix A: Corridor Screening. 
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After consultation with the BLCC Transportation Sub-Committee and MSB staff, it was decided 
that Alternative 12 was not reasonable for further study because it crosses extensive wetland 
areas and the Little Susitna River, and crosses and/or is adjacent to State parks and refuges. 
Alternative 1 was the longest corridor and had the highest cost estimate. Alternative 1 was also 
the farthest west of all the alternatives. Because of its location, it did not connect the Port and 
KAC with the population centers in the MSB. Traffic would be expected to use Knik Goose Bay 
Road and the Burma/Big Lake Road corridors, resulting in unacceptable congestion levels on 
these routes3

• The impacts of this route to the Big Lake community would be negligible due to 
its far westward location with respect to the Big Lake Town Center. 

Alternative 4 was considered not reasonable because of the amount of wetlands being crossed 
and impacts to the Aurora Dog Mushing trail network. 

In addition, as Corridor 3 Bypass was refined and screened, there was much discussion 
regarding how downtown Big Lake should be bypassed. There were advantages to having the 
bypass within 0.5 miles of downtown Big Lake (spurring economic development and being 
accessible to Big Lake residents) as well as advantages of locating the bypass further away 
(moving high-speed traffic and noise further away). In the end, it was decided that both Big 
Lake Town Center bypass options would be explored in the CIA - one closer in to downtown 
(Option A) and one further away {Option B). 

All other alternatives (2, 3, 3 Bypass- Option A, 3 Bypass- Option B, and 5) were studied as 
part ofthe CIA (see Figure 2-5). The analyzed alternatives are described in more detail below. 
Maps showing each studied alternative in greater detail are located in Appendix B. Additional 
information on the screening process can be found in Appendix A. 

2 Alternative 1 refers to the highway alignment developed in Corridor 1. 
3 Subsequent traffic analysis confirmed that Alternative 1 has low traffic volumes and unacceptable levels of 
congestion on Knik Goose Bay and the Burma/Big Lake Road corridor. For results of the traffic forecast, please see 
Appendix C. 
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2.2.2 Alternative 2 -Rail Route 
Alternative 2 starts at Point MacKenzie Road/Ayrshire Road and connects to the Parks Highway 
at Houston. This corridor parallels the Port MacKenzie Rail Extension (PMRE) project corridor. 
The PMRE project was approved by the Surface Transportation Board and is currently being 
constructed. 

2.2.3 Alternative 3 - City Center / Existing Road Route 
Alternative 3 starts at Point MacKenzie Road/Ayrshire Road and connects to the Parks Highway 
near Rig lake Road. This corridor generally follows Burma Road, Susitna Parkway, South Big 
Lake Road, and Big Lake Road. Portions of this alignment have had reconnaissance reports 
completed by DOT&PF including South Big Lake Road (2010) and Burma Road (2011). No 
reconnaissance reports were prepared for Big Lake Road including the segment through 
downtown. 

2,2, .. ~ Alternative 3 Bypass - Option A 
Alternative 3 Bypass- Option A Is similar to Alternative 3, except that it includes a short bypass 
around the Big Lake Town Center to the west (between Echo Lake Drive and Maplewood Drive). 
The bypass is approximately one mile east of Big Lake Road. 

2.2.5 Alternative 3 Bypass- Option B 
Alternative 3 Bypass- Option B is the same as Alternative 3 and Alternative 3 Bypass Option A 
between Port MacKenzie Road and Echo Lake Drive. At Echo Lake Drive, the alignment 
continues east to Johnson Road, staying south of Fish Creek. The alignment follows Johnson 
Road north to the Parks Highway. 

:?..Lf. Alternative 5- Johnson Road Route 
Alternative 5 starts at Point MacKenzie/Ayrshire Road and connects to the Parks Highway east 
of Big Lake. This corridor generally follows Port MacKenzie Road, Knik Goose Bay Road, and 
Johnson Road. 
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2.3 Traffic Analysis 
Knowing the traffic volumes and traffic patterns that result f rom a new roadway can be helpful 
in identifying impacts. For example, a new roadway changes traffic patterns and may result in 
one area being quieter while another gets noisier or experiences other changes related to 
traffic impacts. 

A traffic forecast was developed to identify future traffic volumes and patterns that result from 
each alternative. The traffic forecast was based on the MSB's Traffic Model. Traffic forecasts 
were developed using the 2010 socioeconomic conditions and the 2035 roadway network. In 
order to incorporate the MSB build out projections for each alternative, base year traffic 
volumes were grown using the growth increase predicted by the MSB build out model to 
forecast future traffic volumes. 

The traffic forecast showed that Alternative 2 did not attract large volumes of traffic and could 
potentially result In congestion on Burma/Big lake Road and Knik Goose Bay Road. Traffic on 
Big lake Road in the Big Lake Town Center could be close to 11,500 cars per day at Build Out. 
This is almost double the 2012 traffic volume of 6,510 (see Figure 2-5). Alternative 3 would 
attract high traffic volume. In the Big Lake Town Center, traffic volumes could be close to 
21,500 vehicles per day. Alternative 3 Bypass- Option A was similar to Alternative 3 except 
traffic in downtown Big lake was reduced to approximately 5,300 vehicles per day and the 
majority of traffic used the highway to bypass the town center. In Alternative 3 Bypass - Option 
B, the bypass did not attract as much traffic as Option A resulting in high traffic volumes (17,800 
AADT) in downtown Big lake. Alternative 5 resulted in high traffic volumes along Knik Goose 
Bay Road. Traffic in the Big lake Town Center was approximately 10,300 vehicles per day. 

Traffic volumes for 2012 are shown in Figure 2-5. See Appendix C for the traffic forecast. 
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3.0 Big Lake Community Profile 
The purpose of the community profiie is to describe the existing context of the roadway 
corridor, discuss key features to avoid, and serve as a baseline for identifying potential impacts. 
The community profile describes the demographics, economics, community values, historical 
background, infrastructure, transportation, public services, housing, iand use, planned 
development, community focal points, and informal meeting places within the BLCC (see Figure 
3-1). 

The main data sources for the profile are the 2010 U.S. Census, the 2006-2010 American 
Community Survey (ACS), the Big Lake Comprehensive Plan Update, the MSB website, the 
Alaska Department of Labor and Workforce Development (DOL&WD), the MSB Regional 
Aviation System Plan, the MSB Public Facilities Plan, the Big Lake Water Quality Improvement 
documents and website, and public outreach activities such as interviews and public meetings. 

3.1 Historical background and context 
The Athabascan Dena'ina Alaska Natives who originally inhabited 
the area, congregating primarily at the Intersections of streams 
and lakes, are considered Big Lake's first inhabitants. Big Lake's 
modern history started around 1899, when miners traversed 
through the area via dogsled to reach the Talkeetna Mountains. 
Starting around 1920, people began homesteading in Big Lake. 
By 1959, there were several lodges and children's camps on the 
lake, in addition to many cottages (around 300) that were built 
and owned In the Big Lake area. 

In June 1996, the 
"Miller's Reach" wildfire 
destroyed more than 
37,500 acres in the Btg 
Lake and Houston area, 
including 433 buildings 
and homes. 

In the 1960s and 1970s, lakefront lots became much more accessible and development began 
to increase. As the 1970s and 1980s progressed, the Big Lake area was dominated primarily by 
modest cabins that families from Anchorage would use on the weekends and during the 
summer. In recent years, a larger share of Big Lake property owners have made Big Lake their 
permanent residence. In addition to Big Lake gaining more year-round citizens, it has also seen 
the average footprint of its homes increase. Many of the original cabins have been replaced 
with larger houses for retirement, year-round living, or continued seasonal use. 

3.2 Community values and issues 
In 2009, the Big Lake community engaged in a planning process to update the 1996 Dig Lake 

Comprehensive Plan. A series of workshops and community meetings led to the identification of 
key community values and issues that were considered and addressed. 
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Valuing environmental preservation and community development, the community is focused 
primarily on balancing two broad objectives: to maintain community qualities that initially drew 
residents and visitors to the area, while also supporting Big Lake's transition into a year-round 
community. Big Lake residents want to maintain the area's abundant open space, lakes, and 
forest, while also promoting the development of adequate services, economic opportunity, 
quality neighborhoods, and the sense of community that is promoted by having a lively, 
walkable Town Center. To achieve the community's broad goals in consideration of its values, 
Big Lake is addressing the following key issues: changing demographics, natural environment 
and recreational opportunities, water quality, economic development, and how to best guide 
the community's future. 

Changing Demographics. Big Lake's demographics are changing. Many retirees and older 
workers are coming to Big Lake on a year-round basis. As a result, land prices are rising, and 
expectations about public services and facilities are increasing. 

Natural Environment and Recreational Opportunities. The natural environment is important to 
not only Big Lake's economy, but also to its way of life. The community wants to maintain the 
natural environment and is developing strategies that will protect the environment as the 
community grows. Providing more recreational opportunities and improved public access to the 
lake are also important to community residents. 

Water Quality. Meeting water quality standards in a community that is comprised of many 
small and substandard lots, and where the use of two-stroke engines and personalized 
watercraft is frequent, continues to be a significant challenge. The community is currently 
developing an initiative to work with the Alaska Department of Environmental Conservation 
and the Environmental Protection Agency to improve Big Lake's water quality. 

Economic Development. While Big Lake has experienced an influx of relatively wealthy year­
round residents and ietirees, the community remains home to many low-income families. The 
community wants to address the needs of all of its residents by ensuring the community has 
economic development opportunities and affordable housing to help Big Lake become a 
stronger, more stable, year-round community. 

Influencing Our Future. There are several large projects that are planned or under 
development that have the potential to have a noticeable impact on Big Lake. These include the 
KAC, Port MacKenzie, the PMRE, and the Parks Highway Alternative Corridor. During the recent 
Comprehensive Plan Update, the community worked hard to engagt? a wide range of 
stakeholders representing different interests to identify ways to allow future development, 
while still protecting the environment and the rural character of Big Lake. 
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3.3 Population and demographic characteristics 

According to the 2010 U.S. Census, Big lake
4 

has Ya.~ : ;~ ~< h ·.;li.oi . ~~r·;;;;,; , 1, , tVf 1~~" "" ~ -,::E. .:_. ·r:), 
a population of 3,350 people (Table 3-1). This is l~ia l;;t e 
an increase of 715 (27.1 percent) from 2000. 
Approximately 3.8 percent of MSB residents live 
in Big Lake. 

Big Lake has an aging population. The median 
age for Big Lake is 42.4, which is higher than the 
MSB's median age of 34.8. Big Lake has 23.6 
percent (790} of the population under 18, which 

Year 

1990 

2000 

2010 

MSB 

39,683 

59,322 

88,995 

Big Lake %ofMSB 
Population in 

Big Lake 
1,477 3.7 

2,968 4.4 
3,350 3.8 

is lower than the overall MSB percentage (28.9 percent). Big Lake also has a higher percentage 
(11.2 percent) of residents age 65 and over as compared to the MSB overall (7.9 percent}. Big 
Lake has a lower percentage of households with children under 18 and a higher percentage of 
households with people who are 65 and over. Of the 1,372 households in Big Lake, 399 (29.1 
percent) have children under 18 years of age and 284 (20.7 percent) have people who are 65 
years and older. Of the 31,824 households in the MSB, 12,294 (38.6 percent) households have 
children under 18 years old and 5,287 (16.6 percent) households have people who are 65 years 
and over. 

Big Lake has smaller households and families as compared to MSB. The average household size 
In Big Lake is 2.4, which is smaller than the MSB's average household size of 2.8. 

The population of Big Lake is approximately 86 percent white alone and 14 percent minority. 
The largest minority group is American Indian and Alaska Native. Approximately 3 percent are 
Hispanic or Latino. The population of the MSB is also predominantly white, with 84.9 percent of 
the people classifying themselves as white alone. Similar to Big Lake, the largest minority group 
is American Indian and Alaska Native, and approximately 3.7 percent are Hispanic or Latino. 

Big Lake has a slightly higher percentage of males than females. In Big Lake, there are 1,762 
males {52.6 percent) and 1,588 females (47.4 percent). This is similar to the distribution of the 
MSB overall, which has 46,040 males (51.7 percent) and 42,955 females {48.3 percent). 

3.4 Economics 
Big Lake, like the rest of the MSB, has a relatively high percentage of residents over the age of 
16 who do not participate in the labor force. According to DOL&WD, 1,379 Big Lake residents 
agP.d l fi or older (51.9 percent) were employed in 2011, and total wages were $52,650,489. In 
the MSB, approximately 56.9 percent of residents aged 16 and over participated in the labor 
force. Most workers in Big Lake are employed by the private sector (83.6 percent) which is 
similar to the overall MSB rate {82.4 percent). Many residents are employed outside the BLCC, 

4 Census Information is reported for the Big lake Census Designated Place (COP) as this is the closest census 
geography to the BLCC. 
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in other locations in the MSB or in Anchorage. Approximately 66.3 percent of workers in Big 
lake are employed year-round, which is similar to the MSB level of 69.7 percent. 

The top five occupations of Big Lake residents by number of workers are: 

• Cashier (60) 

• Retail salesperson (51) 

• Secondary school teacher, except special and career/technical education (31} 
• Construction Laborer (30) 

• Carpenter (29} 

While the order is different, these occupations are In the top 10 list of occupations held by MSB 
workers. 

By industry, approximately one quarter (24.5 percent) of all workers in Big Lake are in trade, 
transportation, and utilities. The next closest Big Lake industry Is construction, at 13.5 percent. 
In the MSB overall, trade, transportation, and utilities industry employees make up 21.0 
percent of all workers, but the second-highest industry is education and health services with 
15.1 percent. Overall, only 10.8 percent of workers in the MSB are in construction. 

Big lake households tend to earn less than other MSB households. The 2006-2010 ACS 
estimated that Big Lake had an average median household income of $61,250 (with a margin of 
error of $17,943) and a per capita income of $25,987 (with a margin of error of $3,529). This is 
lower than the MSB's median household income of $67,703 (with a margin of error of $1,956) 
and per capita income of $27,910 (with a margin of error of $554). According to the ACS, 
approximately 13:5 percent of Big lake residents had incomes below the poverty levet which is 
higher than the MSB's poverty rate (9.9 percent). 

3.5 Infrastructure 
There e:ue no public water, sewer, or storm drain systems in Big Lake. Most of Big Lake uses 
individual wells and septic systems. Some residents haul water and use outhouses. The MSB 
operates a refuse transfer station (Big Lake Transfer Station). Services provided include solid 
waste disposal and battery, oil, and paint collection. Other materials must be brought to the 
Central Landfill. Piped natural gas is available in some parts of the BLCC. Big lake is located in 
the Matanuska Electric Association (MEA) service area. MEA is a member-owned cooperative. 
The Matanuska Telephone Association (MTA) is a member-owned telecommunications 
cooperative that offers telecommunications service to the Big lake area. 

3.6 Transportation 
There are no highways within Big Lake, although one of the primary access points to the BlCC is 
via Big lake Road from the Parks Highway. Some of the major roads within BlCC include South 
Big Lake Road, West Susitna Parkway, Burma Road, and West Hollywood Road (see Figure 3-2}. 
Most of the BLCC is located within the Big lake Road Service Area (RSA) but portions of the 
southeast community council are located in the Knik RSA and a portion on the western edge of 
the BLCC is outside an RSA. 
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There is no fixed-route public transportation offered within Big Lake. The closest Matanuska­
Susitna Community Transit (MASCOT) stop is at the Spenard Builders Supply, which is just 
outside the BLCC boundaries. 

The Big Lake Airport is owned by the DOT&PF. It has a 2,435-foot by 70-foot gravel airstrip and 
is used primarily for general aviation purposes. Adjacent to the airport, the MSB owns a 
floatplane pull-out ramp on the Fish Creek canal. Float planes operate on Big Lake and other 
lakes in the area. Many of these lakes are not registered with the Federal Aviation 
Administration (FAA) as seaplane bases. There are also several seaplane bases and landing 
strips that are privately owned and are for private use. 

There are also several boat launches and a marina to support recreational watercraft (see 
Figure 3-2). 

There is no rail in Big Lake. However, the Alaska Railroad Corporation (ARRC} and MSB are 
currently developing the PMRE, a rail extension from Houston to Port MacKenzie that will cross 
through the Big Lake Community Council (see Figure 3-2). 

3. 7 Public services 
Big Lake is located in the Matanuska-Susitna Borough School District. The only school in Big 
Lake is the Big Lake Elementary School (see Figure 3-2). It teaches preschool through grade 5. In 
the 2011-2012 school year, Big Lake Elementary had 431 students and 25 teachers. Most 
students in grades 6 to 12 attend Houston Middle School or Houston High School. Students in 
Big Lake also use correspondence study programs. 

There are no hospitals in the Big Lake community. The closest major medical facility is the Mat­
Su Regional Medical Center near Wasilla. 
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Big Lake has a volunteer fire 
department and two fire stations 
(Stations 8-1 and 8-2). Station 8-1 is 
the Edward Beech Public Safety 
Building, and Station 8-2 is the Jack 
Helms Public Safety Building and 
Training Grounds (Figure 3-2). The 
eastern portion of BLCC is located in 
the West Lakes Fire Service Area. 
Other than a small portion of the 
community council near the Goose 

Big Lake Community Impact Assessment 

Bay State Game Refuge, the rest of the community council is outside a fire service area. 

One of the seven libraries in the Matanuska-Susitna Library Network is located in Big Lake 
(Figure 3-2). Currently, It is open Monday through Saturday and is closed on Sundays and 
holidays. It is a 6,940-square-foot facility and has paid staff and a public meeting space. 

Big Lake has an extensive trail system, but most trails are not surveyed, mapped, or secured in 
public ownership easements (Figure 3-1).The community is working actively to document trail 
routes and to reserve easements and ROW for trails that cross private lands so that the trails 
can continue to be used. The trails are used most intensively in the winter. 

Big Lake and other water 
bodies are important 
recreational resources In 
the study area and are used 
for boating and swimming. 
Maintaining legal and 
physical access to the lake 
is an ongoing challenge. 

The State of Alaska has 
three recreation areas with 
facilities in the vicinity of 
Big Lake: the Big Lake North State Recreation Site, the Big Lake South State Recreation Site, and 
the Rocky Lake State Recreation Site (Figure 3-2). These sites are important resources to the 
community and visitors to the area. The community wants to see these areas, as well as the 
MSB boat launch site (located at the southern end of South Big Lake Road), supported, 
strengthened, and expanded to accommodate year-round recreation opportunities. 

A small portion of the Susitna Flats State Game Refuge is located near the southwest corner of 
the community council (Figure 3-1}. The game refuge was created in 1976 to protect fish and 
wildlife populations and for the public use of fish and wildlife and their habitat. Popular 
recreation activities in the refuge include wiidlife viewing, photography, hunting, and fishing. 
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The little Susitna River (Figure 3-1}, located near the western edge of the community council, is 
another popular recreation area. Common recreation activities on or along the river include 
fishing, camping, wildlife viewing, photography, hunting, and boating. 

Big Lake has several other small but well-used parks, including the MSB-owned Fish Creek Day 
Park that Is maintained by the local Airmen's Association (Figure 3-2). 

3.8 Housing 
The number of housing units in Big Lake is increasing. In 2010, there were an estimated 2,780 
housing units in Big Lake, which made up 7 percent of the MSB's housing stock. Since 2000, 
average annual growth of Big Lake housing stock has been approximately 3 percent per year. 
This growth rate is higher than the growth rate during the previous decade, but is still below 
the growth rate in the MSB (Table 3-2). 

- -
Housing Est1mates MSB Big lake 

1990 2000 2010 1990 2000 2010 

Total Housing Units 20,953 27,329 41,329 1,933 2,122 2,780 

Average Annual Percent Change n/a 3% 5% n/a 1% 3% 

Source: US Census 100% data (1990, 2000, 2010) 

Homes in Big Lake range substantially, from small cabins with no indoor plumbing to large 
lakeside retreats. Despite a wide range of sizes and amenities, housing in Big Lake is comprised 
predominately of single-family homes. Similar to 2000, as of 2010, approximately 87 percent of 
the Big Lake housing stock was single-family. 

In Big Lake, seasonal homes make up a :;ubstantial share of the overall housing stock (45 
percent as of 2010, 

compared to 18 percent in C:if: ::..jl·,~ ~-~~ : ~';.e ;i·sr, ~·,;. f e.: ·.r: ~~'Jr~-~· .. ~;; s·~·:r,:~l ~~ r:;,u~iv~g t.h1f1::s, :HD:.f.< 
the MSB; Figure 3-3). · .. . . 

However, there are 
indicators that this trend is 
changing. In 2000, a higher 
share of the housing units 
(48 percent) was seasonal. 
In recent years, many 
homes on or near Big Lake 
have been substantially 
rehabilitated and expanded 
upon, facilitating their 
transition to year-round 
residences. 
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Home values in Big Lake are rising. 
According to the ACS, the median home 
value in 2010 was $185,000 (Table 3-3). A 
recent survey of 63 multiple listing service 
homes for sale indicates a median list price 
of $220,000 in Big Lake. The current list of 
homes for sale ranges from $33,000 to $1.2 
million. 

Big Lake is currently experiencing low 

Big Lake Community Impact Assessment 

location 2000 2010 Average 
Annual 
Growth 

Anchorage $161,000 $270,000 6.8% 

MSB $126,000 $212,000 6.8% 

Big Lake $108,000 $185,000 7.1% 
Source: US Census, ACS 

housing vacancy rates. Data from the 2006-2010 ACS measured the homeowner vacancy rate 
at 2.4 percent and the rental vacancy rate at 6.1 percent. A typical vacancy rate in a housing 
market is 5 percent, with a 2.4 percent rental vacancy rate. For the MSB, the homeowner 
vacancy rate was measured at 1.6 percent, while the rental vacancy rate was 5.9 percent. As a 
result, those looking to purchase a home or move to Big Lake, like elsewhere in the MSB, may 
not have many options. 

One notable characteristic of the Big lake housing market is the size of its lots, both those with 
existing homes and those that are vacant. A 2009 analysis of parcels from the MSB Tax Assessor 
indicated that at least half of the lots in Big lake are smaller than 40,000 square feet. This lot 
footprint is smaller than the square foot minimum currently required by MSB code for parcels 
relying on on-site wells and wastewater systems. This is a result of the fact that many of Big 
Lake's lots were subdivided before minimum lot size regulations were applied or enforced . 
These smaller lots with onsite wells and septic systems can have health and water quality 
impacts that are challenging for homeowners and the community to address. 

3.9 Land use and ownership 
The total area of the Big lake Community Council is 87,371 acres. The current land use 
designations reflect the private development patterns around Big Lake and the surrounding 
lake system. The majority of development is comprised of single-family residential units. 
Commercial development is concentrated primarily along Big lake Road from the Parks 
Highway to the Big lake airport. Many undeveloped tracts of land are held by the State of 
Alaska, the Alaska Mental Health Trust, the MSB, and Alaska Native corporations (Figure 3-4). 
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. 
Land Owner 

MSB 

Cooperative 

Federal 

Mental Health Trust 

Native Corporation 

Private 

Public University 

State 

NA 

No Data 

Total 
Source: 2010 MSB GIS parcel data 

. ·. •1 
l• • • . • • . • • • , "l 

32 I Page 

Acres %Total 

20,350 23% 

47 0% 

8 0% 

8,827 10% 

4,369 5% 

25,176 29% 

1,935 2% 

9,769 11% 

8,736 10% 

7,479 9% 

87,371 100% 
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More than a third of the land in the BLCC 
area is State or MSB land {Table 3-4). As 
the State and the MSB plan for the use of 
those lands, the community has the 
opportunity to identify properties for 
recreation, habitat, and watershed 
purposes, as well as to identify specific 
areas for new development. 

As part of the Big Lake Comprehensive 
Plan Update, a roadmap to future land use 
decisions was developed (Figure 3-5). Uses 
identified in the roadmapmap include a 
Town Center area {described below) and a 
range of other uses, which are summarized 
In Section 3.10, Planned Development. 
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Town Center. A Town Center is defined 
as the location where commercial 
development should be concentrated 
within a one-quarter mile radius. A Town 
Center should, in addition to being 
concentrated at its center, be walkable 
and include a mix of uses. The Big lake 
Town Center (Bl Town Center) was 
determined by the community to be 

located at the corner of Hollywood 
Boulevard and Big lake Road (Figure 

3-6). 

Residential Uses. The roadmap (Figure 
3-5) calls for providing a range of 
residential uses, Including higher 

densities close to the Bl Town Center 
and more dispersed residential uses 

throughout the community. 

The roadmap {Figure 3-5) also identifies 
key areas where land should be 
protected for watersheds, recreational 
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opportunities, public facilities, and the need to develop a gateway commercial and a highway­

oriented commercial corridor. 

3.10 Planned development 
The planned development in the Big lake area includes both private development and public 
improvements and facilities. There are four categories that describe the different types of 
development occurring now or possibly In the future: small subdivisions, larger subdivisions, 

possible future subdivisions, and upsizing current homes. 

Small Subdivisions. According to the MSB Platting Division, the MSB processes approximately 

five small subdivisions per year In the Big lake area. Typically in Big lake, small subdivisions are 
the result of landowners who subdivide a lot into two or three lots, which are then sold to 

those interested in building housing. 

Larger Subdivisions. Currently, the MSB Is processing one eight-lot subdivision off South Big 

lake Road, between Jade Lake and Big lake. According to the MSB Platting Division, larger 

subdivisions similar to this one are rare. 

Possible Future Subdivisions. With the availability of large tracts of vacant land owned by 
public, private, or institutional land owners (Alaska Mental Health Trust, the State, the MSB, 

Alaska Native corporations, and individual private owners), there is the possibility for the 
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development of larger subdivisions in and around Big Lake. Additionally, future development on 
larger tracts of vacant land will be informed by the Big Lake Comprehensive Plan and the 
development regulations in place to implement the Plan's policies. 

~.11 Community focal points and informal meeting places 
like people in many low-density rural communities, most Big Lake residents and visitors enjoy 
their privacy and the chance to get away from the hustle of more urbanized areas. At the same 
time, community members enjoy the chance to interact with friends and neighbors. 

Current community focal points and gathering areas where Big Lake residents connect with 
their family, friends, and neighbors are listed below. The majority of these locations are located 
in "downtown" Big Lake (Figure 3-2). 

• Post Office 
• Big Lake Elementary School 

• Library 
• Several local grocery stores and restaurants, such as the Big Lake Super Store (Tesoro 

Station), Steve's Food Boy, and Big Lake Family Restaurant 

• Churches, including Faith Bible Fellowship Center and Our Lady of the Lake Catholic 
Church 

• Outdoor gathering places, Including Jordan Lake Park and Fish Creek Park, North and 
South State Recreation Sites, and the community trail system 

• Big Lake lion's Club 
• Burkeshore Marina and Big Lake Powersports/South Port Marina 

• Fire Station 

As in all communities, much of the socializing in Big Lake occurs in private homes. Also 
Important are the still-private, but more visible, docks and yards that front on local lakes. 

The Big Lake Comprehensive Plan outlines goals and strategies to improve opportunities for 
"public life." These include improving the BL Town Center, adding a new community center, and 
developing a better, more extensive, and pedestrian-friendly system of Town Center roads and 
sidewalks. 
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4.0 Big Lake Impact Assessment 

4.1 Introduction 
This chapter presents an analysis of the potential 
highway alternative for the community of Big lake in 
accord with the FHWA's publication Community Impact 
Assessment: A Quick Reference for Transportation5

• The 
analysis examines the relationship between the 
proposed National Highway System connections and 
community life in Big Lake. 

Only the Alternatives 2, 3, 3 Bypass Option A, 3 Bypass 
Option B, and 5 are studied in detail in the CIA (see 
Figure 4-1). For the purposes of this analysis, Alternative 
3 represents the baseline because it is the route that 
DOT&PF had originally proposed. The following general 
considerations guided the analysis: 

• Recognizing both positive and negative impacts; 
• Considering short-term and long-term impacts; 

• Identifying secondary and cumulative effects; 

Big Lake Community Impact Assessment 

I The _foll~wing topics have been 
studied tor thrs analys1s: 

• land use 

• Mobility and Access 
• Economic Conditions 

• Pubhc Services 

• Physical 

• Visual 

• Safety 

• Displacement 
• Social and Psychological 
• Build Out Analysis 

• Identifying impacts relative to community goals as expressed In the Big Lake 

Comprehensive Plan; 

• Incorporating public concerns and issues identified through our public outreach; 
• Focusing on primary issues or topics of potential controversy; and 

• Recognizing that the big drivers of change in the community will be the incremental 
growth of the MSB as a whole, and the construction of the Knik Arm Crossing. More 
direct access to Anchorage and 3 percent annual population growth will make Big lake a 
very different place. The specific corridor chosen is an important but secondary change. 

sA section on the MSB Build Out Analysis was added by request from the community. 
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4.2 Land Use 
This section evaluates and compares the expected iand use impacts of the five alternatives. It 

considers the land to be used for the highway connection as well as the development potential 
for adjacent areas. Conclusions about the impacts of the road on land use reflect consideration 

of several factors: the physical characteristics of the land, current iand ownership and land 
uses, and broader trends In the regional and statewide economy. 

As discussed in more detail below, the five alternatives are likely to have quite different effects 

on land use. 

• Alternative 2, on the west side of Big Lake, crosses through land with physical 

constraints, including poorly drained soils and a planned adjoining railroad line. While 
this route provides road access to previously inac:cessible areas, the amount of 

development is expected to be limited. 

• Alternative 3 crosses the BL Town Center, and would bring increased mobility and traffic 
into and through the existing community. This would accelerate growth and change in 
the area. 

• Alternative 3 Bypass Options A and B would avoid the disruption to the BL Town Center, 
while still bringing better access and commercial opportunities to the area. 

• Alternative 5 would have relatively limited impacts on Big Lake, as it passes to the east 
of the BLCC boundary. 

Table 4-1 summarizes the potential land use Impacts 

" ., 
Impact Category 

2 
Expected changes In • Minor, mostly 
land use? along New Burma 

Rd. 
• Intersection at 

New Burma/ 
Susitna Pkwy 
develops as a 
commercial 
center. 

• Railroad is a 
barrier to change 
to the west. 

o Moderate effects 
on Houston Town 
Center. 

How will growth • limited growth 
along the corridor potential since 
be affected by land 70% of land 
quality? adjoining this 

route is poorly 
drained and is 

371 Page 

Alternative 
3 3 Bypass (A&B) 5 

• Major changes in BL • Major changes east • Intensification 
Town Center. of BL Town Center. of commercial/ 

• Intersection at New • Intersection at New residential 
Burma/ Susitna Burma/ Susitna uses along 
Pkwy develops as a Pkwy develops as a southern Knik-
commercial center. commercial center. Goose Bay and 

Johnson roads. 
• Moderate 

effects on 
northern Knlk-
Fairview 
community. 

• Moderate to high • Low to moderate • Moderate 
growth potential growth potential growth 
since less than 5% of since 50% of potential since 
land along this route adjoining land along 20-30% of land 
is poorly drained; the bypass routes is adjoining this 
portions have poorly drained and route is poorly 
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Impact Category 
2 

relatively costly to 
develop. 

Vacant land • Large majority of 
available for land along this 
development? route is vacant 

and undeveloped 
and is located 
both east and 
west of railroad. 
Development is 
limit by soil 
condit ions and 
wetlands. 

Ukelihoodto • Least likely to 
develop into divert traffic from 
unplanned BL Town Center. 
commercial strip? Traffic through 

downtown could 
create 
commercial 
pressure. 

• Increased traffic 
in Houston may 
lead to increased 
pressure. 

Consistent with • Consistent. Most 
Land Use Policies in of route 
the Big l.oke designated 
Comprehensive "conservation 
Plan? residential" -low 

density and/or 
clustered 
residential. 

Effects on the Big • This alternative 
Lake opens up the 
Comprehensive Plan opportunity for a 
vision for road? new road on the 

west and north 
side of Big lake, 
as recommended 

38IPa ge 
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Alternative 
3 

topographic 
limitations 
increasing 
development costs. 

• Much of this 
corridor already has 
road access and 
existing 
development; land 
available along New 
Burma Road 
corridor. 

• Substantial pressure 
on BL Town Center. 

• Could become a 
commercial strip 
with frontage roads. 

• Arterial through BL 
Town Center is 
inconsistent with 
Plan's Town Center 
goals. 

• Route serves area 
dP.signated for a 
combination of 
commercial and 
resldentia I uses. 

• The Plan identifies 
the need to reserve 
a corridor that 
travels slightly east 
of downtown Big 
Lake, not through 
downtown as shown 

3 Bypass (A&B) s 
is relatively costly to drained and is 
develop. relatively 

costly to 
develop. 

• Large majority of • Large majority 
land along east-west of land along 
portion is vacant; east-west 
northern portion portion is 
already has road vacant; 
access and is SO- northern 
60% developed. portion 

already has 
road access 
and is 50-60% 
developed. 
Further 
northern 
development 
limited by 
wetlands and 
soils. 

• Little pressure on BL • Pressure on BL 
Town Center. Town Center 
Should develop avoided. 
more like Eagle • Growth 
River. p ressure wi ll 

shift east. 

• Consistent. Most of • Avoids major 
route designated conflicts with 
"dispersed Plan by 
residential" or running along 
"close in" the east edge 
residential. of the BLCC. 

• The Plan identifies • Little effect on 
the need to reserve planned roads 
a corridor that in Big Lake. 
swings slightly east 
of downtown Big 
Lake (similar to 
Option A), not 4-5 
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Impact Category Alternative 
2 3 3 Bypass (A&B) 5 

by the Plan. in this alternative. miles east of 
downtown as shown 
in Option B. 

The key findings are: 
• Alternative 3 is expected to have the most impact on land use in the BL Town Center, 

and Alternative 2 will have the least impact. 

• Alternative 3 has the most potential for development, as land along this corridor is 
better suited for construction, but it also has the most existing development. 

• Alternative 3 is the least consistent with the Big Lake Comprehensive Plan. 

Bringing a major highway into the Big Lake area would lead to several types of land use 
changes, including direct impact to areas dedicated to road construction. Table 4-2 shows the 
amount of land converted to transportation use and distinguishes between land in the BLCC 
area and the total area affected by any given route. As the table shows, the five routes convert 
quite different amounts of land. Alternative 2 converts the largest number of acres of land 
within the BLCC (912 acres), followed by Alternatives 3 (801.7 acres) and 3 Bypass (763.8 acres). 
Alternative 5 is located mostly south and east of Big Lake and converts only 10 acres within the 
BLCC boundaries. 

Land Use 
Category 2 3 

BLCC Total BLCC Total 
Residential 82.7 92.7 132.0 140.0 
Transient 0.0 0.0 0.5 0.5 
Lodging 
Mobile Home 2.6 2.9 2.0 3.4 
Residential/ 0.0 0.0 0.8 0.8 
Commercial 
Commercial 0.0 0.0 22.3 22.5 
Industrial 0.0 0.0 0.0 0.0 
Manufacturing 0.0 0.0 1.0 1.0 

Agricultural 3.4 3.4 3.4 3.4 
Churches 0.0 0.0 1.7 1.7 
Communications 0.0 0.0 0.2 0.2 

Education 0.0 0.0 8.5 8.5 

N/A 0.0 1.5 1.8 2.0 

Public 0.0 0.0 0.9 0.9 
Administration 
Recreation* 0.0 0.0 1.1 1.1 
ROW/Vacant 24.6 32.4 40.9 40.9 

39 I Pa ge 

. 
Alternative 

3 Bypass 5 
Option A Option B 

BLCC Total BLCC 
167.5 175.0 137.4 
0.0 0.0 0.0 

3.3 3.7 1.8 
0.0 0.0 0.0 

6.3 6.5 2.9 

0.0 0.0 0.0 
0.0 0.0 0.0 
3.4 3.4 3.4 

0.0 0.0 0.0 
0.0 0.0 0.0 
0.0 0.0 0.0 
3.0 3.1 1.8 
0.0 0.0 0.0 

0.0 0.0 0.0 
0.0 0.0 35.2 

Total BLCC Total 
218.5 1.0 216.3 
0.0 0.0 0.0 

9.4 0.0 11.2 
0.0 0.0 0.0 

6.0 0.0 5.6 
0.0 0.0 0.0 
0.0 0.0 0.0 
3.4 0.0 0.0 
0.0 0.0 2.6 
0.0 0.0 0.0 
0.0 0.0 0.0 
1.8 0.0 2.1 
0.0 0.0 3.2 

0.0 0.0 0.0 
41.7 0.3 167.2 
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Land Use Alternative 
Category 2 3 3 Bypass 5 

Option A Option B 
BLCC Total BLCC Total BLCC Total BLCC Total BLCC Total 

Transportation 0.0 0.0 2.9 2.9 0.0 o.c 0.0 0.0 0.0 0.0 

Vacant 798.7 952.6 581.8 616.7 619.8 673.1 581.3 650.6 8.8 505.7 

Total 912.0 1,085.6 801.7 846.3 803.2 864.7 763.8 931.4 10.1 913.9 
Note: Based on a 400-foot corridor. Totals may not match due to round1ng. 
*This information reflects the land use categories listed in the MSB GIS data. Land may be used for more than one purpose. For 
example, transportation corridors uslng undeveloped ground are often used for recreational trails, hunting, etc . 

.:!-.3 Mobility and Access 
The new highway connection will change traffic patterns in Big Lake because it provides a new 
route for drivers to use. Changes in traffic patterns will largely depend on the proximity of 
residents to the alternative. Alternative 2 is more likely to change traffic patterns for residents 
located to the west of the PMRE by giving them a new route to access the Parks Highway and 
West Susitna Parkway. Alternative 2 will have a lesser change on traffic patterns for residents 
east of the alternative because of the limited number of crossings of the PMRE. Alternatives 3, 
3 Bypass Options A or B, and 5 will have minor changes in traffic patterns because they are 
largely following existing roadways. Alternative 3 and 3 Bypass Options A and B is likely to have 
the biggest Impact on those living near South Big Lake Road and the BL Town Center. 
Alternative 5 will have a bigger impact on traffic patterns for those living on the eastern edge of 
the BLCC boundary. 

Due to the higher speeds and lack of stop lights, the highway is expected to attract traffic away 
from other roads which may result in traffic volumes decreasing on other roadways. Changes in 
traffic patterns will also depend on the type and amount of development located along the 
road. Areas with new development, especially commercial/retail development, are likely to 
cause people's travel patterns to change as they start to access new destinations. Table 4-3 
summarizes mobility and access by alternative . 

. 
Impact Category 

2 
• Port t o Parks 

Highway through 
traffic wili be mostiy 
west of BL Town 

Center. 

Change to Traffic 
• A certain level of 

traffic w ill still tend 
Patterns 

to use Big Lake Rd. 
with congestion In 
the BL Town Center. 

• Moderate increase 
to Houston Town 
Center. 

40jPage 

Alternative 

3 3 Bypass (A&B) 

• Least changes as • Minor changes as 
alternative mostly alternatives 
follows mostly follow 
established roads; existing roads; 
controlled access controlled access 
will eliminate will eliminate 
some existing some connections 

connections to to existing routes. 
existing routes. 

s 
• Minor changes as 

alternative mostly 
follows existing 
roads east of Big 
Lake; controlled 
access will 
eliminate some 
connections to 
existing routes. 
Unlikely to see 
sharp Increase on 
local Big lake 
roads. 
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Impact Category Alternative 
2 3 3 Bypass (A&B) 5 

• Moderate effect. • Greatest increase • Moderate • Minimal effect to 
Traffic will still tend in traffic because because of their BL Town Center. 
to use Big lake Rd. it bisects the BL close proximity to • likely to have a 
with :ldded Town Cente; BL Town Center. substantia l affect 
congestion in BL Bypass options to South Knik 

Change To Traffic Town Center. will tend to Goose Bay and 
In Town Center • Additional moderate the Johnson roads. 

commercial traffic effect downtown. • Will remove Port 
and possible • Option A will traffic from BL 
congestion in make a bigger Town Center 
Houston Town difference than 
Center. Option B. 

• Unlikely to increase • Unlikelyto • Unlikelyto • Would provide 
transit service. substant ially substantially the most direct 

increase transit increase transit route from 
service as it does service given it population 

Public Transit 
not provide a does not provide centers in MSB to 
direct route a direct route Anchorage via 
between Wasilla between Wasilla KAC. 
and Anchorage. and Anchorage. • Potential for park 

• Potential for park • Potential for park and ride service. 
and ride service. and ride service. 

Pedestrian and 
• Roadside trail may • Roadside trail may • Roadside trail may • Roadside trail may 

Bicycle Access 
result in slight result in slight result in slight result in slight 
improvement. improvement. improvement. improvement. 

• Minimal as mostly • Substantial as it • Substantial as • Substantial as it 
follows new upgrades and most of the route requires the 
alignment. modifies existing would upgrade reconstruction of 

• Upgrades and Burma and Big existing roads existing Johnson/ 
modifies Burma Lakes roads, except for Knik Goose 

Chanse to Road. converting them portions through Bayroads and 
Existing/ Planned o Creates new Parks to highway the Ill Town other roads. 
Roads Highway • New Interchange Center. Bypass • Johnson Road 

interchange at at the southern will tend to extension would 
Houston Town end of Houston at moderate the be requi red. 
Center. the Big Lake effect downtown 

Road/Parks Hwy 
intersection. 

The key findings are: 

• Alternative 3 will have the biggest impact on traffic in the BL Town Center. 

• None of the alternatives are likely to have a substantial impact on public transit and 
pedestrian and bike access. 

• Alternative 2 is likely to have the least impact on the existing road system due to the 
route being a new roadway through wetlands where development has not occurred. 
Alternative 2 added a new highway which expands the roadway network compared to 
other alternatives which may replace some existing roads with the highway. Congestion 
on some roadways in the area is possible. 
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The project will change existing or planned roads because of the need to develop a support ing 

road network that allows people to get to/from the proposed project. The degree of impact on 

existing/planned roads will depend on the final configuration and use of existing roadways. 

Some existing roadways may be upgraded as a part of the new road corridor. Others may act as 

frontage roads to new construction. The final configuration will not be decided until a later 

date. Existing or planned roads likely to be impacted are summarized in Table 4-4 . 

. . ..., 
Change AlternatiVe 

2 3 3~passA&B s 
• W. Susitna • s. Burma Road • S. Burma Road • Port MacKenzie 

Pkwywestof between Port between Port Road 
S. Purinton MacKenzie Road MacKenzie Road and • Knik Goose Bay 

• W. Millers and S. Purinton S. Purinton Road 
Reach Road • S. Purinton • S. Purinton between S. • Johnson Road 
between the between S. Burma Burma and W. Susitna 
new highway and W. Susitna Pkwy 

Likely to need and the Parks Pkwy • W. Susitna Pkwy 
upgrade or major Highway • W . Susitna Pkwy between S. Purinton 

modification between S. and S. Big lake 
Purinton and S. • S. Big lake Road 
Big lake • Hughes Homest ead 

• S. Big lake Road Road 

• Sunset Ave 

• Johnson Road 
between Sunset Ave 
and Parks Highway 

• Brocker lake 

Roadway so • Clay Chapman 
longer connected • Sunset 

• No Name 

In all alternatives, there will be some roads that no longer allow through traffic. At the highway, 
the road will either be changed into a dead-end road or connected to a frontage road with 
ultimate access at a highway interchange. For example, on Alternative 5, traffic will not be able 
to directly connect to Johnson Road from Sunset Avenue. When the project is built, traffic will 
only be able to use interchanges and will have to use a frontage road or other road to access 
connecting streets. 
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4.4 Economic Conditions 
All five corridors have the potential to increase economic activity. Economic activity and 
employment is likely to develop along each alternative although the type and quantity of 
activity will vary depending on land use. Economic impacts are summarized in Table 4-5 . 

. 
Impact Alternative 
Category 2 3 3 Bypass (A&B) 5 

• Limited/neutral • Substantial impacts • Would divert • Limited business 
business impacts to to the BL Town development from impacts to the BL 
the BL Town Center. Will bisect, the BL Town Center Town Center. 
Center. relocate, and spread but would leave the Businesses will likely 

• Businesses will out the core core intact. develop along 

likely develop at business district • Potential for Johnson Road north/ 
the New Burma making it more increased business south corridor and S. 
Road/Susitna Pkwy highway/ auto- development along Knik Goose Bay Road. 

Business junction. oriented. the east/west There may be some 
Impacts • Potential increase • Businesses will likely corridor running to business 

in business develop at the New the Johnson Road development pulled 

activities in Burma Road/Susitna north/south away from BL Town 

Houston. Pkwy junction. corridor. Center. Commercial 
Development may development may 
be limited by poor occur near the Big 
soils. Lake Road and 

Hollywood 
intersection. 

• Concentrated • Highest potential for • Corridor could pull • Lowest direct 
along Burma Road direct employment employment from employment 
and Susitna Pkwy effects (both the BL Town Center potential for BLand 
with a minor positive and while leaving it the highest for south 
potential for negative) for the BL physically intact. and west Knik-
diversion away Town Center. • Highest direct Fairview Community 
from the BL Town • Road development employment effects Council. Big lake 
Center. Houston would divide the BL would be felt at the employment would 
could see Town Center and intersection with likely be limited to 
additional could lead to sprawl Johnson Road, along the Burma/Ayrshire 

Employment employment at style strip Burma Road, and at road junction. The 
Impacts northern development. the along the west end of 

intersection with • Moderate increase Johnson /South Hollywood is likely to 
the Parks Highway. to southern Houston Knik-Goose Bay develop 

e Potential increase in the Big Lake roads. commercially and 
in service sector Road/ Parks may provide a second 
jobs in Houston. Highway gateway to the BL 

intersection area. Town Center. Knik 
area employment 
could be spread 
along the road 
corridor. 

Big Lake Tax 
• Big Lake lacks • Big Lake lacks direct • Similar to Corridor 2 • Corridor 5 would 

direct taxing taxing authority. with less direct likely have limited 
Base 

authority. Limited Increased effect on the BL direct effect on Big 
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Impact Alternative 
Category 2 3 3 Bypass (A& B) 5 

potential MSB development w ithin Town Center and Lake's future tax 
property tax base the BLCC could more development base. Future tax base 
increases at road increase Big Lake tax towards the eastern could develop to the 
termini and base over time. edge of the BL CC. east. 
junctions. 

The key differences between the alternatives are: 
• Alternative 3 would bisect the Bl Town Center, while the other alternatives would keep 

it intact. 

• Alternative 3 Is likely to focus employment in the BL Town Center area, while the other 
alternatives are likely to result in employment dispersed along the corridor. 

4 .5 Public Services 
Table 4-6 summarizes impacts to public services by alternative. 

-

Impact Category Corridor 
2 3 3 Bypass (A&B) 5 

• No existing public • Potential effects • No existing • No identified public 
Public Facility facilities identified to Fire Station 8-1, public facil ities facilities affected in 
Relocations or along corridor. Ubrary and Post identified along BLCC. Corridor is 
Impacted (within Office. Each of the corridor. adjacent/near to 
0.25 mlle)A these facilities is proposed Knlk 

within 0.25 mile. school campus. 

• No impact • Impact to Big Lake • No Impact • May provide more 

School Impacts 
Elementary direct access to the 
School. Knikschool 

campus. 

Parks and 
• Impacts to Fish 

Recreation Areas 
Creek Park and 
Jordan lake Park 

Big Lake Trail 
• Substantial (9 trail • Moderate (4 trail • Moderate (A has • Minimal (0 trail 

Impacts• 
crossings) crossings) 6 trail crossings crossings) 

and B has 5) 

Total Trail 
• Substantial • Moderate • Moderate (A has • Minimal (2 trail 

Crossings• 
• (10 trail crossings) • (4 trail crossings) 6 trail crossings crossings) 

and B has 5) 
11Pubhc facility generally refers to a building or structure used for government or c1vlc purposes such as post off1ces, police 
stations, libraries, post offices, etc. 
•only officially recognized trails were analyzed. Trails may be crossed multiple times. 

Key findings include: 

• Alternative 3 is the only alternative likely to impact existing public facilitates. 

• Alternative 3 is the only alternative to impact the Big lake Elementary School. 
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• While all alternatives are likely to impact lakes, open spaces and other areas used for 
recreational purposes, only Alternative 3 will impact official parks (Fish Creek and Jordan 
lake parks) 

• Alternative 2 has the highest number (10) of trail crossings impacted, while Alternative 5 
has the fewest (2). 

4.6 Physical 
Traffic related noise is likely to increase near each of the alternatives. Traffic noise may be more 
noticeable in areas that are currently undeveloped or have very few noise sources. The level of 
traffic noise that occurs will vary depending on the amount of traffic, type of vehicles on the 
roadway, and the level of ambient noise. The project has a 400 foot ROW meaning property 

boundaries will be approximately 150 feet away feet away from the highway (in areas with a 
frontage road, the distance between the road edge and the property boundary is approximately 
80 feet). These separations act as a noise buffer to help reduce noise on nearby properties. 
Traffic noise is usually a concern for noise-sensitive land uses within 500 feet of the roadway 

edge. 

Table 4-7 summarizes the physical conditions impacts, including noise, walls or barriers, and 

dust and/or odors, for each alternative. 

--
Impact Category 

2 
• least effect as it 

has the most 
undeveloped 
land. PMRE 
embankment 

Noise will help shield 
noise. 

• Some effect to 
Houston Town 
Center 

• PMRE 
embankment Is 
a barrier to 
being able to 

I Presence of walls cross the 
or other barriers corridor except 

at limited 
designated 
intersections. 

• least impact 

Dust/Odor 
due to lack of 
adjacent 
development . 
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Alternative 

3 3 Bypass (A&B) 
• Traffic related • Increase in t raffic 

noise will increase related noise in 
and has the highest residential areas. 
potential to impact Bypass lessens 
noise sensitive land affect in Bl Town 
uses concentrated Center. 
in Bl Town Center. • Will affect 

• Will affect residential areas 
residential areas south of Big Lake. 
south and east of 
Big lake. 

• Fencing is likely • Fencing is likely 
through developed through 
areas; similar to developed areas; 
Seward Hi&hway in similar to Seward 
Anchorage if noise Highway in 
impact criteria are Anchorage if noise 
exceeded and impact criteria are 
meets noise policy exceeded and 
requirements. meets noise policy 

requi rements. 

• Increased dust • Increased dust 
from winter from winter 
sanding and truck sanding and truck 
traffic especially on traffic will affect 

5 
• Increase in traffic 

related noise 
expected to 
increase d along 
Johnson/ Knik 
Goose Bay roads 
ilnd as it 

• passes by proposed 
Knikschool 
campus. 

• Fencing is likely 
through developed 
areas; similar to 
Seward Highway in 
Anchorage if noise 
impact criteria are 
exceeded and 
meets noise policy 
requirements. 

• Increased dust 
from winter 
sanding and truck 
t raffic will affect 
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• limited impacts the south and east people on the people along 

to Houston sides of the lake south side of Big Johnson/ Knik 
during and Bl Town Lake. Goose Bay roads. 
construction. Center • Minor impact in Big 

lake. 

Key findings include: 

• All alternatives will be similar in that sections will be fenced for safety reasons or noise 
mitigation. The PMRE will be an additional barrier in Alternative 2. 

• All alternatives will result in an increase in traffic noise. The increase in noise will have 
more of an impact in areas with residential development. 

• All alternatives are similar in that dust will increase due to winter sanding. The impact 

will depend on the amount of adjacent development. 

4.7 Visual 
Visual impacts of the road will vary depending on the width of the road, the presence or 

absence of frontage roads, and the uses that may develop along the road. 

As described above, the corridor to be established will be 400 feet wide, allowing for four travel 
lanes (two In each direction), and frontage roads on each side of the highway. Initially this 
highway may be limited to two lanes, and only grow to four lanes or four lanes with frontage 
roads, at a later date as traffic demands. 

large portions of the four alternatives pass through land that Is currently undeveloped, or areas 
designated by the community plan for low density residential uses. If the new road eventually 

triggers substantial development along adjoining frontage roads, particularly commercial 
development, changes in the visual environment will be significant. Where the highway in Big 

Lake has limited access and no adjoining development, visual impact will be reduced. 

Another key factor affecting visual impacts is the nature of the terrain . In areas that are fairly 
flat and lack many trees (e.g., the northern half of Alternative 2), the road and accompanying 
development would be more visible than in rolling, tree-covered terrain where topography 

and/or vegetation would limit visibility. Conversely, construction of a major highway in hilly 
terrain requires more terrain-altering cuts and fills. 

Finally, visual impacts are noticeable to the degree there are already people and activities in the 
area. For example, there is little development (but significant winter recreation use) in the 

vicinity of Alternative 2. In contrast, many people live and recreate in the vicinity of Alternative 

3. 

Table 4-8 summarizes the visual impacts of the four alternatives. 
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Impact Category Corridor 
2 3 3 Bypass (A&B} 5 

• land mostly • Would significantly • Similar impacts as • Much ofthis route 
vacant and change the visual Alt 3. The bypass already has road 
undevelopt!d character along the east ot B.l. is access, and existing 
fewer people to entire route from currently mostly development. 
seethe new Ayrshire to Parks vacant and Expansion of the 
road. Highway undeveloped, but highway along 

Howwlllthe 
• May • Changes would be a new road in this existing KGB road 

routes affect Big 
substantially less significant areawoul·d would create less 

Lake's visual 
affect visual along the B.L Road substantially significant visual 

character? 
character at commercial change the visual impacts than along 
trail crossings. corridor near the character. undeveloped 

• May Parks Hwy. sections of the 

substantially • Highway through Johnson Road 

impact Houston downtown would segment of this 

Town Center. substantially and compared to 
change the visual the other 

character. alternatives. 

Key findings include: 

• Alternative 2 is likely to be seen by the fewest number of people but passes through the 

most undeveloped natural areas. It is adjacent to the PMRE. 

• Alternative 5 is likely to have the least visual impacts since much of this alignment 

follows existing roads. 

4.8 Safety 
Traffic safety is likely to change as a result of the project. As the project will increase the 
amount of traffic in the area, the number of traffic accidents in Big Lake is likely to increase. 

However, d ivided highways tend to be safer than other roadway types because of the lack of 
turning traffic and the reduced potential for head-on collisions. Alternative 5 is largely outside 

the BLCC and is not expected to result in a substantial change to traffic safety in Big lake. 

Table 4-9 summarizes impacts on traffic safety, pedestrian and bicycle safety, crime, and 

emergency response times. 
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Impact Category 

2 
• Controlled access 

improves safety 
by reducing 
conflict points. 
This route will 
likely have lower 
traffic volumes. 
Traffic will still 

Traffic Safety 
use and increase 
along Big lake 
Road increasing 
traffic/safety 
conflicts In the 
Bl Town Center. 

• More likely to 
have wildlife 
related traffic 
incidents. 

• least likely to be 
used by 
pedestrians and 
bicyclists as a 
transportation 
route because 
these is less 

Pedestrian and potential for 
Bicycle Safety nearby 

development. 

• Potential impact 
to more 
developed areas 
of Houston. 

Crime 
• Unlikely to 

change 

• least change in 
response time. 
Out of the way 
nature makes it 

Emergency 
!ess useful for 
core population 

Response Times 
areas. 

• May require 
additional 
facilities in 
Houston. 
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Alternative 

3 
• Controlled access 

improves safety 
by reducing 
conflict points. 

• Big Lake residents 
would be the 
main users of this 
route. 

• Increased traffic 
through Bl Town 
Center may 
Increase safety 
conflicts in Bl 
Town Center. 

• Pedestrian and 
bicycle crossings 
and related 
facilities will be 
incorporated into 
the final design to 
address BL Town 
Center needs. 

• Potential impacts 
in the southern 
Houston area. 

• Unlikely to change 

• Generally faster 
response times to 
and from BL Town 
Center though 
increased 
congestion in the 
Town Center may 

cause some delays 
during peak 
hours. 

3 B~ass (A&B) 

• Controlled access 
improves safety. 
Big lake residents 
would be the 
main users of this 
route. Traffic 
bypasses 
downtown, less 
safety conflicts 
there with a 
bypass. 

• With bypass, most 
impacts to the BL 
Town Center are 
averted. 

• Option A may 
have potential 
impacts in the 
southern Houston 

area. 

• Option B has no 
impacts to 
Houston since the 
highway ties into 

Johnson Road well 
east of Houston's 
city limits. 

• Unlikely to change 

• Faster response 
times to and from 
SL Town Center. 

5 
• Controlled access 

improves safety. 

• This alternative 
serves the greatest 
population density 
meaning most 
benefit to the 
traveling public. 

• little affect on 
pedestrians or 
bicycles in BlCC 
since development 
occurs along its 
eastern boundary. 

• Unlikely to change 

• Litt le change to 
response times in 
the BLCC. Pot ent ial 
improvement 
elsewhere. 
Connects into 
highest population 
centers. 
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Key findings include: 
• Alternative 3 is likely to have the biggest change on pedestrian and bicycle safety 

because of its proximity to the Bl Town Center. 

• All alternatives are unlikely to change crime. 
• All alternatives increase access and should improve emergency response times. 

Alternative 2 is likely to see the smallest reduction in response time, while Alternative 3 
is likely to result in the biggest reduction in response time. 

4. 9 Displacement 
For each alternative, a 400 foot ROW 6 would be acquired by DOT&PF. While less ROW could be 
acquired for the initial two-lane highway, acquiring enough ROW for the ultimate four-lane 
divided highway is preferred because it ensures the ROW is available when it is needed, and 
helps reduce the possibility of incompatible development occurring. It would also reduce the 
ROW cost in the long-term as land prices typically increase over time. ROW for each alternative 
will need to be acquired from multiple land owners before the project can be built. Figure 
3-4shows a map of land ownership. Table 4-10 summarizes land acquisition by ownership. 

The amount of land acquired from any given parcel is typically not known until the final design 
has been developed. For example, roadway designs often shift to avoid taking property from 
both sides of a roadway, to acquire land from undeveloped parcels, publically owned land, etc. 

Owner Corridor 

2 3 3 Bypass 5 
Option A Option B 

BLCC Total BLCC Total BLCC Total BLCC Total BLCC Total 

Private 242.1 279.7 412.7 456.2 448.8 492.3 413.1 553.9 7.2 588.2 

MSB 209.2 209.2 143.7 143.7 154.5 154.5 181.4 182.0 1.9 21.5 

State gf 23.6 23.6 35.9 35.9 42.2 42.2 23.9 29.1 0.0 S.:l 
Alaska 
Mental Health 327.6 327.6 0.0 0.0 0 0 0.0 0.0 0.0 10.6 
Trust 
Federal 0.0 0.0 0.0 0.0 0 0 0.0 0.0 0.0 0.0 

Oty 0.0 0.0 0.0 0.0 0 0 0.0 0.0 0.0 0.0 

Cooperative 0.0 0.0 1.2 1.2 0 0 0.0 0.0 0.0 2.7 

Public 0.0 0.0 4.6 4.6 35.5 35.5 27.0 27.0 0.0 46.2 
University 
Native 68.2 188.9 31.0 32.1 32.1 32.1 53.3 56.2 0.7 44.0 
Corporation 

Unknown 42.9 56.6 172.6 172.6 90.1 108.1 65.1 83.2 0.3 195.5 

Total 913.5 1,085.6 801.7 846.3 803.2 864.7 763.8 931.4 10.1 914.0 

6 Property will be acquired in accordance with the Federal Uniform Relocation Assistance and Real Property 
Acquisitions Policy Act on 1970, as amended. This would ensure that impacts to property owners are minimized 
and that just compensation of all properties is paid to owners and tenants of the impacts property. 
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Key findings include: 
• Alternative 2 would require the most ROW, while Alternative 3 would require the least. 

• Alternatives 2, 3, 3 Bypass, and 5 would involve acquiring a substantial amount of land 
from private owners. 

• Alternative 2 would acquire substantial amounts of land that is owned by the MSB and 
the Alaska Mental Health Trust. 

• Most of the land needed for Alternative 3 or Alternative 3 Bypass Option A and B is 
within the BLCC. 

• Most of the land {98.9 percent) needed for Alternative 5 is outside the BLCC. 

The land along Alternative 2 Is largely undeveloped and will likely not require many, if any, 

business relocations. This corridor is along the PMRE. If the rail extension creates new 
development, the amount of business relocations is likely to increase. The most likely area for 
business relocations is where the highway connects to the Parks Highway. 

Alternative 3 is likely to have the most business relocations as there are concentrations of 
businesses in the Bl Town Center and along Big lake Road. 

The number of business relocations may be minimized by refining the location of the highway 
and by implementing access management policies that prevent new development from 
occurring along the alternative. 

4.10 Social and Psychological 
Big lake is currently a small community with many of the social features often found in small 

towns. The majority of people living in the community share strong ties, in particular, a 

connection to outdoor recreation and open space. The combination of the community's small 

size and the common bond to the outdoors means people tend to share social values and know 

many of their neighbors. 

Table 4-11 summarizes the potential impacts to the social characteristics ofthe community and 

the community's overall quality of life. 
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Impact Category 

2 
• Relatively little 

impact on 
cohesion; does 
not split 
established 
neighborhoods 

Howwlllthe 
routes affect 
"downtown" Big 
Lake? 

• Least likely to 
encourage 
population 

How will the growth due to 
routes alter the its westerly 
size and social location. 
character of Big 
Lake? 

• Minor. Majority 
of land is vacant 
and 

How will the 
undeveloped. 

routes affect 
Section of road 

residential 
near Papoose 

neighborhoods? 
Lakes would 
separate these 
areas from 
points east. 
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.. •-
Alternative 

3 3 Bypass (A&B) 

• A route through • Avoids splitting BL 
the heart of Town Center. 
downtown would Creates a barrier 
be a substantial with areas east of 
barrier affecting the BL Town 
residential and Center. 
commercial • Easterly version of 
cohesion the bypass avoids 

significant 
positive or 
negative effects 
on the BL Town 
Center's small 
town feel. 

• Location called 
for in the Plan 
would creates 
more of a barrier 
at the eastern 
edge of town. 

• Substantial effects • Avoids the heart 
through the center of the BL Town 
of the BL Town Center, 
Center. encouraging 

• Would physically growth east of 
divide the the community 
community; more but with less 
centered around disruption to 
autos and less downtown 
around character. 
pedestrians. 

• Substantial. A • Similar affects as 
major highway on Alternative 3. 
this alignment Bypass area is 
would divide the currently mostly 
residential vacant and 
neighborhoods undeveloped, 
along this corridor. having less effect 

on 
neighborhoods. 

5 
• Relatively little 

impact within the 
BLCC. 

• Largely outside of 
Big Lake. Less likely 
to lead to growth 
In Big Lake that 
would change its 
character. Likely to 
shift growth east 
of Big Lake 
affecting social 
character and 
growth to the east. 

• Minor effects on 
Big Lake 
neighborhoods. A 
major highway on 
this route would 
impact the 
western and 
southern Knik-
Fairview 
Community 
Council area. 

March 2014 

Lrn\~-1qg 
0~\5 -\4~ 

PLANNING COMMISSION DECEMBER 7, 2015 Page 523



Big Lake Community impact Assessment 

Impact Category Alternative 
2 3 3 Bypass (A&B) s 

• Would alter the • Substantial affect • Easterly version of • Largely avoids 
character of on the BL Town the bypass avoids affects on Big Lake, 
areas north, Center. Would major positive or only impacting Its 
west, and south affect the small negative effects eastern boundary. 
of Big Lake That town feel. on BL Town • Will affect 

How will the are important Substantial effect Center's small connectivity of and 
routes affect for trails and on recreational/ town feel. cohesion between 
quality of life? make a large residential quality Substantial effect Big Lake and Knik-

cont ribution to of life along the on recreational/ Fairview. 
the experience south and east residential quality • Avoids areas of 
and quality of shores of Big Lake of life along the concentrated trail 
life in the near the corridor. south shore of Big use. 
community. Lake. 

Summary of key findings include: 

• Alternatives 2 and 5 are least likely to change the character of the Big lake Town Center. 

• Alternative 3 would work against the community's goal of creating an active, walkable, 
mixed use "main street" environment. 

• Alternative 2 is least likely to encourage population growth. 
• Alternative 3 is most likely to change Big lake's small town feel . 

4.11 Build Out Analysis 
The community of Big lake requested that the CIA be compared to the MSB's 50 year Build Out 
Analysis, prepared for the MSB by demographer Shannon Bingham. The build out analysis 
projects the amount and generalized locations of future development. It assumes a 3.09 
percent annual growth rate and current land use patterns. The build out analysis assumes 
construction of the KAC, which leads to steady expansion of development of the land north of 
the proposed bridge. For Big Lake, the build out analysis shows the population growing from 
3,300 to 15,000 people by 2060. 

The amount of additional population growth in the MSB projected in the build out analysis is 
unaffected by the location of the proposed highway corridor. Rather, the location of population 
growth is affected by the location of the road corridor, as described in other sections of this 
report. Three illustrations of the way the assumptions in the build out analysis are integrated 
with this report are presented below: 

Commercial Development: A primary assumption driving the location of growth in the build out 
analysis is the location of major road intersections. Three of the four highway alternatives 
would create an important commercial node at the intersection of the "new Burma Road" and 
the West Susitna Parkway. Expectations for growth at this location are the same in the build out 
analysis and the assessment in this report. 

Residential Development: As discussed in previous sections, Alternative 2, the westernmost of 
the four corridors, is likely to spur less development along its boundaries than the other options 
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because of physical constraints and its distance from centers of employment, services and 
facilities, and population. More growth is associated with the three more easterly alternatives. 
As noted above, the build out analysis assumes a f ixed amount of residential growth, and the 
effect of the alternative road corridors would be moving that growth to different locations. 

Density of Residential Development: The density of development depends on the water and 
sewer infrastructure serving an area. For example, on-site septic systems typically need one 
acre of land to meet applicable environmental standards. This limits the amount of 
development that can occur. Switching to public water and sewer can allow densities to 
increase substantially. 

Table 4-12 summarizes the population increases that could potentially occur depending on the 
type of infrastructure (septic or public sewer) . 

... . 

Impact Category Alternative 
2 3 3 Bypass {A&B) 5 

2060 BLCC Build Out Population Assuming KAC and New Parks Highway Connection with Septic 
Base Population 15,114 15,114 15,114 15,114 
Route Impact 2,879 4,661 5,741/5,625 6,173 
Total Population 17,993 19,775 20,855/20,739 21,287 

2060 BLCC Build Out Population Assuming KAC and New Parks Highway Connection with Public Sewer 
Base Population 15,114 15,144 15,114 15,114 
Route Impact 5,984 10,439 11,951/11,835 12,815 
Total Population 20,498 25,553 27,065/26,949 27,929 

The key findings are: 

• The further east the alternative is, the more the future population shifts in that 
direction. Alternative 5 has the biggest shift in population while Alternative 2 has the 
smallest . 

• The type of water and sewer infrastructure influences the amount of population 
change. Public water and sewer can support higher population densities than on site 
well and septic systems. 

For additional information about the build out analysis, please see Appendix E. 
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5.0 Alternatives to be Carried forward into Reconnaissance Engineering 
In conclusion, all of the alternatives identified have positive and negative Impacts on the Big 
lake community and the MSB. The CIA demonstrates that Alternative 2 and Alternative 5 had 
the fewest impacts to the Big lake community as these avoid going through the Big lake Town 
Center by severa! miles. However, Alternative 2 is less desirable because, according to the 
traffic forecast, very little traffic will use this alternative. This route mainly serves freight traffic 
going between Port MacKenzie and Fairbanks but it does not provide service to traffic as a 
whole. Traffic will use pther roadways such as Burma/Big lake Road and Knik Goose Bay Road 
creating unacceptable levels on congestion on these routes. Alternative 3 Bypass- Option B has 
similar concerns. While the bypass would keep a highway out of the Town Center, traffic 
forecasting indicates traffic would remain on Big lake Road in the Town Center resulting in high 
traffic volumes and congestion. While Alternative 2 and Alternative 3 Bypass- Option B avoid 
direct impacts to the Big lake Town Center, they would result in negative impacts associated 
with traffic and congestion. Alternative 3 Bypass- Option A and Alternative 5 both avoid a 
highway in the Town Center and change traffic patterns in a way that avoids unacceptable 
levels of congestion in the Town Center thereby reducing impacts to the Big lake community. 
Both of these alternatives were carried forward for additional study in the Big lake Highway 
Reconnaissance Study (see Appendix F). 

Alternative 3 appears to have the most impacts to the Big lake community and Big lake Town 
Center by dividing the community with a controlled access highway. Alternative 3 provides a 
baseline for comparing other alternatives because it was the route proposed by DOT&PF so it 
was also be carried forward for additional study in the Big lake Highway Reconnaissance Study. 

The Highway Reconnaissance Study refined the location and cost estimate of these three 
alternatives. The cost estimates for a four-lane highway range from approximately $572.8 
million for Alternative 3 to $668.5 million for Alternative 3 Bypass- Option A. These costs should 
be considered a reconnaissance level estimate and will need to be refined as work on the 
project advances. One of the most expensive components of the cost estimate is ROW cost. 
Consequently, balancing ROW cost against other costs and impacts is an important 
consideration if the project moves forward. 

The reconnaissance study concluded that additional analysis of ROW impacts and costs of 
maintaining access along existing roadways is needed to further refine estimates of costs and 
impacts. The current alternatives follow existing roadways for much of their length. Many of 
the parcels along each alternative have already been developed increasing the cost of this land 
and making access or purchasing access is an important consideration. Shifting the alternative 
to use more undeveloped land may reduce the ROW cost and reduce some of the impacts 
associated with a new highway. Additional engineering and environmental analysis, and 
coordination with stakeholders is required to balance engineering considerations, cost, and 
community concerns. 
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6.0 Conclusion 
In conclusion, all of the alternatives identified have positive and negative impacts on the Big 
lake community and the MSB. 

The key findings for Alternative 2 are: 

• The area near the New Burma Road/Susitna Parkway intersection Is likely to develop as 
a commercial center 

• land use along Burma Road is likely to change 
• Growth potential in areas adjacent to the alternative is limited from the end of Susltna 

Parkway to just south of Houston due to poorly drained soil . 

• Approximately 912 acres in Big Lake Community Council (and 1,086 acres total) of land 
would be converted to transportation use 

• Most land needed for right of way is owned by the Alaska Mental Health Trust, followed 
by private land, MSB land, and Native corporation land 

• Consistent with Big Lake Comprehensive Plan as most of route designated "conservation 
residential" -low density and/or clustered residential. 

• least likely to divert traffic away from the Big Lake Town Center 

• Traffic on Big lake Road in the Big lake Town Center could be close to 11,500 cars per 
day at Build Out (almost 5,000 more vehicles per day than 2012 traffic level of 6,510) 

• Increased traffic on west side of Big lake Community Council area 
• No anticipated impacts to public facilities such as school, parks, and recreation areas 

• Substantial impacts to the officially recognized trails in the area 

• Least likely to change emergency response times 

• least impacts on community cohesion as it does not split established neighborhoods 

• least likely to encourage population growth that would alter the size and social 
character of the Big lake community 

• Would change the quality of life in the areas to the north, west, and south of Big lake. 
• Would have the lowest population at Build Out 

The key findings for Alternative 3 are: 

• Major changes in land use are anticipated In the Big lake Town Center 
• The intersection of New Burma Road/Susitna Parkway is likely to develop as a 

commercial center 
• Has moderate to high growth potential as most land is considered suitable for 

development 
• Much of the corridor already has road access and existing development. land available 

for development along New Burma Road corridor. 

• Approximately 802 acres In Big Lake Community Council (and 846 acres total) of land 
would be converted to transportation use 

• Most land needed for right of way is owned privately or by the MSB 
• Substantial changes to the Big lake Town Center are anticipated including: 
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o Physically dividing the Town Center into an east and west side which would have 
a substantial impact on community cohesion 

o Substantial pressure to covert the Big Lake Town Center into a commercial strip 
o May result in the core business area being spread out over a wider area 
o Town center may become more highway/auto oriented 
o Greatest increase in traffic volumes on Big lake Road through the Town Center 
o Traffic on Big lake Road in the Big lake Town Center could be close to 21,500 

cars per day at Build Out (substantially greater than the 2012 traffic volume of 
6,510AADT) 

o Highest potential for positive and negative direct employment effects in the 
town center 

o Highest potential for traffic noise to impact noise sensitive land uses In town 
.center 

• Inconsistent with Big Lake Comprehensive Plan 

• Would potentially upgrade several existing roads to a four-lane highway 

• Potential impacts to Fire Station 8-1, library, post office, and Big Lake Elementary 
• Impacts to Fish Creek Park and Jordan Lake Park are anticipated 

• Moderate impacts to the officially recognized trails in the area 

• Potential for safety conflicts in town center between through traffic and local traffic 

• Generally faster emergency response times are anticipated although congestion in the 
Town Center may cause delays during peak periods. 

• Would negatively impact quality of life by having an substantial affect on the small town 
feel and recreational quality along the south and east shores of Big Lake 

• Would have the second lowest change on population at Build Out 

The key findings for Alternative 3 Bypass- Option A and B are: 

• Major changes in land use are anticipated east of the Big Lake Town Center 
• The intersection of New Burma Road/Susitna Parkway is likely to develop as a 

commercial center 
• The land adjacent to both bypasses is considered to have low to moderate growth 

potential. Much of the soils along the bypasses are poorly draining making the land 
relatively costly to develop 

• Some existing development along the corridor but there is also some vacant land that 
can be developed 

• With Option A, approximately 803 acres in Big Lake Community Council (and 865 acres 
total) of land would be converted to transportation use. With Option B, approximately 
764 acres in Big Lake Community Councii (and 931 acres total) of land would be 
converted to transportation use 

• Most of the land needed for right of way is owned privately or the MSB 

• little pressure on Big Lake Town Center to develop as a commercial strip. 
• Consistent with the Big Lake Comprehensive Plan although the plan identified a bypass 

closer to the Town Center {similar to Option A} 
• Minor changes to existing traffic patterns are anticipated 
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• Likely to have moderate impacts to the traffic volume in the Town Center. Option A will 
likely remove more traffic from the Town Center than Option B 

• Traffic on Big lake Road in the Big lake Town Center could be close to 5,300 cars per 
day at Build Out with Option A (slightly less than 2012 traffic volume of 6,510) and 
17,800 with Option B {substantially higher than 2012 traffic volumes). 

• Would potentially upgrade several existing roads to a four-lane highway 

• Would leave the Big lake Town Center physically intact 
• Could pull employment away from Town Center and into adjacent areas 

• little impact to existing public facilities is anticipated 

• Will have a moderate impact on the trail network 
• Emergency response times are likely to be faster 

• Is likely to have less effect on residential neighborhoods 
• Substantial impact on recreational/residential quality of life along Big lake's south shore 

The key findings for Alternative 5 are: 

• Commercial/residential development likely along southern Knik-Goose Bay and Johnson 
Roads 

• Moderate growth potential as approximately 20-30% of land along this route Is poorly 
drained and would be relatively costly to develop 

• Some land along the route is already developed but there is some vacant land available 
for new development 

• Approximately 10 acres within the Big lake Community Council (and 914 acres total) of 
land would be converted to transportation use 

• Most of the land needed for right of way is privately owned 

• little to no pressure on the Big Lake Town Center to develop into an unplanned 
commercial strip 

• Avoids major conflicts with the Big Lake Comprehensive Plan 
• Minor changes to existing traffic patterns anticipated. 

• Minimal effect on traffic volumes in the Town Center 
• Traffic on Big lake Road in the Big lake Town Center could be close to 10,300 cars per 

day at Build Out which is greater than the 2012 traffic volume of 6,510 
• Substantial impact to traffic volumes on South Knik Goose Bay and Johnson Roads. 

• Potential for park and ride service 
• Substantial impact to existing roads possible as the alternative could replace portions of 

the existing Point MacKenzie and Knik-Goose Bay Roads 
• limited impacts to the Big Lake Town Center 

• Some commercial/business development may move from the Town Center to along Knik 
Goose Bay and Johnson Roads 

• No impacts to public facilities within the Big lake Community Council are anticipated 

• Minimal impacts to the trail network 

• little change in emergency response times anticipated 
• less likely to change the size and social character of the Big lake community 
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• Highest change In population at Build Out 

The Big Lake CIA does not select a preferred alternative. The information contained In the CIA 
will help the Big lake residents and policy makers such as the MSB Assembly and DOT&PF make 
Informed decisions as to which alternatives have potential and should be explored further as 
part of future planning efforts such as the Long Range Transportation Plan and the Big Lake 
Comprehensive Plan. Additional analysis and study will help decision makers identify which 
alternative for a future connection between Port MacKenzie and the Parks Highway 
and balances community goals with benefits to the regional transportation system. 
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Appendix A - October 20~._ 5 

Since the completion of the Community Impact Assessment (CIA) in March of 2014, three 
subsequent actions were taken by the Big Lake Community and the Matanuska-Susitna Borough. 

1. The Big Lake Community Council passed Resolution 2014-102 in Support of Route 3A 
on June 10, 2014 

At the conclusion of the CIA, the community council continued to meet and assess each of the 
routes identified in the CIA. In June, 2014 the Big Lake Community Council passed a resolution in 
support of Route 3A, noting the original route proposed by the State of Alaska Department of 
Transportation and Public Facilities was not consistent with the 2009 Big Lake Comprehensive 
Plan. The resolution states the "Big Lake Community Council endorses route 3A as most 
consistent with the Big Lake Comprehensive Plan and the community desires'' . 

Resolution 2014-102 noted it would be prudent to request a project Into the Statewide 
Transportation Improvement Program (STIP) to provide funding for the environmental phase of 
the Big Lake transportation corridor of the Point MacKenzie Road to the Parks Highway 
Connection. 

2. The Matanuska-Susitna Borough Assembly passed Resolution 14-087 to Nominate 
Route 3A to the STIP for the Environmental Phase of the Project on September 2, 
2014. 

The Matanuska-Susitna Borough Assembly passed a resolution acknowledging receipt of the Big 
Lake Community Council Resolution 2014-102, and nominated to the Alaska State Department 
of Public Transportation and Public Facilities' Statewide Transportation Improvement funding 
for the environmental phase (EIS) of the Point MacKenzie Road to Parks Highway Connection. 

3. The Big Lake Community Council voted to support the CIA as the formative document 
for the Point MacKenzie Road to Parks Highway Connection on April14, 2015. 

The Big Lake Community Council (BLCC) passed a motion confirming the BLCC's desire to use the 
CIA as a formative document informing Borough decision makers of the community's wishes 
regarding the "Ports to Park Highway'' through the community. A subsequent request was made 
to the Borough to have the Big Lake Community Impact Assessment and the BLCC Resolution 
Serial No. 2014-102 in support of route 3A included in the Big Lake Comprehensive Plan. 

Route 3A is the community's choice of the road corridor. 
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CODE ORDINANCE Sponsored by : Assembly Member Mayfield 
Introduced: 

MATANOSKA-SOSITNA BOROUGH 
ORDINANCE SERIAL NO. 15- \L\~ 

Public Hearing : 
Action: 

AN ORDINANCE OF THE MATANUSKA-SUSITNA BOROUGH ASSEMBLY APPENDING 
THE BIG LAKE COMPREHENSIVE PLAN MSB 15 . 24.030(B) (10) WITH THE 
BIG LAKE CORRIDOR IMPACT ASSESSMENT, MARCH 2014, AND RECOGNIZING 
ROUTE 3A AS THE SELECTED ROUTE BY THE BIG LAKE COMMUNITY 
COUNCIL. 

BE IT ENACTED: 

Section 1. Classification. Section 2 of this ordinance is 

of a general and permanent nature and shall become a part of the 

Borough Code. ~.l.J. otb.er sections are non-code. 

Section 2. Amendment of paragraph MSB 15.24 . 030(B) (10)is 

hereby amended as follows : 

(10) Big Lake Community Council Area, Comprehensive Plan 

(Ord. 09-060 dated August 4, 2009) _a~s ____ a~p~p_e_n_d_e~d __ o_n ________ ~, __ 2_0_1~5~b~y 

Ordinance 15-

Section 3. Big Lake Corridor Impact Assessment. The 

Matanuska Susitna Borough Assembly recognizes that the Big Lake 

Community Council has selected Route 3A as the Big Lake 

Community Council's preferred alternative for the Port t o Parks 

road corridor by appending the entire Corridor Impact Assessment 

to the Big Lake comprehensive Plan , with that recognition. 
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Section 4 . Effective date . This ordinance shall take effect 

upon adoption . 

ADOPTED by the Matanuska-Susitna Borough Assembly this 

day of ------------------ , 2015 . 

LARRY DeVILBISS, Borough Mayor 

ATTEST: 

LONNIE R. McKECHNIE, CMC, Borough Clerk 

(SEAL) 
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MATANUSKA-SUSITNA BOROUGH 
Community Development Department 

Land and Resources Management Division 
350 East Dahlia Avenue • Palmer, AK 99645 
Phone (907) 861-7869 • Fax (907) 861-9635 

Email: lmb@matsugov.us 

LAND AND RESOURCES MANAGEMENT DIVISION STAFF REPORT 

Request: 

Location: 

Public Hearing: 

Planning Commission Action: 

Reviewed By: 

Staff: 

Staff Recommendation: 

EXECUTIVE SUMMARY 

Planning Commission Resolution 15-39 

Assembly Ordinance 15-039 introduced on 3/17/2015 and 
referred to the Agriculture Advisory Board and Planning 
Commission on 5/27/15 

All Matanuska-Susitna Borough agriculture restricted 
property. 

December 7, 2015 

The planning commission shall conduct a public hearing 
and render a recommendation to the Borough Assembly on 
a moratorium on the acceptance and processing of 
applications to dispose of fee simple interest on preciously 
disposed agricultural prope1ty. 

Eric Phillips, Community Development Manager ~ 

Glenda Smith, SR/W A (S' 
Recommend moratorium 

The Borough has previously disposed of agricultural property under Title 15, Title 13, and Title 
23. The sales have disposed of different property rights and imposed covenants, conditions, and 
restrictions that are different under each Title. 

The borough has previously accepted applications with regard to the disposal of development 
rights ::S 5 acres in size for the purpose of placement of a home site and a combination of the Ag 
rights and development rights. The combination of property rights convey fee simple title to 
allow agricultural owners to obtain loans for such needs as building a house or improvements to 
the farm. Applications to purchase retained rights have been submitted in recent years to allow 
conversion of the classification. There are no clear policies for this type of application, all such 
applications to date have been denied; however, the Assembly has proposed a moratorium on 
accepting applications while the Agriculture Advisory Board reviews potential policies for use 
by the Assembly. 
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REVIEW OF APPLICABLE CRITERIA 

PUBLIC NOTIFICATION 
Ordinance Serial No. 15-039 was originally sponsored by Assemblymember .Sykes and was 
public noticed on the website and in the newspaper associated with introduction and the public 
hearing at the Assembly meeting. The Agriculture Advisory Board (AAB) resolution 15-02 was 
public noticed in correlation with the AAB meeting. Members of the public were present and 
spoke at the Agriculture Advisory Board meeting on October 14. 

DISCUSSION 

As with other land uses, without zoning or agricultural districts, the surrounding land use is 
mixed and many agricultural parcels would be useful for material extraction or residential use. 
However, only 5% of Alaska residents $2 billion food budget being is satisfied with borough 
products compared to borough focus is agricultural use first on appropriate properties. This has 
presented a challenge particularly in areas where parcels were sold with a mixed use, i.e. 
approximately half of the acreage as a material site and approximately half as agricultural rights. 

Borough comprehensive plans do not guide agricultural property use. 

Existing Agricultural Sale Programs: 
Title 15 was the first program under which the borough sold land with an agricultural 
classification. The properties were appraised twice, once for an unencumbered fair market value 
and once for a fair market value based on a deed restriction for agricultural use only. The deed 
restriction follows the land in perpetuity. Large parcels were sold with the thought that large 
acreage, 2: 300 acres, was necessary for a successful farm. These farm units were later 
subdivided into property no less than 40 acres in size and the sales that occurred were not always 
of land suitable for field crops. Subsequent sales also did not always state the property had a 
perpetual deed restriction for Ag use only. 

Title 13 was the second program under which the borough sold land with an agricultural 
classification. The most borough agriculture property sold was under Title 13. Title 13 sales 
were patterned after state Ag sales programs and the plan at the time was to provide 
agriculturally classified land with a price that would appeal equally to beginning farmers and 
farmers with more experience by selling only the agricultural rights 

"Ag rights." Title 13 provided for Agricultural Land Sales, but MSB 13.30.120 (B) required that 
the sales "shall not be sold, or granted except for agricultural use". This was accomplished, in 
part, by the use of the term "Agricultural Rights " as the interest conveyed to the farm unit buyer. 
Agricultural rights were determined to be 1 0% of the "bundle of sticks" of ownership and the 
agricultural rights were sold for 1 0% of the fair market value. The borough retained the other 
90% of the "bundle of sticks" or the "development rights" as the borough titled them. Title 13 
also established that other steps had to occur to obtain a "fee simple" title to a 5-acre home site 
by this provision in MSB 13 .30.120( G)(3) " The Assembly may grant a release from the terms of 
the sale an amount of land sufficient for a farm residence and/or farm related facilities, provided 
that the land is situated so as to conform to all planning, platting, subdivision and other 
regulations of the Borough. Such land shall then be sold and granted to the purchaser in fee 
simple at current full and true value for cash paid at the time of sale. " 
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The MSB retained (by not conveying) the "Development Rights " defined in Title 13 as "the 
rights to subdivide or use the swface of the land for residential, commercial, or industrial uses 
which are not a part of the farming ente1prise conducted on the land. ". 

Several farm unit owners were allowed to subdivide and purchase the fee simple 5-acres; 
however, there was no restriction on ownership, i.e. the Assembly did not require the farm unit 
remain intact. Thus, the farm unit owner could have originally purchased an 80-acre farm unit, 
subdivided a 5-acre home site and purchased the fee simple property rights, retained ownership 
of the 5-acre fee simple parcel, and so ld the Ag rights only property to a qualified applicant with 
the approval of the manager. Some Ag rights only properties were transferred without borough 
approval and this has created difficulty with several Ag rights only properties where the 
purchaser was interested in a non-Ag use and applications have been made to remove the Ag 
covenants. Some information at the borough has stated that would require Assembly approval 
and the payment of the fair market value of the development rights. That, however, is not what 
the Assembly actually said in MSB 13.30. 120(0)(3); stating such land as required for a farm 
residence and farm-related facilities would be sold and granted to the purchaser in fee simple "at 
current full and true value for cash paid at the time of sale." 

Title 23 agricultural property sales have been conveyed fee simple with covenants, conditions, 
and restrictions that the property be used for agricultural purposes in perpetuity 
Resolution 15-02, "A resolution of the Matanuska Susitna Borough Agricultural Advisory Board 
recommending the Assembly place a moratorium on the acceptance and processing of 
applications to dispose of fee simple interests of previously disposed borough agricultural 
property" passed with no obj ection. 

Food Security, Availability, and the Economy: Only an estimated 5- I 0% of Alaska's food 
is from in-state agriculture, although as recently as 1955, 55% of food consumed in-state was 
grown in Alaska. (http://redoubtreporter.wordpress.com/2012/10/24/homegrown­
revolution-gardeners-expand-to-tackle-alaskas-food-insecurityO 

Additionally, meals for a family of four can cost 2.5 times more in Alaska than in Portland, 
Oregon, and anecdotal evidence indicates that some food prices can reach 600-1000% the cost in 
the Lower 48. (K. T. Stevenson, H. B. Rader, L. Alessa, A. D. Kliskey, A. Pantoja, M. Clark, 
and J. Smeenk, "Sustainable Agriculture for Alaska and the Circumpolar North: Part II. 
Environmental, Geophysical, Biologial and Socioeconomic Challenges," Arctic 67, no. 3: 296-
319.) 

Additionally, when Alaska is in the rollercoaster grip of oil and gas decline, it is difficult not to 
look at the economic potential in agriculture. The food industry is a significant part of the 
economy, generating more than $5 billion in sales each year. In fact, the combined sectors of 
food manufacturing, grocery stores, and dining employ 12 times more people than the oil and gas 
sector, and supply more than twice the payroll. Although Alaska doesn't currentl y own many 
major titles in agricultural production for human consumption (it has the smallest agricultural 
industry despite being the largest state in the Union), it does best the rest of the United States in 
terms of the percentage of fann cash receipts that are sold directly from farmers to consumers 
(i.e., 3 .8%, or 13 times the national average). 
(https://akfoodpolicycouncil.files. wordpress.com/20 13/07/14-09-17 building-food-securitv­
in-ak ken-meter lr.pdf) 
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The Agriculture Advisory Board will be analyzing borough code, Land and Resource 
Management Division policies and procedures for agriculture sales and leases, and will provide 
recommendations to the Assembly for improved agriculture programs in the Borough, local food 
availability, food security, and economically beneficial industry through fresh agricultural and 
value-added products. 

STAFF RECOMMENDATIONS 
Staff recommends a moratorium on the acceptance and processing of applications to dispose of 
fee simple interest on preciously disposed agricultural property and recommends the Planning 
Commission forward that recommendation to the Borough Assembly. 
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DOCUMENT TRACKING REPORT 

IM 15-073 
OR 15-039 

DOCUMENT An Ordinance Placing A Moratorium On The Acceptance And 
Processing Of Applications To Dispose Of Fee Simple Interests Of Previously Disposed 
Agricultural Property. (Sponsored by Assemblymember Sykes) 

DATE STATUS 

6-r=t--t 

-'-Jr-7-rs 
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~TANUSKA-SUSITNA BOROUGH INFORMATION MEMORANDUM IM No . 15-073 

SUBJECT: AN ORDINANCE OF THE MATANUSKA-SUS:TNA BOROUGH ASSEMBLY 
PLACING A MORATORIUM ON THE ACCEPTANCE AND PROCESSING OF 
APPLICATJ:ONS TO o:::SPOSE OF FEE SIMPLE INTERESTS OF PREVIOUSLY 
DISPOSED BOROUGH AGRICULTURAL PROPERTY 

AGENDA OF: March 17 1 2015 
ASSEMBLY ACTION: 

~AGER RECOMMENDATION: I~troduce and set 

APPROVED BY JOBN MOOSEY 1 BOROUGH MANAGER: 

Route To: De artrner.t/Individual 

Oriainator 

Communlty Development 
Dir:ector 

Bo:rou h Atto:rne 

Bo:rou h Clerk 

ATTACHMENT(S): Fiscal Note: NO X YES \ 
Ordinance Serial No. 1 5-~ (.:3pp) 

SUMMARY STATEMENT: The purpose of this ordinance is to 
pLovidr: -che ad hoc agricultural adv .i.so.cy cornmi ttee sufficient 
time to consider _instituting an Agricu::.ture Advisory Board, and 
for such Board to work towards a recOimnendatior_ to p:rovide the 
Assembly guidance on Borough p.:::-ocesses !"e:at :ng to agricultural 
property, before the Assembly considers add.i. t Lor.a .'l ap!)lications 
to dispose of any remaining interest i. t has .Ln propert ies for 
which the agricul~ural rights have already been disposed. 

The ordinance itsel f is s.Lmply des i qr.ed to stop the Borough from 
process i r.q ar:y app::..ica.tiun!:) for the release of 'the 3o:-ough' s 
rights o~ the disposal of :.ts developme.:tt :r. ights and fee 
interest ~~ previously disposed agricul~ura: propert tAR unti::.. 
March 10, 2016. That should pr ovide the 80~ough sufficie~t time 
to put a policy in place that the Assemb2.y can consider in 
evaluating a proposal after the Mdrc~ 10 1 2016 dar.e. 

RECOMMENDATION OF AOMINISTRA~ION: 

requests approval. 
Administ ra~~on respectfully 

IM No. 15-073 
Ordinance Serial No. 15-Q~ 
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PENDING MOTION: Asscmblymember Halter moved to refer this ordinant:e to the Agricultural 
Advisory Board and the Planning Commission for 120 days. 

NON-CODE ORDINANCE Sponsored By: Assemblyrnember Sykes 
I nt.roduced: 

Public Hearing: 
Adopted: 

MATANUSKA-SUSITNA BOROUGH 
ORDINANCE SERIAL NO . 15-039 

AN ORDINANCE OF THE MATANUSKA-SUSITNA BOROUGH ASSEMBLY PLACING A 
MORATORIUM ON THE ACCEPTANCE AND PROCESSING OF APPI,ICATIONS TO 
DISPOSE OF FEE SIMPLE INTERESTS OF PREVIOUSLY DISPOSED BOROUGH 
AGRI CULTURAl. PROl?ERTY 

WHEREAS, MSB Titles 15, 13, and 23 have governed the 

disposals of Borough-owned real property or any interests in real 

property by the Borough over time; 

WHEREAS, one of these titles govern the disposal of the 

Borough's remaining property interests in those pi·operties where 

the agricultural rights have already been disposed of at lower 

than the fair market value, and the remaining rights are retained 

in Borough ownership; 

WHEREAS, the Assembly currently acts upon a n application 

from the agricultural rights owner for such disposal without a 

policy; 

WHEREAS, it appears there is a heightened interest from the 

public requesting t he Borough to release al l of its rights and/ 

or dispose of the development rights and provide clear fee simple 

interests of its agriculture land; 

WHEREAS, on September 2, 2014 the Assembly passed IM No. 15-

019 establishing an ad hoc agricultural advisory committc~e to 

analyze whether or not the Boroughs should institute an 

- - ·- --------· -- -------------,... 
l'a;g~ l of 3 Ordi nance Serial No. 1 5-0 39 

IM No. 1 5-073 
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Agri cultural Advisory Board to consider issues relating to the 

disposal of Borough agricultural land, among other issues; and 

WHEREAS, the ad hoc agricultural advisory committee is still 

working toward a recommendation to the Assembly; 

BE IT ENACTED : 

Section 1. ~lassification. This Ordinance is a non- code 

ordinance. 

Section 2 . Moratorium. Notwithstanding any other provisions 

of Borough code , the Matanuska-Susitna Borough Assembly 

institutes a moratorium on the Borough accepting and processing 

new applications under Title 15 , 13 or 23 received after March 

10, 2015 for the release of the Borough's rights and/or the 

disposal of the development rights owned by the Borough in 

previously dispose d agricultural properties until March 10, 2016. 

Section 3. Effective Dat~. This ordinance shall t ake 

e f fect upon adoption. 

ADOPTE:D by the Matanuska-Susitna Borough As sembly this 

day o f 

Pan-a 2 of 3 

-----------' 201 5 . 

Qj;d.i.n.?..nc<! S:n:ial No. 15-039 
IM No. 15-073 
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LARRY DeVILBISS, Borough Mayor 

ATTEST: 

LONNIE R. McKECHNIE, CMC, Borough Clerk 

(SEAL) 

Or-lloanc·:~ Serial No. 1 5 - 039 
IM No. i ~-073 
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MATANUSKA-SUSITNA BOROUGH 
AGRICULTURAL ADVISORY BOARD 

RESOLUTION NO iS-02 

A RESOLUTION OF THE MATANUSKA-SUSITNA BOROUGH AGRICULTURAL 
ADVISORY BOARD RECOMMENDING ASSEMBLY PLACE A MORATORIUM ON THE 
ACCEPTANCE AND PROCESSING OF APPLICATIONS TO DISPOSE OF FEE 
SIMPLE INTERESTS OF PREVIOUSLY DISPOSED BOROUGH AGRICULTURAL 
PROPERTY. 

WHEREAS, the purpose of the agricultural board is to 

provide advice to the assembly and manager on agricultural 

issues ; and 

WHEREAS, Matanuska-Susi tna Borough titles 15, 13, and 23 

have governed the disposals of Borough-owned real property or 

any interests in real property by the Borough over time; and 

WHEREAS, these titles govern the disposal of the Borough's 

remaining property interest in those properties where the 

agricultural rights have already been disposed of at lower than 

the fair market value, and the remaining rights are retained in 

Borough ownership; and 

WHEREAS, the Assembly currently acts upon an application 

from the agricultural rights owner for such disposal without a 

policy; and 

WHEREAS, it appears there is a heightened interest from the 

public requesting the Borough to sell all of its rights and/or 

dispose of the development rights and provide clear fee simple 

interests of its agriculture land; and 

AAB Reso 15-02 
Page 1 of 2 

10/14/15 
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WHEREAS, the Assembly requests the Agricultural Advisory 

Board to work towards a recommendation to provide the Assembly 

guidance on Borough processes relating to agricultural property 

before the Assembly considers additional applications to dispose 

of any remaining interest it has in properties for which the 

agricultural rights have already been disposed. 

NOW, THEREFORE, BE IT RESOLVED, that the Matanuska-Susitna 

Borough Real Agricultural Advisory Board recommends the 

Matanuska-Susitna Borough Assembly place a moratorium on the 

acceptance and processing of applications to dispose of 

development rights of previously disposed borough agricultural 

rights only property. 

ADOPTED by the Matanuska-Susitna Borough Agricultural 

Advisory Boatd this 14th day of October 2015 . 

1NOrman Hafris, 'chairman 

ATTEST: 

Elizabeth Weiant, 
Department Administrative Specialist 

AAB Reso 15-02 
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MATANUSKA-SUSITNA BOROUGH 
DIRECTORY OF ORGANIZATIONS 

AIJt:Uitura Advisory Biard 

jvacancy ._ _ _ _....J [] loard Polltbl jAGAB (01) Palmer Soil/Water Conservation District 

C~-.yRBprauatiJJ ...____ _ _ __ ____. M lllr1101 C I Tarm I I to j1213112o15 j 

.----------------. TnaofTn CJ '------ ____J 

HODII 
'------ ----' 

Cell E-mal 
'-------~ ~---~ .__ ________________ _____J 

!Zobel II .__D_ick __ _,l [] Boar• PoaltDI jAGAB (02} Wasilla Soil/Water Conservation District 

CD1111811Y.._.ntlna ....__ ____ __. Manor Tit~ [ ____ =-:J Tn 1 9/15/20151 to "[]c:-2,,-31-:::,2-::-:o1-:-lsl 

lr-P-O-Bo_x_8_72_6_83 _ ____ ______ __ _,1 TYIII of Tann CIJ !Partial I 

!wasilla I~ j99687 I 
H• j(907) 376-5640 I WOrk 1<907) 376-5640 I C8l '----..-J E"'IIBI jspuds1 @mtaonline.net 

jMarsh II Kenneth I D Board Pollllol jAGAB (03) Upper Susitna Soil/Water Conservation Distri I 

l:ompaay lbllrBDtlll L-c= _ ___ _____JI Mlllllllr 1D '------....1 Tann I s/18/20151 to j1213112o11j 

jPO Box 13011 I TYIII of IBMO CIJ j'--Fu'--11 _ _ _ __, 

.__IT_ra:....:.pp_er_C_re_ek _ _____.jl ~~ '--99_6_83 ___ __,1 
1111111 j(907} 733-2557 I Wlft ._I ____ ::=J Cd j(907) 841-1162 I E-11111111 jTrappercreekmuseum@yahoo.com 

!VanderWeele I ._jJe_n_;_ny _ _ ~l [] Board .Polltill jAGAB (04) Alaska Farm Bureau - Mat-Su Chapter 

Co any Rr4JrUIIItQI I ~ Mil I Tarm j1o120J2o1sl to 112131/20151 

IPO Box258 Typo of Tarm CIJ '--IPa_rt_ial ___ ___, 

!Palmer I~ .__j99_6_45 _ __ __, 

Ho• j{907) 745-1508 I Work j{907) 864-5408 I Gal'--- - --' E-md l ~bs@mtaonline.net 

.__IH.:....arr_is _ ___ ..-JI'-INo..:....rm_ a_n _ ___JI [[] !OII'd Polltbl jAGAB (05) Palmer Center for Sustainable Living 

CoQI&IIYRB•raiBIIIIng .____ _ ___ _, ManDrill~ '------ - __.-J Tarm 1 8/18/20151 to ,.I1...,....2J-31-,..,,2-o1...,.,sl 

=IP-:::-O-:::-Bo-x-=-3..,...,97=-a--- ---------,1 Typaof Tn CI]I.__Pa_rt_la_l ___ _, 

!Palmer 1~1._99_645 ____ __,1 

Ho• j(907) 745-8468 ] Work[@!) 746-9475 I CHIC.__ ___ __., E-m1U jnrharris@alaska.edu . ___ _ ] 
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MATANUSKA-SUSITNA BOROUGH 
DIRECTORY OF ORGANIZATIONS 

Agrleultn AdVIsory Bo .. d 

[vacancy j ,_ __ _,0 Board POIIUDD [AGAB {06) Knowledge and/or Experience Production of 

COIIIPDY_._diU .___ _ _ __ __J MaiDBr 1101 r .. m 1 1 to J12!31/2017J 

,-----------_____, Tnaof r .. m CJ'------._J 

1111111 .__I _ __ __,I Wn I.__ _ _ _ __JI Cd.___ _ _ ----l E-mail ._____ _ ___ _ _ _ _ _, 

1'--H_ec_im_o_vic_h _ _ _,jjDerylee "Lee" I D BM Position JAGAB (07} Knowledge and/or Experience Livestock, Alt 

C81PIIYRrG'8111111JJ L r---- - :J--, Mllldlarlltla c=. I THrill I 8/18/20@ to 112/31/2015[ 

[PO Box 488 I Typa Of Tin [I] 1'--Pa_rt_ia_l _ __ ___. 

J~P~al_m~er ______ ~l~~~9~~---~~ 

IOIIIJ j(907} 745-8009 I Wilt [(907) 745-3360 J Cei'-J ---==- -' E-11111 ~movich@alaska.edu 

(Brainard I '-[D_on_al_d _ __,I![] loard POIIIIDD [AGAB (08) Knowledge and/or Experience in Field Crops I 
Cllnpa11y --- ..___ _ _ _ _ _. Mamlllr 1101 ._____ ___ __, Tann 1 9t1t2o1sJ to J12131t2o16l 

..-(P_O_Bo __ x -11_83 ____ ___ ___ ---.1 lYIIIDflann [IJ.__(P_art_ia_l _ __ ____, 

'-'jw_lll_ow _ ___ _,l~.__[99_6_aa ______ ~l 

lblll j(907}495-5462 I WOJt .__I ----~~ Gal._ ___ __, E-1011 Jbrainard@mtaonline.net 

[Skinner I ~--------'1 D BM Position JAGAB (09) Knowledge and/or Experience in Floriculture, I 

1:11QanyRapr88111Uq .___ _ _ __ __, Manillrlrt• [-- ~ Tarm I 8119t2I@I to [ 12131120171 

..--[H-ca-9--=B,_o-x -17-ao _ ____________ ___,l TY,I of Torm [I] [.__Fu'-11 ______ __, 

.__lw_ill_ow ___ ___.l~l.__99_68_B ____ __.I 
lblll j(907} 495-1186 I Work ,_ ___ _ __, Clll '-- ----' E-mal fonthego88bc@gmail.com 

!Peltier I '-JKc_n _ _ __,l ![] l!!oml POiitmn (/\GAB (10) Knowledge and/or Experience Ag Econ Dcv, I 

••DYIIaii....UOI ._____ ________ Mam111rm1a ._____ _ __ _, Tarm 1 8t18/2o1sl tn j12t31t2015I 

.-,P...,....O_B_ox__,2--,-43_3 _ _ ______ _____ -----, type of Tarm [IJ I.__Pa_rt_la_l -----' 

'-(Pa_lm_e_r _ ___ __,l~ j'--99_645 _ ____ __, 

H• ._ ___ __, Wilt ROOJIT44=023i[] Gal .___ _ _ _ __, E•l lalasken@kw.com 
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MAT ANUSKA-SUSITNA BOROUGH 
DIRECTORY OF ORGANIZATIONS 

Board ExpnDI• 

I '-Jo_h_ns_o_n ___ __,))Erik "Moe" I D lm PositDI )AGAB {11) At-Large Member 

Co•anvllalns.U•a [ ____ ~ _ _J Mldarmra '-----~ TII'm [8118/2015)10 ) 12131 /2016) 

)1190 sLower Rd I IYP of 111'111 [TI 1'--Pa_rt.....:.ia_l _ _ _ _.J 

'--)Pa_lm_e_r _ _ _ ~)~'--199_6_~ ______ ~) 

Ro• 1(907) 841-2796 I Work )(907) 761 -3863 I 1:81 ,___ _ __ __, E-8111 )erik.johnson@alaska.gov 

)VanderWeele II '-B_rad_e_n -----') D IM PDIItDI )AGAB (12) Non-Voting Youth Intern 

ContaDJRap....UOa [ ___ __.JI MllmlllrTitra c= 1 Tam )1o12012o1s ) to ) 12/31/2017) 

)~P=O=Bo=x=2=58=====;-;:==~=========~l TYPI Of Tam c::IJ )._Fu_n _ __ __. 

'-)P_al_me_r _ _ _ ~)~'-199_6_~----~' 

i"'"- - . , '.• ... • .. 

1111(11 •IIIII Cllblt Community Development Department Bs1-7869 I . .. . . . . .... .... -·-· . ·- . . . . . 

TBD 

TBD 
. ··, . ----·. 

·· ----· . . - · --· - - . . -· ... ----- ·- - - ··-·-- · ·· 
Board established OR 15-050; IM 15-088. All matters pertaining to the Agriculture Advisory Board, 
unless otherwise specified shall be governed by MSB 4.05. Seven members shall constitute a 
quorum. 

Wednesday, October 21, 2015 Page 3of3 

PLANNING COMMISSION DECEMBER 7, 2015 Page 553



A 

By: 
Introduced: 

Public Hearing: 
Action: 

Glenda Smith 
November 2, 2015 
December 7, 2015 

MATANUSKA-SUSITNA BOROUGH 
PLANNING COMMISSION RESOLUTION NO. 15-39 

RESOLUTION OF THE MATANUSKA-SUSITNA BOROUGH PLANNING 
COMMISSION RECOMMENDING THE ASSEMBLY PLACE A MORATORIUM ON THE 
ACCEPTANCE AND PROCESSING OF APPLICATIONS TO DISPOSE OF FEE 
SIMPLE INTERESTS OF PREVIOUSLY DISPOSED BOROUGH AGRICULTURAL 
PROPERTY. 

WHEREAS, the purpose of the agricultural board is to 

provide advice to the assembly and manager on agricultural 

issues; and 

WHEREAS, Matanuska-susitna Borough titles 15, 13, and 23 

have governed the disposals of Borough-owned real property or 

any interests in real property by the Borough over time; and 

WHEREAS, these ti t les govern the disposal of t he Borough's 

remaining property interest in those properties where the 

agricultural rights have already been disposed of at lower than 

the fairmarket valute, and the remaining rights are retained in 

Borough ownership; and 

WHEREAS, the Assembly currently acts upon an application 

from the agricultural rights owner for such disposal without a 

policy; and 

WHEREAS, it appears there is a heightened interest from the 

public requesting the Borough to sell all of its rights and/ or 

Planning Commission Resolution 15 - 39 
Adopted: 
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dispose of the development rights and provide clear fee simple 

interests of its agriculture land; and 

WHEREAS, on October 14, 2015, the Agricultural Advisory 

Board adopted Resolution 15-02 recommending a moratorium on the 

acceptance and processing of applications to dispose of fee 

simple interests of previously disposed borough agricultural 

property; and 

WHEREAS, the Planning Commission conducted a public hearing 

on December 7, 2015, and heard public testimony on the proposed 

moratorium on the acceptance and processing of applications to 

dispose of development rights of previously disposed borough 

agricultural rights only property. 

NOW, THEREFORE, BE IT RESOLVED, that the Matanuska-Susitna 

Borough Planning Commission recommends the Matanuska-Susitna 

Borough Assembly place a moratorium on the acceptance and 

processing of applications to dispose of development rights of 

previously disposed borough agricultural rights only prope rty. 

I 

I 

I 

I 

I 

I 

I 
Plam1ing Commission Resolution 15-39 

Adopted: 
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ADOPTED by the Matanuska-Susitna Borough 

Commission this day of ___ , 2015 . 

JOHN KLAPPERICH, Chair 

ATTEST 

MARY BRODIGAN, Planning Clerk 

(SEAL) 

YES: 

NO: 

Planning Commission Resolution 15-39 
Adopte d: 

Planning 
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MATANUSKA-SUSITNA BOROUGH PLANNING COMMISSION 

Regular Meeting Schedule for 2016 

Planning Commission Regular Meetings 

Planning Commission Agenda Items Due 

Meeting Date Cut-Off Date 5 P.M. 

Monday, January 04, 2016 Monday, December 14, 2015* 

Monday, January 18, 2016 Monday, January 04, 2016 
Monday, February 01, 2016 Monday, January 18, 2016 
Monday, March 07, 2016 Monday, February 22, 2016 
Monday, March 21, 2016 Monday, March 07, 2016 
Monday, April 04, 2016 Monday, March 21, 2016 
Monday, April 18, 2016 Monday, April 04, 2016 
Monday, May 02, 2016 Monday, April 18, 2016 
Monday, May 16, 2016 Monday, May 02, 2016 
Monday, June 06, 2016 Monday, May 23, 2016 
Monday, June 20, 2016 Monday, June 06, 2016 
Monday, July 18, 2016 Monday, June 27, 2016** 

Monday, August 01, 2016 Monday, July 18, 2016 
Monday, August 15, 2016 Monday, August 01, 2016 
Monday, September 19, 2016 Friday, September 2, 2016*** 

Monday, October 03, 2016 Monday, September 19, 2016 
Monday, October 17, 2016 Monday, October 03, 2016 
Monday, November 07, 2016 Monday, October 24, 2016 
Monday, December 05, 2016 Monday, November 14, 2016**** 

Monday, December 19, 2016 Monday, December 05, 2016 
Monday, January 16, 2017 Friday, December 30, 2016***** 

*Due to Christmas Holiday 2015 

**Due to Independence Day Holiday (7 /4/16} 

***Due to Labor Day Holiday (9/5/2016} 

****Due to Thanksgiving 2016 

*****Due to New Years 2017 

Joint Assembly/Planning Commission Meetings 

"ssembly/Pianning Commission Finance 
Meeting Date Cut-Off Date 5 P.M. 

Tuesday, March 22, 2016 Wednesday, March 09, 2016 
Tuesday, October 25, 2016 Wednesday, October 12, 2016 

Packet Items Due 

Cut-Off Date 5 P.M. 

VVednesday,December16,2015* 

Wednesday, January 06, 2016 
Wednesday, January 20, 2016 
Wednesday, February 24, 2016 
Wednesday, March 09, 2016 
Wednesday, March 23, 2016 
Wednesday, April 06, 2016 
Wednesday, April 20, 2016 
Wednesday, May 04, 2016 
Wednesday, May 25, 2016 
Wednesday, June 08, 2016 
Wednesday, June 29, 2016** 

Wednesday, July 20, 2016 
Wednesday, August 03, 2016 
Wednesday, September 07, 2016 

Wednesday, September 21, 2016 
Wednesday, October 05, 2016 
Wednesday, October 26, 2016 
Wednesday, November 16, 2016**** 

Wednesday, December 07, 2016 

VVednesday, January 4, 2017***** 

Agenda 

Cut-Off Date 5 P.M. 

Friday, March 11, 2016 
Friday, October 14, 2016 
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Please see 
“Introduction for Public 

Hearing - Planning 
Commission Resolution 

15-30” for the New 
Business Agenda Item, 
page 183 through 288. 
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MATANUSKA-SUSITNA BOROUGH 
Planning and Land Use Department 
350 East Dahlia Avenue  Palmer, AK  99645 
Phone (907) 861-7833  Fax (907) 861-7876 

Email: planning@matsugov.us 
 

 

 
MEMORANDUM 
 
DATE:  November 20, 2015 

TO:  Planning Commissioners 

FROM: Eileen Probasco, Director of Planning and Land Use 

SUBJECT: Items tentatively scheduled for future PC Meetings or Administrative Actions and 
Updates on PC items sent to the Assembly 

 
 
December 21, 2015 (MSB Assembly Chambers) 
 
Introduction for Public Hearing Quasi-Judicial 

 (None) 
 
Introduction for Public Hearing Legislative 

 (None) 
 
Agency/Staff Reports 

 (None) 
 
Land Use Classifications 

 (None) 
 
Public Hearing Quasi-Judicial 

 (None) 
 
Public Hearing Legislative 

• Resolution 15-42, A resolution recommending Assembly adoption of the Seldon 
Road Extension Corridor Access Management Plan: (Staff: Mike Campfield) 

• Resolution 15-30, A resolution adopting an update to the Planning Commission 
Policies and Procedures Manual. Public Hearing: (Staff: Lauren Driscoll) 

 
Unfinished Business 

 (None) 
 
New Business 

 (None) 
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Commission Business 
 (None) 

 
January 4, 2016 (MSB Assembly Chambers) 
 
Introduction for Public Hearing Quasi-Judicial 

• Resolution 16-02, A request for a variance to allow an existing single-family 
residence to remain set back 14.6 feet from a section line easement on the west 
side of the lot. The structure is located on Block 2, lot 9, End Of The Rainbow 
Subdivision; 420 S. Robin Circle; within Township 17 North, Range 2 West, 
Section 9, Seward Meridian. (Applicant: Neal and Brenda Bullock, Staff: Susan 
Lee) 

 
Introduction for Public Hearing Legislative 

• Resolution 16-01, A resolution recommending Assembly approval of an 
Ordinance amending MSB 17.60, to include permit requirements and standards 
for marijuana related facilities. (Staff: Mark Whisenhunt) 

 
Agency/Staff Reports 

 (None) 
 
Land Use Classifications 

 (None) 
 
Public Hearing Quasi-Judicial 

 (None) 
 
Public Hearing Legislative 

 (None) 
 
Unfinished Business 

 (None) 
 
New Business 

 (None) 
 
Commission Business 

• Planning Commission Election of Chair and Vice Chair 
 

January 18, 2016 (MSB Assembly Chambers) 
 
Introduction for Public Hearing Quasi-Judicial 

 (None) 
 
Introduction for Public Hearing Legislative 

 (None) 
 
Agency/Staff Reports 

 (None) 
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Land Use Classifications 

 (None) 
 
Public Hearing Quasi-Judicial 

• Resolution 16-02, A request for a variance to allow an existing single-family 
residence to remain set back 14.6 feet from a section line easement on the west 
side of the lot. The structure is located on Block 2, lot 9, End Of The Rainbow 
Subdivision; 420 S. Robin Circle; within Township 17 North, Range 2 West, 
Section 9, Seward Meridian. (Applicant: Neal and Brenda Bullock, Staff: Susan 
Lee) 

 
Public Hearing Legislative 

• Resolution 16-01, A resolution recommending Assembly approval of an 
Ordinance amending MSB 17.60, to include permit requirements and standards 
for marijuana related facilities. (Staff: Mark Whisenhunt) 

 
Unfinished Business 

 (None) 
 
New Business 

 (None) 
 
Commission Business 

 (None) 
Upcoming PC Actions 
 
Quasi-Judicial 

• Victor Damyan junkyard CUP, 17N02W27B006. (Staff: Susan Lee) 
• Rocky Lake Setback Variance. (Applicant: Michael Solmonson, Staff: Mark 

Whisenhunt) 
• Earth Materials Extraction CUP, 18N02W27D009. (Applicant: T&J Gravel, Staff: 

Susan Lee) 
• Todd Basilone, Talkeetna SpUD CUP. (Staff: Susan Lee) 

 
Legislative 

• Sign Ordinance: adopting 17.53 Sign Standards (Staff: Alex Strawn) 
• Denali State Park SpUD. (Staff: Eileen Probasco) 
• Noise and Sound Code Update (Throughout MSB Code): Amendments will make 

noise and sound requirements more consistent, enforceable, and reasonable.  
(Staff: Mark Whisenhunt) 

• Denali Hwy, MP 99, IMD, T19N, R2W. Section 10 & 15, FM. (Applicant: 
AKDOT, Staff: Susan Lee) 

• Alsop East IMD, 6822000T00A. (Applicant: MSB Land Management, Staff: 
Susan Lee) 

• Happy Heairet IMD, 17N04W25B019. (Staff: Mark Whisenhunt) 
• Central Landfill Earth Materials Extraction IMD. (Staff: TBD) 
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Other Upcoming Administrative Actions (Not going to the PC) 
• Nash/Chijuk Creek NRMU Timber Transportation Permit.  (Staff: Susan Lee) 
• MEA Eklutna Generation Station Public Participation Plan, Segment 2. (Staff: 

Susan Lee) 
• MEA Lazelle Substation into Herning Substation Public Participation Plan. (Staff: 

Susan Lee)  
• Winding Brook Multi-family Permit. (Staff: Susan Lee) 
• Davis Legal Nonconforming Status Determination for a structure. (Staff: Susan 

Lee) 
• Potter Place Phase 2, Legal Nonconforming Status Determination for a Structure. 

(Staff: Susan Lee) 
• US Survey 3488 Pre-existing Legal Nonconforming Status Determination for a 

Structure. (Staff: Mark Whisenhunt) 
• Trudell, Pre-existing Legal Nonconforming Status Determination for a Structure. 

(Staff: Susan Lee) 
• Williwaw # 2, Legal Nonconforming Status Determination for a Structure. (Staff: 

TBD) 
• Big Lake Heights #1, Legal Nonconforming Status Determination for a Structure. 

(Staff: Susan Lee) 
 
______________________________________________________________________________ 
PC Decisions Currently Under Appeal 

• Resolution 15-01, a resolution adopting findings of fact and conclusions of law to 
support the Planning Commissions failure to approve Resolution 14-33. (CMS 
appeal of BOAA decision to Superior Court on March 31, 2015) 

 
______________________________________________________________________________ 
Updates/Presentations/Work Sessions 

• Planning Commission Powers (Staff: Lauren Driscoll, Alex Strawn, and Assistant 
Borough Attorney) 
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Updates on PC items going to the Assembly (Pending) 
 

Planning Commission Assembly 
Reso ORD/Reso # IM 

Resolution 15-20, A resolution recommending 
Assembly approval of an Interim Materials District 
(IMD) in accordance with MSB 17.28 – Interim 
Materials District, for the extraction of 1,000,000 
cubic yards of earth material from a 22-acre site 
within a 60-acre parcel, located at 22347 S. 
Watkins Road, Trapper Creek, within Township 26 
North, Range 5 West, Section 20, Tax Parcel B008 
(26N05WB008), Seward Meridian. (Applicant: 
Trapper Creek Gravel, Staff Mark Whisenhunt) 
 

ORD # 15-__ IM # 15-__ 

Actions: 06/01/15 - PC Introduction 
06/15/15 – PC Public Hearing – Amended/Approved 
12/01/15 – Assembly Introduction 
12/15/15 – Assembly Public Hearing 

 
 

Planning Commission Assembly 
Reso ORD/Reso # IM 

Resolution 15-29, a resolution recommending 
Assembly adoption of the FY2017-2022 Capital 
Improvement Program. (Staff: Sara Jansen) 
 

ORD # 15-__ IM # 15-__ 

Actions: 08/03/15 - PC Introduction 
08/18/15 – PC Public Hearing – Approved 
12/01/15 – Assembly Introduction 
12/15/15 – Assembly Public Hearing 
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Planning Commission Assembly 

Reso ORD/Reso # IM 
Resolution 15-35, A resolution recommending 
Assembly approval of an Interim Materials District 
(IMD) in accordance with MSB 17.28 – Interim 
Materials District, for the extraction of 540,000 cubic 
yards of earth material from 38.9-acre site within a 
120-acre parcel, located within Township 18 North, 
Range 2 West, Section 24, Tax Parcel D1 (Tax ID 
18N02W24D0001), Seward Meridian. (Staff: Mark 
Whisenhunt, Applicant: B&E Construction) 
 

ORD # 15-__ IM # 15-__ 

Actions: 09/21/15 - PC Introduction 
10/19/15 – PC Public Hearing – Amended/Failed 
11/02/15 – Unfinished Business – Reso 15-40 Supporting Denial 
12/01/15 – Assembly Introduction 
12/15/15 – Assembly Public Hearing 

 
 

Planning Commission Assembly 
Reso ORD/Reso # IM 

Resolution 15-38, A resolution recommending the 
Assembly amend the Platting Procedures Pamphlet 
concerning the Platting Board public hearing time. 
(Staff: Eileen Probasco) 
 

Reso # 15-103 IM # 15-224 

Actions: 10/19/15 - PC Introduction 
11/02/15 – PC Public Hearing – Approved 
11/03/15 – Assembly Consent Agenda – Postponed until 12/01/15 
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