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MATANUSKA-SUSITNA BOROUGH 

PLANNING COMMISSION AGENDA 

 

 
Edna DeVries, Mayor 

 

PLANNING COMMISSION 

Doug Glenn, District 1 

Richard Allen, District 2 

Patricia Chesbro, District 3, Vice-Chair 

Mike Rubeo, District 4 

Bill Kendig, District 5 

Stafford Glashan, District 6, Chair 

Curt Scoggin, District 7 
 

 

Michael Brown, Borough Manager 

 

PLANNING & LAND USE 

DEPARTMENT 

Alex Strawn, Planning & Land Use Director 

Kim Sollien, Planning Services Manager 

Jason Ortiz, Development Services 

Manager 

Fred Wagner, Platting Officer 

Karol Riese, Planning Clerk 

 

Assembly Chambers of the 

Dorothy Swanda Jones Building 

350 E. Dahlia Avenue, Palmer 

 

May 16, 2022 

REGULAR MEETING 

6:00 p.m. 

 

Ways to participate in the meeting: 

 

IN PERSON: Should you wish to testify in person, please adhere to a 6-foot distance between 

yourself and others.  

 

IN WRITING: You can submit written comments to the Planning Commission Clerk at 

msb.planning.commission@matsugov.us. 

 

TELEPHONIC TESTIMONY:  

(We are having intermittent technical difficulties with our software; if you would like to 

submit comments, please submit comments to the email address above by the Friday 

before the meeting.) 

  

 Dial 1-855-290-3803; you will hear “joining conference” when you are admitted to the 

meeting. 

 You will be automatically muted and able to listen to the meeting. 

 When the Chair announces audience participation or a public hearing you would like to 

speak to, press *3; you will hear, “Your hand has been raised.” (There may be a delay, 

please be patient with the system.) 

 When it is your turn to testify, you will hear, “Your line has been unmuted.” 

 State your name for the record, spell your last name, and provide your testimony. 

 

Ways to observe the meeting: 

FACEBOOK LIVE at www.facebook.com/MatSuBorough   

 Questions or comments will not be answered; please call the number above if you 

have a comment or concern.  
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I. CALL TO ORDER, ROLL CALL, AND DETERMINATION OF QUORUM 

 

II. APPROVAL OF AGENDA 

 

III. PLEDGE OF ALLEGIANCE 

 

IV. CONSENT AGENDA 

 

A. MINUTES Regular Meeting Minutes:  05/02/2022 

 

B. INTRODUCTION FOR PUBLIC HEARING: QUASI-JUDICIAL MATTERS 

 

C. INTRODUCTION FOR PUBLIC HEARING: LEGISLATIVE MATTERS 

 

Resolution 22-13 2022 Official Streets and Highways Plan Update, Public Hearing: June 6, 

2022,  (Staff: Adam Bradway). 

 

Resolution 22-18 MSB Subdivision Construction Manual Update, Public Hearing: June 6, 

2022, (Staff: Alex Strawn). 

         

V. COMMITTEE REPORTS 

 

VI. AGENCY/STAFF REPORTS 

  

A. MSB Planning and Land Uses Viewer (Staff: Adam Bradway). 

 

VII. LAND USE CLASSIFICATIONS 

 

Resolution 22-17 A resolution of the Matanuska-Susitna Borough Planning Commission 

recommending Assembly approval of the reclassification of a borough-

owned parcel, Tax ID #20N04W08A001, (Staff:  Emerson Krueger, Natural 

Resource Manager). 

 

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

public hearing) 

 

IX. PUBLIC HEARING: QUASI-JUDICIAL MATTERS (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). 

 

Resolution 22-08 A conditional use permit in accordance with MSB 17.60 – Conditional Uses 

for a marijuana cultivation facility located at 3097 South Sylvan Lane, Tax 

ID #6315B01L011 & 6315B01L012 (Lot 11A); within Township 17 North, 

Range 2 West, Section 22, Seward Meridian, (Applicant Ryan McKay and 

Jana Weltzin for AK Legacy Genetics; Staff: Peggy Horton). 
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Resolution 22-11 A conditional use permit in accordance with MSB 17.70 – Regulation of 

Alcoholic Beverage Uses for the operation of a convenience market with 

gas pumps and alcoholic beverage package store called Valley Country 

Store #4, located at 3068 South Trunk Road, Tax ID #8150000L001B; 

within Township 17 North, Range 1 East, Section 16, Seward Meridian, 

(Applicant: Matt Gittlein for KG Enterprises, LLC; Staff:  Peggy Horton). 

 

Resolution 22-10 A conditional use permit in accordance with MSB 17.61 – Core Area for 

the operation of a convenience market with gas pumps and alcoholic 

beverage package store called Valley Country Store #4, located at 3068 

South Trunk Road, Tax ID #8150000L001B; within Township 17 North, 

Range 1 East, Section 16, Seward Meridian,  (Applicant: Matt Gittlein for 

KG Enterprises, LLC; Staff:  Peggy Horton). 

 

 

X. PUBLIC HEARING: LEGISLATIVE MATTERS  

 

XI. CORRESPONDENCE & INFORMATION 

 

XII. UNFINISHED BUSINESS  

 

XIII. NEW BUSINESS  

 

XIV. COMMISSION BUSINESS:  

 

A. Upcoming Planning Commission Agenda Items 

 

XV. DIRECTOR AND COMMISSIONER COMMENTS 

 

XVI. ADJOURNMENT (Mandatory Midnight) 

 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Disabled persons needing reasonable accommodation in order to participate at a Planning Commission 

Meeting should contact the Borough ADA Coordinator at 861-8432 at least one week in advance of the meeting. 
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The regular meeting of the Matanuska-Susitna Borough Planning Commission was held on May 

2, 2022, at the Matanuska-Susitna Borough Assembly Chambers, 350 E. Dahlia Avenue, Palmer, 

Alaska. The meeting was called to order at 6:00 p.m. by Chair Stafford Glashan. 

 

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

 

Planning Commission members present and establishing a quorum: 

Mr. Doug Glenn, Assembly District #1 

Mr. Richard Allen, Assembly District #2 

Ms. Patricia Chesbro, Assembly District #3, Vice-Chair 

Mr. Michael Rubeo, Assembly District #4 

Mr. Bill Kendig, Assembly District #5 

Mr. Stafford Glashan, Assembly District #6, Chair 

Mr. Curt Scoggin, Assembly District #7 

 

Planning Commission members absent and excused were: 

 

Staff in attendance: 

Mr. Mark Whisenhunt, Planner II 

Ms. Karol Riese, Planning Depart. Administrative Specialist/Planning Commission Clerk 

 

*Indicates that the individual attended telephonically due to COVID safety protocols. 

 

II. APPROVAL OF AGENDA 

 

Chair Glashaninquired if there were any changes to the agenda. 

 

GENERAL CONSENT: The agenda was approved without objection. 

 

III. PLEDGE OF ALLEGIANCE 

 

The pledge of allegiance was led by Mark Whisenhunt. 

 

IV. CONSENT AGENDA 

 

A. Minutes Regular Meeting Minutes: April 18, 2022 

 

 

B. INTRODUCTION FOR PUBLIC HEARING: QUASI-JUDICIAL MATTERS  

 

Resolution 22-08 A conditional use permit in accordance with MSB 17.60 – 

Conditional Use Permit for a marijuana cultivation facility located 

at 3097 South Sylvan Lane, Tax ID #6315B01L011 & 

6315B01L012 (Lot 11A); within Township 17 North, Range 2 

West, Section 22, Seward Meridian, Public Hearing: May 16, 2022 

(Applicant Ryan McKay and Jana Weltzin for AK Legacy Genetics; 

Staff: Peggy Horton). 
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Resolution 22-10 A conditional use permit in accordance with MSB 17.61 – Core 

Area for the operation of a convenience market with gas pumps and 

alcoholic beverage package store called Valley Country Store #4, 

located at 3068 South Trunk Road, Tax ID #8150000L001B; within 

Township 17 North, Range 1 East, Section 16, Seward Meridian,  

Public Hearing: May 16, 2022 (Applicant: Matt Gittlein for KG 

Enterprises, LLC; Staff:  Peggy Horton). 

 

Resolution 22-11 A conditional use permit in accordance with MSB 17.70 – 

Regulation of Alcoholic Beverage Uses for the operation of a 

convenience market with gas pumps and alcoholic beverage 

package store called Valley Country Store #4, located at 3068 South 

Trunk Road, Tax ID #8150000L001B; within Township 17 North, 

Range 1 East, Section 16, Seward Meridian, Public Hearing: May 

16, 2022 (Applicant: Matt Gittlein for KG Enterprises, LLC; Staff:  

Peggy Horton). 

 

C. INTRODUCTION FOR PUBLIC HEARING: LEGISLATIVE MATTERS  

(There was no Introduction: Legislative Matters.) 

 

GENERAL CONSENT: The consent agenda was approved without objection. 

 

V. COMMITTEE REPORTS 

 (There were no committee reports.) 

 

VI. AGENCY/STAFF REPORTS 

 (There were no Agency/Staff Reports.) 

 

VII. LAND USE CLASSIFICATIONS 

 (There were no land use classifications.) 

 

VIII. AUDIENCE PARTICIPATION (Three minutes per person.) 

 (There were no persons to be heard.) 

 

IX. PUBLIC HEARING: QUASI-JUDICIAL MATTERS  
(There was no Public Hearing: Quasi-Judicial Matters..) 

 

X. PUBLIC HEARING LEGISLATIVE MATTERS 

(There was no Public Hearing: Legislative Matters.) 

 

XI. CORRESPONDENCE AND INFORMATION 

(There was no correspondence and information.) 

 

XII. UNFINISHED BUSINESS 

(There was no unfinished business.) 

 

XIII. NEW BUSINESS - (There was no new business.) 
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XIV. COMMISSION BUSINESS 

 

A. Upcoming Planning Commission Agenda Items (Staff: Mark Whisenhunt) 

Mr. Whisenhunt reminded of Quasi-Judicial matters. 

 

 (Commission Business was presented, and no comments were noted.) 

 

XV. DIRECTOR AND COMMISSIONER COMMENTS 

 There were no comments. 

 

XVI. ADJOURNMENT 
 

The regular meeting adjourned at 6:07 p.m. 

 

 

 

  

 STAFFORD GLASHAN, Planning 

Commission Chair  

 

 

ATTEST: 

 

 

  

KAROL RIESE, Planning Commission Clerk  

 

Minutes approved: _____________________ 
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INTRODUCTION FOR LEGISLATIVE 
PUBLIC HEARING

RESOLUTION 22-18
MSB Subdivision Construction Manual 
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Matanuska-Susitna Borough 
Public Works Department 

2022 
Subdivision Construction Manual 

(Roads, Drainage, and Utilities) 

Adopted June 21, 2022 

Effective June 21, 2022 

CLEAN COPY
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iv 

Acronyms & Abbreviations 

AASHTO American Association of State Highway and Transportation Officials 
ADFG Alaska Department of Fish and Game 
ADT Average Daily Traffic 
ADOT&PF Alaska Department of Transportation and Public Facilities 
ATM Alaska Test Method 
cfs cubic feet per second 
CMP Corrugated metal pipe 
DPW Department of Public Works of the Matanuska-Susitna Borough 
FHWA Federal Highway Administration 
ft feet 
h:v horizontal to vertical 
IDF Intensity-Duration-Frequency 
IFC International Fire Code 
in inches 
ITE Institute of Transportation Engineers 
LEW Low Erosivity Waiver 
LRTP Long Range Transportation Plan 
mph miles per hour 
MSB Matanuska-Susitna Borough 
N/A not applicable 
NOAA National Oceanic and Atmospheric Administration 
NRCS Natural Resources Conservation Service 
NTP notice to proceed 
OHWM ordinary high water mark 
OSHP Official Streets and Highways Plan 
PUE public use easement 
ROW right-of-way 
SCS Soil Conservation Service 
VPD vehicles per day 
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Definitions 

Access Point The location along a road at which a driveway or road intersects. 

Arterial A road that provides a high level of mobility within the transportation network. 
Arterials have managed access with a minimal number of intersections or 
interchanges. 

Average Daily 
Traffic 

The total number of vehicle trips during a given time period (in whole days greater 
than one day and less than one year) divided by the number of days in that time 
period. 

Backslope On a roadway section in a cut, the portion of the roadside that slopes up from the 
roadside ditch and away from the roadway to the top of the cut, see Figure A-3. 

Catchment Area The total area contributing stormwater runoff to a particular point, site, or 
structure. 

Collector A road that links local roads with arterials and performs some duties of each. 
Collectors have managed access with a moderate number of intersections and 
driveways. 

Curve Return The curve located at the corner of an intersection, connecting the roadway edge of 
one road to the roadway edge of an intersecting road or driveway. 

Detention The temporary storage of runoff, for later controlled release. 

Drainage 
Pattern 

The configuration of a drainage system including manmade and natural features 
within a catchment area. 

Driveway A vehicular access way between a road and a parking area within a lot or property. 

Embankment Earthen material that is placed and compacted for the purpose of raising the grade 
of a roadway. 

Engineer An individual who is registered as a Professional Civil Engineer in the State of 
Alaska. 

May 16, 2022 Planning Commission Packet 
Page 147 of 764



vi 

Feasible Reasonable and capable of being done or carried out. 

Foreslope On a roadway section, the portion of the roadside that slopes down and away from 
the roadway, see Figure A-3. 

Functional Area The physical area of an intersection and 
the area extending both upstream and 
downstream which includes perception 
reaction distance, maneuver distance, and 
storage length.  

Intersection The general area where two or more roads join or cross. 

Local Road A road that provides access to abutting property, rather than to serve through 
traffic. Local roads are not access controlled and can have frequent intersections 
and driveways. 

Lot Frontage A property line that abuts the right-of-way that provides access to the lot. 

Ordinary High 
Water Mark 

The elevation marking the highest water level which has been maintained for a 
sufficient time to leave evidence upon the landscape. Generally, it is the point 
where the natural vegetation changes from predominately aquatic to upland 
species. 

Positive 
Drainage 

Clear, unobstructed flow of water away from structures and roadways without 
localized ponding. 

Public Use 
Easement 

Provides the rights for ingress, egress, roadways, right-of-way, public utilities, and 
slopes for cuts and fills. The rights are to the public in general, and public utilities 
governed by permits required under federal, state, and local laws and regulations. 
May also be known as a public access easement or right-of-way. 

Regulated 
Stream 

Any watercourse along which the flood hazard areas have been mapped and 
approved by the Federal Emergency Management Agency; any stream which 
harbors fish, as determined by the Alaska Department of Fish and Game; or any 
stream designated as regulated by MSB. 

Retention The prevention of runoff. Stormwater, which is retained, remains indefinitely, with 
the exception of the volume lost to evaporation, plant uptake, or infiltration. 
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Right-of-way A strip of land reserved, used, or to be used for a street, alley, walkway, airport, 
railroad, or other public or private purpose. 

Road A general term denoting a public thoroughfare used, or intended to be used, for 
passage or travel. 

Road Prism The foundation that supports the roadway; see Figure A-3. 

Roadway The portion of a road that includes driving lanes and shoulders, see Figure A-3. 

Segment A portion of road between two significant intersections or an intersection and its 
terminus. 

Shoulder The portion of a roadway contiguous to any traveled way for lateral support of 
surface courses, see Figure A-3. 

Street A general term usually denoting an urban or suburban road. 

Stub  A right-of-way or road segment that is planned to be extended, typically short in 
length, which terminates at the boundary of a subdivision or masterplan phase. 

T-intersection A three leg intersection in the form of a “T”. 

Through Street A road given preferential right of way; roads which intersect a through street are 
controlled, such as with a stop sign or yield sign. 

Water Body A permanent or temporary area of standing or flowing water. Water depth is such 
that water, and not air, is the principal medium in which organisms live. Water 
bodies include, but are not limited to: lakes, ponds, streams, rivers, sloughs, and all 
salt water bodies. 
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Introduction 

This manual is intended to accomplish the following goals: 

(1) To establish standards for the design and construction of transportation networks 
throughout the Matanuska-Susitna Borough. 

(2) To provide information and guidelines for the design, construction, and upgrade of roads, 
drainage facilities, and utilities within rights-of-way. 

(3) To develop and maintain a safer and more efficient transportation system. 
(4) To minimize operation & maintenance efforts. 
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Section A. Street Design 

A01 General 

These provisions establish appropriate standards for the design of roads. The purpose of these 
provisions is to: 

(1) promote the safety and convenience of motorized and non-motorized traffic; 
(2) promote the safety of neighborhood residents; 
(3) minimize the long term costs for maintenance and repair; 
(4) protect the residential qualities of neighborhoods by limiting traffic volume, speed, noise, 

and air pollution; 
(5) encourage the efficient use of land; and 
(6) minimize the cost of road construction and thereby restrain the rise in housing costs. 

A02 Applicability 

These standards apply to the design and construction of all subdivision improvements within the 
Matanuska-Susitna Borough (MSB), with the exception of those streets within cities that exercise road 
powers by ordinance. 

A03 Street Classifications 

Roads within the MSB fall within one of the following functional classifications, in accordance with the 
Long Range Transportation Plan (LRTP): Interstate, Principal Arterial, Minor Arterial, Major Collector, 
Minor Collector, and Local Road. Functional classification of a road is based on its function, design, and 
current potential use. The applicant may request review of the functional classification of existing roads 
abutting or affecting the design of a subdivision or land development during the preapplication process. 

This section provides design guidance for roads falling under local road and minor collector functional 
classifications. 

A03.1 Residential Street 

Residential streets are local roads intended to carry the least amount of traffic at the lowest speed. The 
Residential street will provide the safest and most desirable environment for a residential 
neighborhood. Developments should be designed so that all, or the maximum number possible, of the 
homes will front on this class of street. 

A03.2 Residential Subcollector Street 

Residential Subcollector streets are local roads that carry more traffic than Residential streets. 

A03.3 Residential Collector Street 

Residential Collector streets are the highest order of residential streets and are a type of minor 
collector. In large residential developments, this class of street may be necessary to carry traffic from 
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one neighborhood to another or from the neighborhood to other areas in the community. Residential 
Collector streets should provide the fewest direct accesses as possible. 

A03.4 Mountain Access Road 

Mountain Access Roads may be used in areas where the average cross slope exceeds 15 percent or to 
traverse terrain features in excess of 25 percent. Maintenance of Mountain Access Roads will be at the 
discretion of Department of Public Works (DPW). School bus access should be considered as school bus 
routes require all grades less than 10 percent. Mountain Access Road standards allow for steeper grades 
and switchbacks, but should otherwise be designed to Residential, Residential Subcollector, or 
Residential Collector standard as required by this section. 

A03.5 Pioneer Road 

Pioneer Roads may only be used where allowed by MSB or other applicable code. This classification 
establishes minimum requirements for roads providing physical access, but should otherwise be 
designed to Residential, Residential Subcollector, or Residential Collector standard as required by this 
section. No MSB maintenance will be provided for Pioneer Roads. Pioneer roads may be constructed 
offset from the centerline of the right-of-way (ROW) to facilitate future expansion of the road. 

A03.6 Alleys 

Alleys are permitted provided legal and physical access conforms to MSB or other applicable code. No 
MSB maintenance will be provided for Alleys. 

A03.7 Other Street Types 

The above classifications may be further typed as one of the following streets. These other street types 
should be designed to Residential, Residential Subcollector, or Residential Collector standard as required 
by this section. 

(a) Frontage Street – streets parallel and adjacent to a major road corridor which provides access to 
abutting properties and separation from through traffic. See Section B for additional design 
standards. 

(b) Backage Street – streets that provide access to lots located between the Backage Street and a 
major road corridor. See Section B for additional design standards. 

(c) Connector Street – the portion of a street that connects a frontage or backage street to a major 
road corridor. See Section B for additional design standards. 

(d) Divided Street – streets may be divided for the purpose of accommodating environmental 
features or avoiding excessive grading. In such a case, the design standards shall be applied to the 
appropriate street classification and a single lane width with a shoulder on each side. 
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A04 Access Criteria 

A04.1 Residential Street 

(a) A Residential street provides access to abutting properties. 
(b) The anticipated average daily traffic (ADT) volume on Residential streets shall not exceed 400. A 

loop street shall be designed such that the anticipated ADT at each terminus of the loop street 
does not exceed 400, see Figure A-1. 

(c) Residential streets may intersect or take access from an equal or higher classification street. Both 
ends of a loop Residential street are encouraged to intersect the same collecting street and be 
designed to discourage through traffic. 

 

Figure A-1: Loop Residential Streets 

A04.2 Residential Subcollector Street 

(a) A Residential Subcollector street provides access to abutting properties and may also move traffic 
from Residential streets that intersect it. Residential Subcollector streets are required when the 
ADT anticipated on the street will exceed the limits for Residential. 

(b) The anticipated ADT on Residential Subcollector streets shall not exceed 1000. A loop street shall 
be designed such that the anticipated ADT at each terminus of the loop street does not exceed 
1000, see Figure A-2. 

(c) Residential Subcollector streets shall be designed to exclude all external through traffic that has 
neither origin nor destination on the Residential Subcollector or its tributary Residential streets. 
Adjacent parcels may acquire access if proven landlocked by legal or terrain features or if such 
Residential Subcollector access can be demonstrated to be beneficial to the public. 

(d) Residential Subcollector streets shall take access from a street of equal or higher classification. 
(e) Traffic calming elements should be considered for the design of Residential Subcollectors, such as 

avoiding long, straight segments and reducing the length of roadway from farthest lot to a 
collector. 
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(f) Residential Subcollector streets shall be provided with two continuous moving lanes within which 
no parking is permitted. 

 

Figure A-2: Loop Residential Subcollector Streets 

A04.3 Residential Collector Street 

(a) A Residential Collector street carries residential neighborhood traffic, but restricts or limits direct 
residential access. Residential Collector streets are required when the ADT anticipated on the 
street will exceed the limits for Residential Subcollectors. 

(b) Residential Collector streets should be designed to have as few residential lots directly fronting 
them as possible. When efficient subdivision design or physical constraints make this not possible, 
the average access point spacing shall be a minimum of 250 feet. Average access point spacing is 
calculated per segment and is equal to the segment length divided by the number of potential 
access points on both sides of the street. Undeveloped lots with only access to Residential 
Collector streets are counted as having at least one access point. When the average access point 
spacing on a segment of an existing Residential Collector street is less than 250 feet, the average 
access point spacing shall not decrease due to the subdivision. 

(c) Space shall be provided on these lots for turnaround so that vehicles will not have to back out 
onto Residential Collector streets. 

(d) Proposed access points on Residential Collector streets shall be shown on the preliminary plat. 
(e) Residential Collector streets shall be laid out to encourage connectivity within the transportation 

network. 
(f) If the anticipated ADT will exceed 3000, the street shall be classified at a higher level than 

Residential Collector by DPW. 
(g) Every Residential Collector shall be provided with no fewer than two access intersections to 

streets of equal or higher classification. If it is shown by the applicant that two accesses are not 
feasible, Residential Collector streets shall be provided with access to one street of equal or higher 
classification and be designed to accommodate a future second connection to a street of equal or 
higher classification, or otherwise be approved by DPW. 

(h) All Residential Collector streets shall be provided with two continuous moving lanes within which 
no parking shall be permitted. 

May 16, 2022 Planning Commission Packet 
Page 156 of 764



7 

A04.4 Access through Existing Streets 

The anticipated ADT on existing Residential streets used to access a proposed subdivision may exceed 
400, but shall not exceed 800, if: 

(a) alternate road corridors are not available or feasible; 
(b) horizontal geometry or access density prohibits upgrade to a higher standard road; and 
(c) the traffic impacts are mitigated. 

A04.5 Traffic Impact Mitigation for Access through Existing Streets 

Traffic impact mitigation on existing residential streets can include but is not limited to: 

(a) Traffic control devices (signage, striping) on segments where potential ADT exceeds 440; 
(b) LED street lighting, speed feedback signs, widened shoulders, inside corner widening for 

offtracking, or all-way stop intersections on segments where potential ADT exceeds 600. 

A04.6 Commercial Uses on Residential and Residential Subcollector Streets 

Exceptions to the ADT limits on Residential and Residential Subcollector streets, as set forth in A04.1 and 
A04.2, respectively, may be allowed for commercial uses that access the first 600 feet of such streets 
that intersect a Collector standard road or higher classification, as measured from the intersection point. 
The affected portion of the street and intersection shall be constructed to a higher standard as needed 
to accommodate the anticipated commercial traffic. 

A05 Design Criteria 

The design criteria for Residential, Residential Subcollector, and Residential Collector streets and 
Mountain Access and Pioneer roads are set forth in Table A-1. Any unspecified design criteria shall meet 
or exceed the design criteria for the roadway design speed in the latest edition of A Policy on Geometric 
Design of Highways and Streets (AASHTO). 
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Table A-1: Design Criteria 

 Unit Residential 
Residential 
Subcollector 

Residential 
Collector 

Mountain 
Access1 

Pioneer1 

Average Daily Traffic VPD ≤400 401 – 1000 1001 – 3000  – – 
Typical Section 
ROW Width2 ft 60 60 60 60 60 
Lane Width ft 10 10 11 10 10 
Standard Gravel 
Shoulder Width 

ft 2 2 2 03 03 

Shared Paved 
Shoulder Width4 

ft 4 4 6 – – 

Roadway Width ft 24 24 26 203 20 
Foreslope5 h:v 3:1 3:1 4:1 2:1 3:1 
Backslope6 h:v 2:1 2:1 2:1 2:17 2:1 
Crown, gravel % 3 3 3 3 3 
Crown, pavement % 2 2 2 2 – 
Engineering Criteria 
Design Speed mph 25 30 35 – – 
Posted Speed mph 20 25 30 – – 
Stopping Sight Distance ft 155 200 250 – – 
Horizontal Alignment 
Minimum Centerline 
Radius 

ft 225 350 550 –8 – 

    with DPW Approval ft 190 275 400 – – 
Minimum Tangent 
Between Curves 

ft 100 100 100 100 100 

Maximum superelevation % N/A N/A 4 N/A N/A 

                                                           
1 Where a value is not given, Mountain Access and Pioneer Roads shall meet the criteria of the anticipated street 
classification. 
2 Minimum ROW required for new dedications; width of existing ROW may vary. 
3 Where grades exceed 7 percent, the shoulder width shall be 2 feet for a total roadway width of 24 feet. 
4 An optional paved shoulder may be provided on one or both sides of paved streets for non-motorized shared use. 
5 Slope for the first 7.5 feet from the shoulder; may be steepened to 2:1 thereafter. Install guardrail when required 
by the latest edition of the Roadside Design Guide (AASHTO). 
6 2:1 Back slopes may be steepened to 1.5:1 if cuts exceed 5 feet and appropriate slope stabilization, as 
determined by the design engineer, is used. Retaining walls may be used to replace or augment backslopes. 
7 Or backslope recommended by the design engineer based on actual conditions. 
8 Switch backs are allowed provided cul-de-sac criteria is met or turning radius is 40 feet with a 2% grade. 
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 Unit Residential 
Residential 
Subcollector 

Residential 
Collector 

Mountain 
Access1 

Pioneer1 

Vertical Alignment 
Maximum Centerline 
Grade 

% 10 10 10 159 10 

Minimum Rate of Vertical 
Curvature10; Crest  

 12 19 29 – – 

Minimum Rate of Vertical 
Curvature 10; Sag 

 26 37 49 – – 

Minimum Flow Line 
Grades 

% 0.5 0.5 0.5 1.0 0.5 

Intersections 
Minimum ROW Corner 
Radius 

ft 30 30 30 30 30 

Minimum Curve Return 
Radius11 

ft 20 25 30 – – 

Maximum Grade on 
through street within 50 
feet of intersection 

% 7 7 4 9 7 

A06 Typical Section 

 

Figure A-3: Typical Section 

                                                           
9 Up to 15% grade with no more than 200 linear feet of over 10% grade with a minimum of 100 linear feet of less 
than 10% grade for runout between steeper sections. Maximum grade in a horizontal curve is 10%. 
10 Rate of vertical curvature (K) is the length of curve (L) in feet per percent algebraic difference in intersecting 
grades (A); K = L / A 
11 40-foot minimum curve return radius at intersections with higher order streets. 
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A07 Turnarounds 

Streets with only one inlet shall terminate with a constructed turnaround, unless otherwise provided by 
A08.2. 

A07.1 Cul-de-sac Turnarounds 

(a) A cul-de-sac turnaround with a drivable surface diameter (shoulder to shoulder) of 85 feet 
centered in a ROW diameter of 120 feet shall be provided at the terminus of Residential and 
Residential Subcollector streets. 

(b) Cul-de-sac turnarounds shall meet the configuration and dimensions shown in Figure A-4. 
(c) The grade throughout the surface of a cul-de-sac, as depicted in the shaded portion of Figure A-4, 

shall not exceed 4 percent. 

 

Figure A-4: Cul-de-sac Options 

A07.2 Alternate Turnarounds 

(a) DPW may permit a street to terminate with an alternative turnaround that meets fire code when 
such a design is required by extreme environmental or topographical conditions, unusual or 
irregularly shaped tract boundaries, or when the location of the turnaround is intended to become 
an intersection. 

(b) Alternate turnarounds shall meet the configuration and dimensions shown in Figure A-5. 
(c) The grade throughout the turnaround surface, as depicted in the shaded portion of Figure A-5, 

shall not exceed 4 percent. 
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Figure A-5: Alternate Turnarounds 

A08 Stub Streets 

A08.1 Stub Street Construction 

No construction is required if physical access is provided to all lots by adjoining streets as required by 
MSB or other applicable code. 

A08.2 Temporary Turnarounds 

Stub streets requiring construction that exceed 200 feet in length (measured from the intersection point 
to the end of required construction) will meet the requirements ofA07.1 or A07.2. A temporary 
easement will be provided for the turnaround, which will automatically terminate upon extension of the 
street and physical removal of the turnaround. The centerline grade on stub streets without 
turnarounds shall not exceed 4%. 

A09 Intersections 

A09.1 Intersection Sight Distance 

(a) Whenever a proposed street intersects an existing or proposed street of higher order, the street 
of lower order shall be made a stop controlled street, unless alternate intersection control is used 
as allowed by this subsection. 

(b) Stop controlled streets shall be designed to provide intersection sight distance as specified in this 
subsection, Table A-2, and Figure A-6. 

(c) The entire area of the intersection sight triangles shown in Figure A-6 shall be designed to provide 
a clear view from point A at 3.5 feet above the roadway to all points 3.5 feet above the roadway 
along the lane centerlines from point B to point C and point D to point E. 
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(d) Sight distances less than the recommended shall only be used when there are topographical or 
other physical constraints outside of the applicant’s control. 

(e) The minimum sight distances listed in Table A-2 are for a passenger car to turn onto a two-lane 
undivided street and minor road approach grades of 3 percent or less. For other conditions, the 
minimum sight distance should be calculated by the applicant’s engineer according to A Policy on 
Geometric Design of Highways and Streets (AASHTO). 

(f) Sight distances less than the minimum, where no other options exist, will require alternate 
intersection control or warning signs as determined by the applicant’s engineer and approved by 
DPW. 

(g) Intersection sight triangles shall be located in their entirety within ROW or a sight distance 
maintenance easement. 

(h) Yield controlled intersections shall conform to sight distance requirements according to A Policy 
on Geometric Design of Highways and Streets (AASHTO). 

(i) Intersections with state or other municipal ROW are subject to their respective requirements and 
review. 

Table A-2: Recommended and Minimum Intersection Sight Distance 

Design Speed or 
Posted Speed Limit 

(whichever is greater) 
Sd 

Recommended 
Sd 

Minimum 
MPH ft ft 

25 370 280  
30 450 335 
35 580 390 
40 750 445 
45 950 500 
50 1180 555 
55 1450 610 
60 1750 665 
65 2100 720 

 

Figure A-6: Intersection Sight Distance 
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A09.2 Intersection Spacing 

(a) Minimum centerline to centerline distance between intersections on the same side or opposing 
sides of the through street shall be: 
(1) 155 feet on Residential streets; 
(2) 200 feet on Residential Subcollector streets; 
(3) 300 feet on Residential Collectors and Minor Collectors; or 
(4) 650 feet on higher order streets where other access standards do not exist. 

(b) If the above spacing along the through street cannot be met, intersections shall be aligned directly 
across from each other. Intersections on opposing sides of the through street may be offset up to 
30 feet, with a preference for a left-right offset, as shown in Figure A-7. 

(c) Where pre-existing conditions do not allow for the above spacing and no other legal access exists, 
alternate spacing or offset most closely meeting (a) or (b) above may be allowed. 

(d) Additional intersections should be avoided within the functional area of major intersections with 
turning bays and approach tapers. Exceptions require DPW approval based upon constraints and 
no other feasible alternatives. 

 

Figure A-7: Intersection Offset 

A09.3 Minimum Intersection Angle 

Streets should intersect with a straight segment at an angle as close to 90° as possible, but no less than 
70°, for a minimum of 75 feet from the intersection point, as shown in Figure A-8. 
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Figure A-8: Intersection Angle 

A09.4 Landing 

Controlled streets shall be provided with a typical 30-foot landing, conforming to Figure A-9, at its 
approach to a through street. The landing shall be sloped to match the crown of the through street. 
Vertical curves shall not be located in the landing to the extent feasible. Where a negative slope away 
from the through street is not feasible due to topographical constraints, the road shall be constructed in 
a manner that prevents water from flowing onto the through street. 

 

Figure A-9: Controlled Street Landing Profile 

A09.5 Paved Apron 

A proposed street which intersects an existing paved street shall be provided with a paved apron 40 feet 
from the edge of the existing pavement. 

A10 Driveways 

Driveways are not usually required to be constructed within the ROW at time of road construction. 
However, if an applicant chooses to construct driveways, driveway permits are required. The applicant 
may permit all driveways with one application. A driveway permit application can be obtained from the 
MSB Permit Center. Driveways onto state or other municipal ROW are subject to their respective 
requirements and review. 
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A11 Trailhead 

Trailhead parking lot layout shall conform to applicable local, state, and federal requirements. 

A12 Bicycle and Pedestrian Paths 

Bicycle and pedestrian paths constructed within public ROW shall conform to the current edition of 
Guide for the Development of Bicycle Facilities (AASHTO), and any other applicable local, state, and 
federal requirements. 

A13 Signage 

Signs shall be provided and installed by the applicant in conformance with the latest edition of the 
Alaska Traffic Manual (ADOT&PF) and the Alaska Sign Design Specifications (ADOT&PF) prior to plat 
recordation. 

(a) Each street within a subdivision shall be identified and signed at its point of egress and ingress. 
Cul-de-sac streets will be signed and identified at their point of ingress 

(b) Intersection control signs shall be provided at designated intersections within the confines of the 
subdivision and at the intersection with the access road, if applicable. 

(c) Intersection control signs shall be located such that they are visible to approaching traffic and near 
corresponding stop or yield bars. 

(d) Speed limit signs shall be provided at entrances to the subdivision, where the speed limit changes, 
and at a minimum of one-mile intervals throughout the subdivision. 

(e) If a constructed stub street provides access to two or fewer lots and has no turnarounds a sign 
indicating a dead-end street shall be posted. 

(f) If a dedicated stub street is not constructed, no signs are required. 
(g) Install signs according to the criteria in Figure A-10, Figure A-11, and Figure A-12. 
(h) Signs within state or other municipal ROW are subject to their respective requirements and 

review.
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Figure A-10: Sign Placement 

 

 

 

Figure A-11: Stop Sign Location 

 

 

Figure A-12: Concrete Foundation for Sign Post 
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A14 Railroad Crossings 

All access requiring a crossing of the Alaska Railroad shall be subject to the Alaska Policy on 
Railroad/Highway Crossings (Alaska Railroad). 

A15 Average Daily Traffic 

(a) The following formula shall be used to determine the required classification of streets: 
ADT = Number of lots x 10 for single-family residential use. 

(b) See Section G for other land uses. 
(c) For subdivisions of five or more lots, submit potential ADT calculations for the following locations 

with the preliminary plat: 
(1) at each intersection within the subdivision, 
(2) at each intersection en route to an existing Residential Collector street or higher 

classification, and 
(3) at an existing Residential Collector street or higher classification. 

A16 Design Deviations 

Design deviations will be considered to address extenuating circumstances including but not limited to: 
existing substandard ROW, environmental conditions, or existing utilities or other structures. Design 
deviation requests shall be in writing and contain supporting information, justification, and suggested 
solutions. Design deviations may be allowed by DPW only for matters that do not fall under the 
jurisdiction of a Board or Commission. In no circumstances will a roadway width less than 20 feet or 
foreslopes steeper than 2:1 be allowed. Residential Collector streets shall be no less than 24 feet wide. 
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Section B. Major Road Corridors 

B01 General 

Major road corridors include major collectors, arterials, and interstates. This section provides references 
to and guidelines for the design and construction of major road corridors within the MSB. 

B02 Right-of-way and Surface Widths 

Table B-1: ROW and Surface Widths 

Classification Minimum ROW 
Width (ft) 

Standard Lane 
Width (ft) 

Number of 
Lanes 

Shoulder 
Width (ft) 

Major Collector 80 12 2 – 3 4 
Arterial 100 12 3 – 4 4 – 8 
Interstate 200 12 4 – 6 12 

B03 Frontage, Backage, and Connector Street Standards 

Subdivisions adjacent to planned or existing major road corridors shall plan for future frontage or 
backage streets when any of the following conditions apply, unless it is shown by the applicant to be not 
necessary or feasible for future development and public safety with no written objection from the road 
authority. 

(a) Subdivisions accessing roads that are classified by ADOT&PF as Interstates. 
(b) Subdivisions accessing roads that are or are projected to grow above 20,000 vehicles per day 

(VPD). 
(c) Subdivisions accessing roads that are or are projected to have four or more lanes or median 

control per the LRTP or Official Streets and Highways Plan (OSHP). 
(d) Subdivisions that require a second access route. 
(e) To gain access to an existing or planned signal. 
(f) Where access to a minor arterial or collector as a connector road is feasible. 
(g) When there are existing or platted frontage or backage routes adjacent to the property. 

B03.1 Separation Distances 

Minimum ROW to ROW separation distance between major corridors and frontage or backage streets 
shall be: 

(a) 0 feet for locations with no connector street to the major road corridor; 
(b) 100 feet for locations with a connector street to the major road corridor that lie between section 

lines and planned or existing intersections with other major road corridors; 
(c) 300 feet for locations where the connector street to the major road corridor is on a section line or 

planned or existing major road corridor. 
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Figure B-1: Frontage Street Configurations 

B03.2 Design Standards 

(a) Frontage streets 
(1) Minimum centerline radii may be reduced near intersections with through connector 

streets. 
(b) Connector streets 

(1) 100-foot ROW width desirable. 
(2) Minimum 40-foot radius curve returns at the major road corridor. 
(3) Minimum 4-foot wide shoulders for 100 feet from the edge of roadway of the major road 

corridor. 
(4) Minimal direct access. 

B03.3 Dedication and Setbacks 

Dedicate ROW or additional building setbacks to allow for the frontage, backage, and connector street 
standards in this manual. The applicant shall submit design information sufficient to demonstrate that 
frontage, backage, and connector street dedications or building setbacks are in a practical location 
where road construction is feasible in accordance with this manual. The applicant shall be required to 
submit plan, profile, and cross-sections for the sections of road where existing grades along the 
proposed route exceed 10 percent, existing cross slopes exceed 15 percent, or if existing utilities or 
other physical features appear to create impediments to a road design meeting standards of this 
manual. Road plan and profile shall extend at least 300 linear feet on either side of the subject sections 
or to intersecting or adjacent ROW within 500 linear feet. 

B04 Access Standards 

(a) The average access point spacing on major road corridors, where other access standards do not 
exist, shall not exceed the minimums listed in Table B-2, based on the posted speed limit. Average 
access point spacing is calculated per segment and is equal to the segment length divided by the 
number of access points on both sides of the street. Undeveloped lots with only access to the 
major road corridor are counted as having at least one access point. 
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(b) When the average access point spacing on a segment of an existing major road corridor is less 
than the minimum listed in Table B-2, the average access point spacing shall not decrease due to 
the subdivision. 

Table B-2: Average Access Point Spacing 

Posted Speed Limit 
(mph) 

Minimum Average 
Access Point Spacing 
(feet) 

30 250 
35 300 
40 360 
45 425 
50 495 
55 570 

B05 Future Corridors 

Subdivisions shall be designed in a manner that does not conflict with the LRTP or the OSHP. 
Subdivisions containing future road corridors identified in the LRTP or OSHP are encouraged to include 
the future road corridor as part of the road layout of the subdivision. 

Building setbacks prohibiting the location of any permanent structure within the future corridor may be 
voluntarily designated on the final plat. The area within the future road corridor shall be excluded from 
usable septic area calculations. The area within the future road corridor and building setbacks shall be 
excluded from usable building calculations. 

B06 References 

The following publications shall be used for design and construction standards of these classes of streets 
that are not otherwise established herein: 

(a) A Policy on Geometric Design of Highways and Streets, AASHTO (current edition). 
(b) Standard Specifications for Highway Construction, ADOT&PF (current edition); 
(c) Standard Modifications to the ADOT&PF Standard Specifications for Highway Construction, MSB 

(latest revision) 
(d) Alaska Highway Preconstruction Manual, ADOT&PF (latest revision) 
  

May 16, 2022 Planning Commission Packet 
Page 171 of 764



22 

  

May 16, 2022 Planning Commission Packet 
Page 172 of 764



23 

Section C. Construction Requirements 

C01 General 

This section establishes minimum construction requirements. Prior to any ground disturbing activities, 
call the Alaska Dig Line for utility locates in accordance with AS 42.30.400. 

C02 Road Construction 

C02.1 Clearing 

Cut and dispose of all trees, down timber, stumps, brush, bushes, and debris. Cut trees and brush to a 
height of not more than 6 inches above the surrounding ground. Clear the ROW, slope easements, and 
sight distance triangles. Where ROW exceeds 60 feet, clear a minimum of 60 feet. Clear utility 
easements, if used, for utilities constructed with the development. 

C02.2 Grubbing 

Remove and dispose of all stumps, roots, moss, grass, turf, debris, or other deleterious material within 
the fill and cut catch limits of the road plus 5 feet on each side, within the ROW, and cleared utility 
easements for underground utilities. 

C02.3 Disposal 

Dispose of clearing and grubbing debris in an area designated by the applicant outside of all ROW, 
platted utility easements, and platted private road corridors. Organic debris 3 inches in diameter by 8 
inches long, or smaller, may be left in place, outside of the road prism. 

C02.4 Slit Trenches 

Slit trenches are not allowed in the ROW. Utility easements may be used as a borrow source above a 2:1 
extension of the road prism, as shown in Figure A-3. Topsoil or other organic non-deleterious material 
may be disposed within the utility easement. Compact the disposal area with heavy equipment and 
grade the surface with positive drainage no steeper than 4:1 and no lower than the ditch line. Submit an 
as-built drawing showing the horizontal locations of borrow extraction along the road corridor with the 
Final Report. 

C02.5 Embankment Construction 

(a) Construct the road with the required structural section, see Figure C-1, and dimensions, see Table 
A-1 and Figure A-3, as determined by its classification. 

(b) Prepare the subgrade. Remove all organics from the area below the road prism and dispose in 
locations where embankment is not proposed. Bench existing slopes that are steeper than 4:1, 
measured at a right angle to the roadway, where roadway embankment is to be placed. 

(c) Place material meeting, or verify in-situ material meets, the requirements for Subbase specified in 
subsection C07 to a minimum depth of 20 inches with the upper 6 inches having no material with 
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a diameter larger than 6 inches. Place embankment in horizontal layers, as directed by the 
engineer, for the full width of the embankment and compact as specified before the next lift is 
placed. 

(d) Place 4 inches of Surface Course meeting the requirements specified in subsection C07. Finish with 
a 3 percent crown, and compact as specified. 

(e) For Residential and Residential Subcollector standard roads, compact all embankment to not less 
than 90 percent of the maximum dry density at the optimum moisture content and the top 24 
inches to not less than 95 percent of the maximum dry density at the optimum moisture content. 
For Residential Collector standard roads, compact all embankment to not less than 95 percent of 
the maximum dry density at the optimum moisture content. 

(f) Optimum moisture and maximum dry density will be determined by Alaska Test Method (ATM) 
207 and ATM 212 or alternative methods approved by DPW. 

(g) In-place density shall be determined by ATM 213 or alternative method approved by DPW. 
Compaction tests on the Subbase layer shall be taken at representative locations along the 
roadways as follows: 
(1) a minimum of three; 
(2) at least one per segment; 
(3) one additional test per 1000 linear feet, or portion thereof, when the combined length of 

roadway exceeds 1000 linear feet; 
(4) at least one out of every three within three feet of the shoulder, and the remainder in the 

center of a driving lane. 
(h) For paved roadways, substitute Surface Course with a minimum of 2 inches of Base Course and 2 

inches of HMA Type II, Class B, for Residential and Residential Subcollector streets, and a 
minimum of 3 inches of Base Course and 3 inches of HMA Type II, Class B, for Residential Collector 
Streets. Pavement shall meet MSB Special Provision Section 401 Hot Mix Asphalt Pavement. The 
width of the pavement shall be equal to two lane widths plus the shared paved shoulder width, if 
used, and finished with a 2 percent crown. Pavement edges shall be backed with additional Base 
Course graded and compacted flush with the pavement surface and tapered to the edge of the 
roadway. The pavement shall be washed or swept immediately following shouldering work. 

(i) Remove all loose material exceeding 6 inches in diameter from the ditches and foreslopes. Where 
slopes are 3:1 or steeper and longer than 10 feet measured along the slope face, trackwalk 
perpendicular to the slope, or the equivalent, to form 1-inch wide grooves parallel to the road no 
more than 12 inches apart. 

(j) Permanently stabilize backslopes 3:1 or steeper. Stabilization can be part of a subdivision 
agreement. Stabilization may be allowed to establish during the warranty period. 

C02.6 Unsuitable Subgrades 

When structurally unsuitable material such as peat, saturated material, or permafrost are present within 
the ROW, provide an appropriate structural design for approval by DPW, according to Section F, prior to 
construction. Place embankment to a depth that will produce a stable road surface with a final grade 18 
inches above the surrounding ground. 
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C03 Roads Outside of a Road Service Area 

Roads outside of a Road Service Area are not subject to the requirement for Surface Course. 

C04 Pioneer Road Construction Requirements 

Pioneer roads, whether proposed or existing, shall meet the requirements of Figure C-1, Table A-1, and 
Figure A-3. Place material meeting, or verify in-situ material meets, the requirements for Subbase 
specified in subsection C07 to a minimum depth of 12 inches. Additional road embankment may be 
required to provide a stable road surface. Surface Course is not required. Pioneer roads may be 
constructed offset from the centerline of the ROW to facilitate future expansion of the road. Cross 
drainage culverts, minimum 18 inch diameter, will be installed where determined necessary and 24 inch 
ditches will be provided for drainage. 

C05 Winter Construction 

Winter construction may be allowed. DPW will not accept any roads until all ground has thawed and any 
settlement areas corrected. 

C06 Alternate Methods and Materials 

Use of alternate materials and road construction methods that will more appropriately fit the conditions 
of the specific road locations, following general engineering practices, may be proposed by the applicant 
or their engineer in writing. Final acceptance of such plans must be approved by DPW. 

C07 Materials 

C07.1 Subbase 

(a) Is aggregate containing no muck, frozen material, roots, sod, or other deleterious matter; 
(b) has a plasticity index not greater than 6 as tested by ATM 204 and ATM 205; and 
(c) meets the requirements of Table C-2, as determined by ATM 304. 

C07.2 Base Course 

(a) Crushed stone or crushed gravel, consisting of sound, rough, durable pebbles or rock fragments of 
uniform quality; 

(b) free from clay balls, vegetable matter, or other deleterious matters; 
(c) meets the requirements of Table C-1; and 
(d) meets the requirements of Table C-2, as determined by ATM 304. 

C07.3 Surface Course 

(a) Is a screened or crushed gravel, consisting of sound, rough, durable pebbles or rock fragments of 
uniform quality; 

(b) free from clay balls, vegetable matter, or other deleterious matters; and 
(c) meets the requirements of Table C-2, as determined by ATM 304. 
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Table C-1: Aggregate Quality Properties for Base Course 

Property Test Method Base Course 
L.A. Wear, % AASHTO T 96 50, max 

Degradation Value ATM 313 45, min 

Fracture, % ATM 305 70, min 

Plastic Index ATM 205 6, max 

Sodium Sulfate Loss, % AASHTO T 104 9, max (5 cycles) 
 

Table C-2: Aggregate Gradations 

Sieve Designation Subbase Base Course Surface Course 
1 1/2 inch   100 

1 inch  100  
3/4 inch  70 to 100 70 to 100 
3/8 inch  50 to 80 50 to 85 

No. 4 20 to 60 35 to 65 35 to 75 
No. 8  20 to 50 20 to 60 

No. 50  6 to 30 15 to 30 
No. 200 0 to 10 0 to 6 7 to 13 

(Percent Passing By Weight) 
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Figure C-1: Structural Sections for Gravel Roads 

 

 

Figure C-2: Structural Sections for Paved Roads 
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Section D. Drainage 

D01 General 

The purpose of this section is to ensure that stormwater management is provided with land 
development activities. Responsible stormwater management is the treatment, retention, detention, 
infiltration, and conveyance of stormwater and other surface waters without adversely impacting 
adjoining, nearby, or downstream properties and receiving waters. 

D02 Requirements 

A preliminary drainage plan is required when road construction or disturbing land to create useable area 
for a subdivision is proposed. A drainage report is required for projects that include road construction, 
disturb 10,000 square feet of land or more, fill in wetlands, disturb land within 100 feet of the ordinary 
high water mark (OHWM) of a water body, disturb land within a mapped flood hazard area, or change 
the location, direction, quantity, or type of runoff leaving a site. See subsection D06 for specific 
requirements regarding fish passage culverts. It is the applicant’s responsibility to comply with all other 
applicable federal, state, and local codes and regulations. 

D02.1 Preliminary Drainage Plan 

Submit a preliminary drainage plan, prepared by an engineer or other qualified professional registered 
in the State of Alaska, with the preliminary plat or ROW construction permit application. The preliminary 
drainage plan shall show the project site at a legible scale plottable on 11” by 17” paper or larger and 
depict the following: 

(a) Existing and proposed property lines, plottable easements disclosed in the title report, the OHWM 
of water bodies with 100-foot upland offset, and existing mapped flood hazard areas. 

(b) Existing topography with horizontal and vertical accuracy meeting US National Map Accuracy 
standards, with 5-foot contour intervals if the ground slope is less than 10 percent and 10-foot 
contour intervals if the ground slope is greater than 10 percent. 

(c) Existing features that convey or retain drainage, including but not limited to: water bodies, 
wetlands, natural valleys, swales, ditches, check dams, culverts, and pipe systems. 

(d) Proposed drainage pattern and features, both constructed and natural, on site. Identify 
conveyance types, flow directions, and any drainage changes that may affect adjacent property. 

(e) Proposed stream crossings and anticipated culvert sizes. Identify fish-bearing streams. 

D02.2 Drainage Report 

Submit a drainage report, prepared by an engineer or other qualified professional registered in the State 
of Alaska, as part of the construction plan submittal in subsection F01.2. The drainage report shall 
include the following: 

(a) The drainage plan as specified in D02.1 (may be shown on two plans for clarity), updated to 
include: 
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(1) Pre-development and post-development catchment area boundaries determined using 2-
foot contour intervals; and 

(2) Locations of peak flow, peak velocity, and where runoff leaves the project site. 
(b) Description of methods, assumptions, and data sources used or made, including but not limited 

to: 
(1) Rainfall data from the NOAA-14 Precipitation Frequency Data Server. 
(2) Assumed post-development land cover conditions. 
(3) Method used to determine runoff quantities, time of concentration, peak flows, etc. 

(c) Catchment area maps used or created to evaluate down-gradient conditions. 
(d) Identify design elements, with supporting runoff calculations, necessary to show compliance with 

the drainage design criteria set forth in D03. 
(e) Fish passage culvert plans, if applicable. 

D03 Drainage Design Criteria 

(a) Design a drainage system for the project site to meet the criteria listed in Table D-1. 
(b) Retain natural drainage patterns to the extent possible. 
(c) Changes to drainage patterns must not adversely affect adjacent property or ROW. 
(d) Base the size and capacity of the drainage system on runoff volumes and flow rates assuming full 

development of the subdivision and a 10 percent increase to runoff from the catchment area. 
(e) Drainage easements are required where the ROW is not sufficient to accommodate drainage 

needs. See subsection E01.2. 
(f) Where drainage easements overlap utility easements: 

(1) Above ground drainage facilities, such as retention and detention basins, may be located in 
new utility easements only in a manner that will not interfere with utilities. See subsection 
H02. 

(2) Above ground drainage facilities located within existing utility easements require a letter of 
non-objection from affected utilities. 

(3) Culverts crossing utility easements require a letter of non-objection from affected utilities. 
(4) Underground drainage facilities such as infiltration trenches and vertical inlets shall not be 

located in utility easements. 
(g) Drainage to state or other municipal ROW are subject to their respective requirements and 

review. 
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Table D-1: Drainage Sizing and Analysis Criteria 

Design 
Requirement Purpose Criteria 
Conveyance Size conveyances to 

pass design peak flows. 
Drainage ditches: 10-year, 24-hour 
Non-regulated streams: 10-year, 24-hour 
Regulated streams: 100-year, 24-hour 

Wetlands Retain function of 
original wetlands 

Preserve the pre-development function of wetlands. For 
jurisdictional wetland areas, comply with United States 
Army Corps of Engineers wetlands development 
retention requirements. 

Water Quality Treat first flush 
pollutant loading 

Treat runoff generated by 0.50 inch of rainfall in a 24-
hour period. 

Erosion and 
Sedimentation 
Control 

Ensure channel stability 
for all project 
conveyances 

Control flows in conveyance channels so that transport 
of particles sized D50 and greater will not occur for the 
post-development peak flow. 

Extended 
Detention 

Protect streams and 
channels from damage 
from smaller, more 
frequent storm flows 

Provide 12 to 24 hours of detention for the post-
development project runoff in excess of pre-
development runoff volume for the 1-year, 24-hour 
storm. 

Flood Hazard Control peak flow to 
minimize downstream 
impacts 

Option 1 
Maintain the post-development project runoff peak 
flows from the 10-year, 24-hour storm to less than or 
equal to pre-development runoff peak flow at all project 
discharge points.  
 
Option 2 
Maintain the post-development project runoff peak 
flows to less than 1.10 times pre-development runoff 
peak flow at all project discharge points. Evaluate 
downstream until the project site area is less than 10% 
of the total upstream basin area and mitigate adverse 
impacts.  

Flood Bypass Prevent an increased 
risk of flood damage 
from large storm 
events. 

Compute post-development peak flow and delineate an 
unobstructed, overland flow path for runoff to overtop 
or bypass project conveyance routes for the post-
development 100-year, 24-hour storm. 
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D04 Drainage Ditches 

Stabilize ditches with gravel, turf, or rock riprap. See Table D-2 and Table D-3 for most common 
conditions and acceptable ditch lining materials. Evaluate channel stability for compliance with the 
Erosion and Sedimentation Control design requirement in Table D-1 for other conditions. 

Normal ditch depth shall be 30 inches and according to the typical section shown in subsection A06. The 
design peak flow required by Conveyance Design in Table D-1 shall be conveyed within ditches with a 
minimum freeboard of 12 inches. 

The ditch depth may be reduced at local high points of the ditch, provided the flow line offset is 
maintained and with DPW concurrence. Alternate ditch design along Residential and Residential 
Subcollector streets may be considered, if evidence is provided that the following conditions exist: 

(a) Ditches are a minimum of 18” deep; 
(b) The design peak flow required by Table D-1 is demonstrated to be conveyed within ditches with a 

minimum freeboard of 12 inches; 
(c) Adequate drainage routes are provided and constructed within the ROW or designated drainage 

easements; 
(d) Flow lines are established at least 8 feet from the edge of roadway. 
(e) Ditches are deepened to provide cross drainage through 24” corrugated metal culverts (18” with 

DPW approval). 
(f) Cross sectional area of ditch is at least 15 square feet. 

Table D-2: Ditch Stabilization 

Flow 
(cfs) 

Ditch Slope (ft/ft) 
0.005 0.01 0.02 0.03 0.04 0.05 0.06 0.07 0.08 0.09 0.10 

2.0 A A A A A A A A A A A 
4.0 A A A A A A A A B B B 
6.0 A A A A A A B B B B B 
8.0 A A A A A B B B B B B 
10.0 A A A A B B B B B B C 
20.0 A A A B B B C C C C C 
30.0 A A A B B C C C D D D 
40.0 A A B B C C C D D D E 
50.0 A A B B C C D D D E E 
60.0 A A B C C D D D E E E 
70.0 A A B C C D D E E E E 
80.0 A B C C C D E E E E E 
90.0 A B C C D D E E E E F 
100.0 A B C C D D E E E F F 
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Table D-3: Ditch Lining Materials 

Type Material D50 (in) Dmax (in) Dmin (in) Thickness (in) 
A Native Grass, Turf, or Gravel with < 6% fines 
B Riprap or Bone Rock 3.0 4.5 1.5 6.0 
C Riprap or Bone Rock 6.0 9.0 3.0 12.0 
D Riprap or Bone Rock 9.0 13.5 4.5 18.0 
E Riprap or Bone Rock 12.0 18.0 6.0 24.0 

 

D05 Culverts 

D05.1 General Culvert Design Criteria 

The following criteria apply to all cross road culverts for runoff or seasonal drainage: 

(a) The minimum culvert slope is 0.5 percent. 
(b) Culverts longer than 100 feet require appropriate maintenance access and DPW approval 
(c) Cross road culverts shall have a minimum diameter of 18 inches. 
(d) Culverts shall be sized to convey the design peak flow required by Table D-1, based on the larger 

of the two computed sizes using inlet control and outlet control. 
(e) Culverts shall be corrugated metal pipe (CMP) and minimum: 

(1) 16 gauge galvanized steel on Residential and Residential Subcollector streets; 
(2) 12 gauge galvanized steel on Residential Collector and Minor Collector streets; or 
(3) 16 gauge aluminum or aluminized if needed due to soil or water conditions. 

(f) Design and install energy dissipation rock aprons at culvert outlets in accordance with Hydraulic 
Engineering Circular No. 14 (FHWA). 

(g) Install culverts in accordance with the manufacturer’s recommendations for the anticipated traffic 
loads. 

D05.2 Stream Crossing Culvert Criteria 

The following criteria apply to all stream crossing culverts: 

(a) Prior to preliminary plat submittal, contact the Alaska Department of Fish and Game (ADFG), 
Division of Habitat to determine if a stream reach harbors fish. If so, stream crossing culverts shall 
be designed, constructed, and maintained according to D06. 

(b) Stream crossing culverts shall be placed as close to the pre-existing channel alignment as possible. 
Avoid placing culverts at pools and stream bends. 

(c) Road alignment shall be as close to perpendicular to the stream channel as possible. 
(d) Culvert slope shall be within 25 percent of the natural stream slope. For example, if the natural 

stream slope is 1.0 percent, the minimum design slope of the culvert would be 0.75 percent and 
the maximum design slope would be 1.25 percent. 

(e) Culvert outlet and inlet protection shall be used as necessary to reduce the risk of scour and 
perching. 
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(f) Stream crossings shall be composed of a single pipe or arch for the main stream channel. 
(g) Overflow culverts may be used but should be placed at a higher elevation so that flows up to the 

OHWM pass through the primary culvert. 
(h) Stream crossings shall maintain the connectivity of wetlands adjacent to stream channels and shall 

accommodate sheet flow within such wetlands. 
(i) Stream crossing culverts shall not interfere with the functioning of floodplains and shall be 

designed to convey the design peak flow required by Table D-1. If the stream crossing culvert is 
not designed to accommodate the 100-year flow, a route must be established to safely convey 
flows exceeding the design peak flow without causing damage to property, endangering human 
life or public health, or causing significant environmental damage. 

(j) In cases of crossings within high entrenchment ratio environments, the ratio of the flood prone 
width to the OHWM width is greater than 2.2, floodplain overflow culverts may be beneficial to 
floodplain connectivity and can be used to pass the design flow. Minimum width requirements for 
the primary culvert still apply. 

(k) Stream crossing culverts shall have a minimum diameter of three feet. 
(l) Stream crossing culvert pipes and arches shall be metal. 
(m) Culverts longer than 100 feet require appropriate maintenance access and DPW approval 
(n) Install culverts in accordance with the manufacturer’s recommendations for the anticipated traffic 

loads. 

D06 Fish Passage Culverts 

These criteria provide general design guidance for road crossings of fish-bearing streams to maintain the 
full hydrologic functioning of the water body they are crossing. Site-specific conditions, such as multi-
thread channels, may require alternate design approaches. 

D06.1 Pre-design Conference 

Schedule a fish passage pre-design conference with DPW prior to permit submittals. The pre-design 
conference is to: 
(a) determine required permits; 
(b) coordinate interagency requirements; 
(c) determine any site-specific design requirements; and 
(d) establish a plan review process. 

D06.2 Stream Simulation Method 

Stream simulation methodologies shall be used for the design of all fish-bearing stream crossings. The 
stream simulation method uses reference data from a representative section, or reference reach, of the 
specific water body crossed. This method attempts to replicate the natural stream channel conditions 
found upstream and downstream of the crossing. Sediment transport, flood and debris conveyance, and 
fish passage are designed to function as they do in the natural channel. 
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Reference Reach 

(a) Select a reference reach on the water body being crossed that is outside any anthropogenic 
influence, such as an existing culvert. In most cases of new crossings, the reference reach can be 
at the crossing location. 

(b) The length of the reference reach should be a minimum of 20 times the reference bankfull width 
and no less than 200 feet. 

(c) If there is not a suitable reference reach on the water body being crossed, a reference reach may 
be chosen from another water body with similar geomorphic and hydrologic characteristics. The 
reference reach characteristics should meet the following criteria in comparison to the water body 
being crossed: 
(1) The reference reach bankfull width should be at least one half and no more than two times 

that of the water body being crossed; 
(2) The reference reach bankfull discharge should be at least one half and no more than one 

and one half times the bankfull discharge of the water body being crossed; and 
(3) The stream order of the reference reach should be within one stream order of the water 

body being crossed. 
(d) For a reference reach from another water body, the geomorphic characteristics of the crossing 

shall be scaled using ratios of the bankfull conditions. 
(e) The reference reach bankfull dimensions should be determined in the field by surveying a detailed 

cross section at the upper 1/3 of a representative riffle. 
(f) Reference data shall include, at a minimum: 

(1) channel width at the OHWM, 
(2) bankfull width, 
(3) bankfull cross-sectional area, 
(4) bankfull slope based on the longitudinal profile, 
(5) substrate, and 
(6) potential for floating debris. 

Culvert Size, Slope, and Substrate 

In addition to D05.2, the following criteria apply to fish passage culverts: 

(a) Under normal flow conditions, the channel within or under the fish passage culvert shall not differ 
from the reference reach condition in regards to the channel width at the OHWM, cross-sectional 
area, slope, substrate, and ability to pass floating debris. 

(b) The width of fish passage culverts shall not be less than the greater of 1.2 times the channel width 
at the OHWM and 1.0 times the bankfull width. 

(c) Fish passage culverts shall have a minimum diameter of five feet. 
(d) The use of smooth wall culverts is prohibited. 
(e) The use of trash racks or debris interceptors is prohibited 
(f) Round culvert pipes shall have a minimum invert burial depth of 40 percent of the culvert 

diameter into the substrate. Arch or box culverts shall have a minimum invert burial depth of 20 
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percent of the culvert’s rise into the substrate, unless scour analysis shows less fill is acceptable. 
The minimum invert burial depth is 1 foot. 

(g) The gradation of the substrate material within a fish passage culvert shall be designed to be a 
dense, well-graded mixture with adequate fines to ensure that the majority of the stream flows on 
the surface and the minimum water depth is maintained. 

(h) Substrate material within or under the fish passage culvert shall remain dynamically stable at all 
flood discharges up to and including a 50-year flood. Dynamic stability means that substrate 
material mobilized at higher flows will be replaced by bed material from the natural channel 
upstream of the crossing. For crossings without an adequate upstream sediment supply, the 
substrate material within the crossing shall be designed to resist the predicted critical shear forces 
up to the 100-year flood. For culverts with a slope of 6 percent or greater, substrate retention sills 
may be required to allow the bed load to continuously recruit within the culvert. 

(i) Substrate material within or under the fish passage culvert shall incorporate a low flow channel. 
The low flow channel should mimic the reference reach where possible. If the low flow channel 
dimensions are not discernable from the reference reach, the low flow channel should have a 
cross sectional area of 15 to 30 percent of the bankfull cross sectional area and a minimum depth 
of 4 inches for juvenile fish and 12 inches for adult fish. The low flow channel should be defined by 
rock features that will resist critical shear forces up to the 100-year flood. 

(j) Constructed streambanks are recommended inside fish passage culverts to protect the culvert 
from abrasion, provide resting areas for fish, and provide for small mammal crossing. If 
streambanks are constructed through a crossing, the streambanks shall be constructed of rock 
substrate designed to be stable at the 100-year flood. The streambank width should be a 
minimum of 1.5 times the maximum sieve size of the streambed material (D100). The crossing 
width shall be increased to allow for the channel width plus the streambanks. 

(k) If substrate retention sills are used, they shall have a maximum weir height of one half of the 
culvert invert burial depth. Substrate retention sills shall be spaced so that the maximum drop 
between weirs is 4 inches. The use of sills without substrate is not allowed. 

(l) Other state and federal requirements may apply. 

D06.3 Hydraulic Method 

Hydraulically designed culverts are discouraged for fish-bearing stream crossings, though may be 
approved by DPW and ADFG in circumstances where stream simulation is not practical. In addition to 
D05.2, the following criteria apply to hydraulically designed culverts: 

(a) The hydraulic method uses the swimming capability and migration timing of target design species 
and sizes of fish to create favorable hydraulic conditions throughout the culvert crossing. 
Information and design software for this methodology is available from ADFG, Division of Sport 
Fisheries (Fishpass) and the US Forest Service (FishXing). 

(b) The design fish shall be a 55-milimeter (2.16-inch) juvenile coho salmon for anadromous streams 
and a 55-milimeter (2.16-inch) Dolly Varden char for non-anadromous streams. These criteria may 
change based on ongoing research by federal and state agencies. 
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(c) Fish passage high flow design discharge will not exceed the 5 percent annual exceedance flow or 
0.4 times the 2-year peak flow, whichever is lower and has the most supporting hydrologic data. 

(d) Fish passage low-flow design discharge shall ensure a minimum 6-inch water depth or natural low 
flow and depth within the reach the crossing occurs. In cases where local conditions preclude 
natural low flow characteristics, backwatering or in-culvert structures should be considered. 

(e) In cases where flared end sections with aprons are necessary and fish passage is required, water 
depths and velocities that satisfy fish passage criteria must be demonstrated across the apron in 
addition to within the culvert. 

(f) Fish passage criteria for culverts crossing tidally-influenced streams must be satisfied 90 percent 
of the time. Tidally-influenced streams may sometimes be impassable due to insufficient depth at 
low flow and low tide. If the tidal area immediately downstream of a culvert is impassable for fish 
at low tide, the exceedance criterion shall apply only to the time during which fish can swim to the 
culvert. 

(g) Other state and federal requirements may apply. 

D07 Soil Infiltration Facilities 

Soil infiltration may be used to reduce stormwater flow and volume with the following criteria: 

(a) Soil infiltration facilities within Borough ROW or drainage easements should be designed such that 
they are not considered Class V injection wells. See Appendix A for the EPA’s memorandum 
addressing the subject in June 2008. 
(1) Private drainage facilities that are considered Class V injection wells require conformance 

with EPA regulations. 

D08 Rainfall Data 

D08.1 Rainfall Distribution 

Intensity-Duration-Frequency (IDF) and 24-hour rainfall data are furnished by NOAA Atlas 14 Point 
Precipitation Frequency Estimates. Use SCS Type-I Rainfall Distribution and 24-hour rainfall depth to 
compute runoff. 

D08.2 Runoff Transformation 

Use the Rational Method for estimating peak flows in drainage basins less than 200 acres and with times 
of concentration less than 20 minutes for design of conveyances. Use NRCS (SCS) Unit Hydrograph 
Method for estimating runoff volumes and peak flows for other conditions and applications. Other 
methods more appropriate for site conditions may be utilized upon DPW approval.
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Section E. Easements 

E01 General 

E01.1 Common Access Easements 

When a shared driveway is required for two or more lots, a common access easement shall be granted 
for the exclusive use of the subject lots, unless otherwise accommodated. The common access 
easement shall be sized to reasonably accommodate separation of the shared driveway to the individual 
lots. 

E01.2 Drainage Easements 

Drainage easements are required where the ROW is not sufficient to accommodate drainage needs. 
Drainage easements can overlap with other platted easements and shall begin or terminate at the ROW. 
Drainage easements shall be a minimum width of 20 feet, and a minimum average length of 20 feet 
outside of any overlapping easements or of sufficient size and area shown to facilitate construction and 
maintenance. 

E01.3 Slope Easements 

Slope easements are required to contain all cut and fill slopes steeper than 2.5:1 that extend outside of 
the ROW, plus at least 5 feet outside the cut or fill catches. 

E01.4 Sight Distance Maintenance Easements 

Sight distance maintenance easements are required where intersection sight triangles extend outside of 
the ROW. 

E01.5 Snow Storage Easements 

Snow storage easements are required where the ROW is not sufficient to accommodate anticipated 
snow removal needs. Snow storage easements shall be located where the storage of snow would not 
impede sight distance. 

E01.6 Utility Easements 

Unless lots are otherwise served by alternate utility easements or agreements, at least one 15-foot 
utility easement adjacent to the ROW is required to allow for utility installation and maintenance. 
Additional utility easements may be required as deemed reasonably necessary by utility companies to 
serve the subdivision or protect existing facilities. The applicant is responsible for satisfying any conflicts 
that may occur in the request for easements from any utility company during the platting process. 

Platted utility easements are to be clear of wells, septic systems, structures, or encroachments, as 
defined by MSB or other applicable code; unless the applicant has obtained an encroachment permit 
from the MSB and a "Non-Objection to Easement Encroachment” from each utility. 
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Utility easements are to be fully useable for utility installation where installation equipment can safely 
work. Whenever possible, utility easements should not be placed in swamps, steep slopes, or other 
unusable areas. 
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Section F. Development Implementation 

F01 General 

This section describes the procedure that is to be followed before constructing any improvements 
required for recording a subdivision plat. The applicant’s engineer shall be the primary point of contact 
throughout this process. 

It is the applicant’s responsibility to determine, acquire, and follow permits required by other agencies. 
Approval from MSB does not supersede other agencies’ permit requirements. 

F01.1 Preliminary Plat Submittal 

The preliminary plat submittal is to be accompanied by: 

(a) ADT calculations per A15; 
(b) Preliminary drainage plan per D02.1; 
(c) Road plan and profile for sections of road where proposed grades exceed 6 percent where cuts 

and fills exceed 5 feet in height measured from the centerline, or where slope easements will be 
required, and cross sections at the maximum cut and fill sections. Road plan and profile shall 
include the vertical curves or grade breaks on either side of the subject sections; 

(d) Road plan, profile, and cross-sections if required by B03.3; and 
(e) Intersection sight distance evaluation, if requested, according to A09.1. 

F01.2 Construction Plans 

Submit construction plans to DPW at least seven calendar days before the preconstruction conference. 
All plan drawing submittals shall be at a scale of 1 inch = 50 feet or more detailed, plottable on 11” by 
17” paper. Construction plans shall include the following: 

(a) Drainage Report, according to D02.2; 
(b) Plan & Profile of proposed roads (if required by F01.1); 

(1) Existing topography with horizontal and vertical accuracy meeting US National Map 
Accuracy standards, two-foot contour intervals within the proposed road corridors. 

(c) Asbuilt survey of visible improvements and above ground utilities within and adjacent to the 
subdivision; 

(d) Copy of agency accepted permit applications required for the improvements prior to construction, 
including but not limited to ADOT&PF Approach Road Permit, DNR Section Line Easement 
authorization, MSB Flood Hazard Development permit, and USACE wetland fill permit; and 

(e) Plans for any proposed improvements within the ROW that are outside of the scope of this 
manual (e.g. retaining walls or guard rail) or do not conform to the standards set forth herein, 
conforming to ADOT&PF design criteria and standards. 
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F01.3 Preconstruction Conference 

The preconstruction conference is for the purpose of reviewing and approving the Subdivision 
Construction Plan for the required improvements. The engineer may request scheduling of a 
preconstruction conference with DPW after the preliminary plat has been approved by the Platting 
Board, the Platting Board Action Letter has been received, and the construction plans have been 
submitted. Scheduling of preconstruction conference requests may be delayed during the month of 
October. The applicant, or designated representative, and the engineer must attend the preconstruction 
conference. In addition to the construction plans, the following items will be provided at or prior to the 
preconstruction conference: 

(a) Cost estimate of required improvements for the determination of the inspection fee according to 
the most recently adopted Schedule of Rates and Fees; 

(b) Proof of compliance with the Alaska Pollutant Discharge Elimination System Program; 
(1) Acceptable proof includes a Notice of Intent (NOI), a Low Erosivity Waiver (LEW), or a 

determination by a qualified person that neither is needed. 
(c) Rough plan and time line for construction; 
(d) Copy of any issued permits required for the improvements prior to construction; 
(e) Off-site material source and quantities; and 
(f) On-site clearing, grubbing, and topsoil disposal plan, location map. 

The Subdivision Construction Plan must be signed by the applicant, or designated representative, and 
the engineer. Upon acceptance of the Subdivision Construction Plan by DPW and payment of the 
inspection fee, the Platting Division will issue a Notice to Proceed (NTP).  

Some construction plans or permit approvals may take longer to develop or obtain, such as fish passage 
culvert plans and associated permits. Those finalized plans and issued permits may be submitted later 
but must be received and reviewed by DPW before construction begins within the respective areas. 

F01.4 Interim Inspections 

The applicant’s engineer shall supervise all phases of construction. Notify DPW of changes to the 
Subdivision Construction Plan, such as adding or deleting a cross culvert, changes in culvert size, adding 
or deleting a drainage facility, grade changes of more than 1 percent or that would result in grades of 
over 6 percent or cuts or fills of over 5 feet in height measured from the centerline, or changes to 
foreslopes or backslopes. The changes should be approved by DPW prior to completion of construction. 
Periodic interim inspections may be conducted by DPW. Interim inspections may be requested by the 
engineer. 

F01.5 Subdivision Agreements 

If a developer wishes to enter into a Subdivision Agreement and the requirements of MSB 43.55.010(A) 
are met, the engineer shall submit a request to DPW no later than October 15th for an Interim 
Inspection. The Interim Inspection shall be attended by the engineer and DPW, and a list of remaining 
improvements and work items will be developed. The engineer shall then submit a request for a 
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Subdivision Agreement containing the scope of work, quantity estimates, and cost estimate in 
accordance with MSB 43.55 to Platting and for approval by DPW. DPW will only approve the request for 
a Subdivision Agreement if all of the minimum required improvements have been inspected by October 
31st or before winter conditions prohibit inspection, whichever comes first. 

F01.6 Pre-Final Inspection 

When the engineer has determined that construction of the improvements will be substantially 
complete according to the Subdivision Construction Plan, the engineer will request a Pre-Final 
Inspection. The Pre-Final Inspection request must be received by September 30th and shall include a 
description of work yet to be completed. The Pre-Final Inspection will be scheduled to occur within 14 
calendar days of the request and shall be attended by the engineer and DPW. A punch list will be 
developed, if any work items remain, at the Pre-Final Inspection. 

F01.7 Final Inspection 

When construction of the improvements and punch list items are complete according to the Subdivision 
Construction Plan, the engineer will request a Final Inspection of the improvements. The Final Inspection 
request must be received by October 15th. Final Inspections will cease October 31st, or when winter 
conditions prohibit inspection, whichever comes first. The Final Inspection will be scheduled to occur 
within 14 calendar days of the request and shall be attended by the engineer and DPW. 

F01.8 Final Report 

Upon DPW approval of the Final Inspection, the engineer shall submit a written Final Report to the 
Platting Division. The Final Report shall include: 

(a) Stamped and signed narrative describing at a minimum:  
(1) road construction process and equipment used, 
(2) material source and disposal areas, 
(3) road embankment and subbase used, 
(4) road topping or pavement used, 
(5) compactive effort, 
(6) road dimensions and shaping (length, roadway width, material thicknesses, pavement 

width, crown, cul-de-sac or t-turnaround dimensions and slope, foreslope, backslope, 
maximum centerline grade, etc.) for each road constructed, 

(7) drainage, ditch depth, location of drainage easements, and 
(8) road standard certification (Pioneer Road, Residential Street, etc.) for each road 

constructed; 
(b) Stamped and signed final drainage plan, (minimum 11”x17”); 
(c) As-built drawing showing the horizontal locations of borrow extraction along the road corridor; 
(d) Documentation verifying Surface Course thickness such as photos and descriptions of test pits, 

scale tickets, asbuilt surveys, or alternative methods approved by DPW; 
(e) Compaction test reports; 
(f) Gradation tests, if required; and 
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(g) Photos of each stage of construction. 

DPW will review the report and provide comments, if necessary, within 14 calendar days. 

F01.9 Construction Acceptance 

Upon approval of the Final Report, DPW will issue a Certificate of Construction Acceptance. 

F01.10 Warranty 

All improvements are to be guaranteed until October 31st of the calendar year following DPW approval 
of the Final Inspection. Roads within a Road Service Area may be accepted for maintenance at the end 
of the warranty. Pioneer Roads are not eligible for maintenance. Maintenance of Mountain Access 
Roads is at the discretion of DPW. 

During the warranty period, the applicant is responsible for any road maintenance including, but not 
limited to: snow removal, maintaining a smooth road surface and crown, maintaining stabilized 
foreslopes and backslopes, and maintaining positive drainage. If any deficiencies arise during the 
warranty, DPW will issue a punch list to the applicant by September 1st to allow time for completion of 
repairs. The applicant must notify DPW of completion of repairs by October 15th for the roads to be 
eligible for maintenance on November 1st. 

The warranty period for improvements following completion of a subdivision agreement may be 
lessened to one calendar year. The applicant shall request a punch list from DPW no more than one 
month before the end of the one-year warranty. 

If the subdivision plat has not recorded by April 30th or if warranty repairs are not completed by October 
15th, the warranty will be extended an additional year and the warranty process will be repeated. 

Maintenance may be denied and the Certificate of Construction Acceptance revoked if deficiencies are 
not corrected to the satisfaction of DPW. A notice may be recorded indicating to the public that the MSB 
is not responsible for road upkeep and maintenance until such a time that the deficiencies are 
corrected. 

  

May 16, 2022 Planning Commission Packet 
Page 194 of 764



45 

Section G. Commercial and Industrial Subdivisions 

G01 General 

Commercial and Industrial subdivisions shall be designed using trip generation rates from the Institute 
of Transportation Engineers (ITE) Trip Generation Manual, and to meet the standards of AASHTO, 
International Fire Code (IFC), and any other applicable standards or code. 
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Section H. Utilities 

H01 General 

These standards apply to the design and construction of utility facilities within the MSB. All utility 
installation within existing or proposed ROW or utility easements must comply with the provisions of 
MSB or other applicable code, or as otherwise approved by the permitting authority. 

H02 Utility Location Guidelines 

H02.1 Underground Utility Facilities: 

(a) The location of utility facilities placed within the ROW shall be coordinated with the permitting 
authority. 

(b) Backslopes or foreslopes which extend into a utility easement should not exceed 4:1. These limits 
are necessary for construction equipment for utility installation. 

(c) Utility facilities paralleling the road shall not be located within 10 feet of the roadway, unless 
otherwise approved by the permitting authority. 

(d) Underground road crossings shall be buried a minimum of 48 inches below finished grade. Backfill 
shall be compacted according to the requirements of Section C, or as otherwise approved by the 
permitting authority. 

(e) Conduit road crossings, if used, shall be installed in accordance with each utility company’s 
standards and applicable code. 

(f) Standard burial depth of longitudinal utilities is 36 inches below grade. The applicant should 
delineate areas, such as where driveways and drainage easements are planned, where deeper 
burial may be needed. 

H02.2 Above Ground Utility Facilities: 

(a) Above ground pedestals, poles, and utility facilities shall not be located within 10 feet of the 
roadway, unless an alternate design meets clear zone requirements. 

(b) Above ground pedestals, poles, and utility facilities shall not be located such that they 
substantially block intersection or driveway sight triangles. 

(c) Unless otherwise authorized by the permitting authority, above ground pedestals, poles, and 
utility facilities shall not be located within the ROW nearer than 40 feet from the point of 
intersection of the extension of the property lines at any existing or proposed intersection on 
Residential Collector streets or higher classification. 

(d) Above ground pedestals, poles, and utility facilities shall not be located within a common access 
easement or drainage easement, within 20 feet of a common access point, or within 10 feet of a 
roadway cross culvert. 

(e) Permanent 5-foot high snow marker poles, grey with white retroreflective sheeting or yellow, shall 
be installed on all pedestals and vaults. 

(f) All guy wires installed within the ROW or utility easements adjacent to, or near to a roadway shall 
have a minimum 8-foot long yellow delineator installed above the anchor. 
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(g) Pedestals located within the ROW shall be located within the outer 1 foot of the ROW. 

H02.3 Separation of Utilities: 

(a) Recommend 5-foot horizontal separation between power poles and buried utilities. 
(b) Recommend minimum 1-foot physical separation between all underground utilities. 
(c) Separation of storm, sewer, and water utilities shall meet the requirements of the Alaska 

Department of Environmental Conservation. 
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Appendix A 

Environmental Protection Agency Memorandum - Class V Injection Wells 
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Underground Injection Control (UIC) Program Class V Well Identification Guide 
This reference guide can be used to determine which stormwater infiltration practices/technologies have the potential to be regulated as “Class V” 
wells. Class V wells are wells that are not included in Classes I through IV.  Typically, Class V wells are shallow wells used to place a variety of 
fluids directly below the land surface.  By definition, a well is “any bored, drilled, driven shaft, or dug hole that is deeper than its widest surface 
dimension, or an improved sinkhole, or a subsurface fluid distribution system” and an “injection well” is a “well” into which “fluids” are being 
injected (40 CFR §144.3). Federal regulations (40 CFR §144.83) require all owners/operators of Class V wells to submit information to the 
appropriate regulatory authorities including the following: 

1. Facility name and location  
2. Name and address of legal contact  
3. Ownership of property 
4. Nature and type of injection well(s) 
5. Operating status of injection well(s) 

For more information on Class V well requirements, please visit http://www.epa.gov/safewater/uic/class5/comply_minrequirements.html. For more 
information on green infrastructure, please visit http://www.epa.gov/npdes/greeninfrastructure. 

The stormwater infiltration practices/technologies in rows A through I below are generally not considered to be wells as defined in 40 CFR §144.3 
because typically they are not subsurface fluid distribution systems or holes deeper than their widest surface dimensions.  If these 
practices/technologies are designed in an atypical manner to include subsurface fluid distribution systems and/or holes deeper than their widest 
surface dimensions, then they may be subject to the Class V UIC regulations.  The stormwater infiltration practices/technologies in rows J through K 
however, depending upon their design and construction probably would be subject to UIC regulations.  

UIC Class V Well Identification Guide 
June 11, 2008 
Page 1 
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Infiltration 
Practice/Technology Description 

Is this Practice/Technology 
Generally Considered a Class 

V Well? 

A Rain Gardens & Bioretention Areas 
Rain gardens and bioretention areas are landscaping features adapted 
to provide on-site infiltration and treatment of stormwater runoff 
using soils and vegetation. They are commonly located within small 
pockets of residential land where surface runoff is directed into 
shallow, landscaped depressions; or in landscaped areas around 
buildings; or, in more urbanized settings, to parking lot islands and 
green street applications. 

No. 

B Vegetated Swales 
Swales (e.g., grassed channels, dry swales, wet swales, or bioswales) 
are vegetated, open-channel management practices designed 
specifically to treat and attenuate stormwater runoff. As stormwater 
runoff flows along these channels, vegetation slows the water to 
allow sedimentation, filtering through a subsoil matrix, and/or 
infiltration into the underlying soils.  

No. 

C Pocket Wetlands & Stormwater 
Wetlands 

Pocket/Stormwater wetlands are structural practices similar to wet 
ponds that incorporate wetland plants into the design. As stormwater 
runoff flows through the wetland, pollutant removal is achieved 
through settling and biological uptake. Several design variations of 
the stormwater wetland exist, each design differing in the relative 
amounts of shallow and deep water, and dry storage above the 
wetland. 

No. 

D Vegetated Landscaping 
Self-Explanatory. No. 

E Vegetated Buffers 
Vegetated buffers are areas of natural or established vegetation 
maintained to protect the water quality of neighboring areas. Buffer 
zones slow stormwater runoff, provide an area where runoff can 
infiltrate the soil, contribute to ground water recharge, and filter 
sediment. Slowing runoff also helps to prevent soil and stream bank 
erosion. 

No 

UIC Class V Well Identification Guide 
June 11, 2008 
Page 2 
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Infiltration 
Practice/Technology Description 

Is this Practice/Technology 
Generally Considered a Class 

V Well? 

F Tree Boxes & Planter Boxes 
Tree boxes and planter boxes are generally found in the right-of-ways 
alongside city streets.  These areas provide permeable areas where 
stormwater can infiltrate.  The sizes of these boxes can vary 
considerably. 

No. 

G Permeable Pavement 
Permeable pavement is a porous or pervious pavement surface, often 
built with an underlying stone reservoir that temporarily stores 
surface runoff before it infiltrates into the subsoil. Permeable 
pavement is an environmentally preferable alternative to traditional 
pavement that allows stormwater to infiltrate into the subsoil. There 
are various types of permeable surfaces, including permeable asphalt, 
permeable concrete and even grass or permeable pavers. 

No. 

H Reforestation 
Reforestation can be used throughout a community to reestablish 
forested cover on a cleared site, establish a forested buffer to filter 
pollutants and reduce flood hazards along stream corridors, provide 
shade and improve aesthetics in neighborhoods or parks, and improve 
the appearance and pedestrian comfort along roadsides and in parking 
lots. 

No. 

I Downspout Disconnection 
A practice where downspouts are redirected from sewer inlets to 
permeable surfaces where runoff can infiltrate. 

In certain circumstances, for example, 
when downspout runoff is directed 
towards vegetated/pervious areas or is 
captured in cisterns or rain-barrels for 
reuse, these practices generally would 
not be considered Class V wells.  

J Infiltration Trenches 
An infiltration trench is a rock-filled trench designed to receive and 
infiltrate stormwater runoff. Runoff may or may not pass through one 
or more pretreatment measures, such as a swale, prior to entering the 
trench. Within the trench, runoff is stored in the void space between 
the stones and gradually infiltrates into the soil matrix.  There are a 
number of different design variations.  

In certain circumstances, for example, if 
an infiltration trench is “deeper than its 
widest surface dimension,” or includes 
an assemblage of perforated pipes, drain 
tiles, or other similar mechanisms 
intended to distribute fluids below the 
surface of the ground, it would probably 
be considered a Class V injection well. 

UIC Class V Well Identification Guide 
June 11, 2008 
Page 3 
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Infiltration 
Practice/Technology Description 

Is this Practice/Technology 
Generally Considered a Class 

V Well? 

K Commercially Manufactured 
Stormwater Infiltration Devices 

Includes a variety of pre-cast or pre-built proprietary subsurface 
detention vaults, chambers or other devices designed to capture and 
infiltrate stormwater runoff. 

These devices are generally considered 
Class V wells since their designs often 
meet the Class V definition of subsurface 
fluid distribution system.   

L Drywells, Seepage Pits, Improved 
Sinkholes.   

Includes any bored, drilled, driven, or dug shaft or naturally occurring 
hole where stormwater is infiltrated.   

These devices are generally considered 
Class V wells if stormwater is directed to 
any bored, drilled, driven shaft, or dug 
hole that is deeper than its widest surface 
dimension, or has a subsurface fluid 
distribution system. 

UIC Class V Well Identification Guide 
June 11, 2008 
Page 4 
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Acronyms & Abbreviations 

AASHTO American Association of State Highway and Transportation Officials 
ADFG Alaska Department of Fish and Game 
ADT Average Daily Traffic 
ADOT&PF Alaska Department of Transportation and Public Facilities 
ATM Alaska Test Method 
cfs cubic feet per second 
CMP Corrugated metal pipe 
DPW Department of Public Works of the Matanuska-Susitna Borough 
FHWA Federal Highway Administration 
ft feet 
h:v horizontal to vertical 
IDF Intensity-Duration-Frequency 
IFC International Fire Code 
in inches 
ITE Institute of Transportation Engineers 
LEW Low Erosivity Waiver 
LRTP Long Range Transportation Plan 
mph miles per hour 
MSB Matanuska-Susitna Borough 
N/A not applicable 
NOAA National Oceanic and Atmospheric Administration 
NRCS Natural Resources Conservation Service 
NTP notice to proceed 
OHWM ordinary high water mark 
OSHP Official Streets and Highways Plan 
PUE public use easement 
ROW right-of-way 
SCS Soil Conservation Service 
VPD vehicles per day 
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Definitions 

Access Point The location along a road at which a driveway or road intersects. 

Arterial A road that provides a high level of mobility within the transportation network. 
Arterials have managed access with a minimal number of intersections or 
interchanges. 

Average Daily 
Traffic 

The total number of vehicle trips during a given time period (in whole days greater 
than one day and less than one year) divided by the number of days in that time 
period. 

Backslope On a roadway section in a cut, the portion of the roadside that slopes up from the 
roadside ditch and away from the roadway to the top of the cut, see Figure A-3. 

Catchment Area The total area contributing stormwater runoff to a particular point, site, or 
structure. 

Collector A road that links local roads with arterials and performs some duties of each. 
Collectors have managed access with a moderate number of intersections and 
driveways. 

Curve Return The curve located at the corner of an intersection, connecting the roadway edge of 
one road to the roadway edge of an intersecting road or driveway. 

Detention The temporary storage of runoff, for later controlled release. 

Drainage 
Pattern 

The configuration of a drainage system including manmade and natural features 
within a catchment area. 

Driveway A vehicular access way between a road and a parking area within a lot or property. 

Embankment Earthen material that is placed and compacted for the purpose of raising the grade 
of a roadway. 

Engineer An individual who is registered as a Professional Civil Engineer in the State of 
Alaska. 
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Feasible Reasonable and capable of being done or carried out. 

Foreslope On a roadway section, the portion of the roadside that slopes down and away from 
the roadway, see Figure A-3. 

Functional Area The physical area of an intersection and 
the area extending both upstream and 
downstream which includes perception 
reaction distance, maneuver distance, and 
storage length.  

Intersection The general area where two or more roads join or cross. 

Local Road A road that provides access to abutting property, rather than to serve through 
traffic. Local roads are not access controlled and can have frequent intersections 
and driveways. 

Lot Frontage A property line that abuts the right-of-way that provides access to the lot. 

Ordinary High 
Water Mark 

The elevation marking the highest water level which has been maintained for a 
sufficient time to leave evidence upon the landscape. Generally, it is the point 
where the natural vegetation changes from predominately aquatic to upland 
species. 

Positive 
Drainage 

Clear, unobstructed flow of water away from structures and roadways without 
localized ponding. 

Public Use 
Easement 

Provides the rights for ingress, egress, roadways, right-of-way, public utilities, and 
slopes for cuts and fills. The rights are to the public in general, and public utilities 
governed by permits required under federal, state, and local laws and regulations. 
May also be known as a public access easement or right-of-way. 

Regulated 
Stream 

Any watercourse along which the flood hazard areas have been mapped and 
approved by the Federal Emergency Management Agency; any stream which 
harbors fish, as determined by the Alaska Department of Fish and Game; or any 
stream designated as regulated by MSB. 

Retention The prevention of runoff. Stormwater, which is retained, remains indefinitely, with 
the exception of the volume lost to evaporation, plant uptake, or infiltration. 
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Right-of-way A strip of land reserved, used, or to be used for a street, alley, walkway, airport, 
railroad, or other public or private purpose. 

Road A general term denoting a public thoroughfare used, or intended to be used, for 
passage or travel. 

Road Prism The foundation that supports the roadway; see Figure A-3. 

Roadway The portion of a road that includes driving lanes and shoulders, see Figure A-3. 

Segment A portion of road between two significant intersections or an intersection and its 
terminus. 

Shoulder The portion of a roadway contiguous to any traveled way for lateral support of 
surface courses, see Figure A-3. 

Street A general term usually denoting an urban or suburban road. 

Stub Road A right-of-way or road segment, that is planned to be extended, typically short in 
length, which terminates at the boundary of a subdivision or masterplan phase.or 
site plan, the purpose of which is to ultimately connect to abutting property when 
it is developed. 

T-intersection A three leg intersection in the form of a “T”. 

Through Street A road given preferential right of way; roads which intersect a through street are 
controlled, such as with a stop sign or yield sign. 

Water Body A permanent or temporary area of standing or flowing water. Water depth is such 
that water, and not air, is the principal medium in which organisms live. Water 
bodies include, but are not limited to: lakes, ponds, streams, rivers, sloughs, and all 
salt water bodies. 
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Introduction 

This manual is intended to accomplish the following goals: 

(1) To establish standards for the design and construction of transportation networks 
throughout the Matanuska-Susitna Borough. 

(2) To provide information and guidelines for the design, construction, and upgrade of roads, 
drainage facilities, and utilities within rights-of-way. 

(3) To develop and maintain a safer and more efficient transportation system. 
(4) To minimize operation & maintenance efforts. 
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Section A. Street Design 

A01 General 

These provisions establish appropriate standards for the design of roads. The purpose of these 
provisions is to: 

(1) promote the safety and convenience of motorized and non-motorized traffic; 
(2) promote the safety of neighborhood residents; 
(3) minimize the long term costs for maintenance and repair; 
(4) protect the residential qualities of neighborhoods by limiting traffic volume, speed, noise, 

and air pollution; 
(5) encourage the efficient use of land; and 
(6) minimize the cost of road construction and thereby restrain the rise in housing costs. 

A02 Applicability 

These standards apply to the design and construction of all subdivision improvements within the 
Matanuska-Susitna Borough (MSB), with the exception of those streets within cities that exercise road 
powers by ordinance. 

A03 Street Classifications 

Roads within the MSB fall within one of the following functional classifications, in accordance with the 
Long Range Transportation Plan (LRTP): Interstate, Principal Arterial, Minor Arterial, Major Collector, 
Minor Collector, and Local Road. Functional classification of a road is based on its function, design, and 
current potential use. The applicant may request review of the functional classification of existing roads 
abutting or affecting the design of a subdivision or land development during the preapplication process. 

This section provides design guidance for roads falling under local road and minor collector functional 
classifications. 

A03.1 Residential Street 

Residential streets are local roads intended to carry the least amount of traffic at the lowest speed. The 
Residential street will provide the safest and most desirable environment for a residential 
neighborhood. Developments should be designed so that all, or the maximum number possible, of the 
homes will front on this class of street. 

A03.2 Residential Subcollector Street 

Residential Subcollector streets are local roads that carry more traffic than Residential streets. 

A03.3 Residential Collector Street 

Residential Collector streets are the highest order of residential streets and are a type of minor 
collector. In large residential developments, this class of street may be necessary to carry traffic from 
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one neighborhood to another or from the neighborhood to other areas in the community. Residential 
Collector streets should provide the fewest direct accesses as possible. 

A03.4 Mountain Access Road 

Mountain Access Roads may be used in areas where the average cross slope exceeds 15 percent or to 
traverse terrain features in excess of 25 percent. Maintenance of Mountain Access Roads will be at the 
discretion of Department of Public Works (DPW). School bus access should be considered as school bus 
routes require all grades less than 10 percent. Mountain Access Road standards allow for steeper grades 
and switchbacks, but should otherwise be designed to Residential, Residential Subcollector, or 
Residential Collector standard as required by this section. 

A03.5 Pioneer Road 

Pioneer Roads may only be used where allowed by MSB or other applicable code. This classification 
establishes minimum requirements for roads providing physical access, but should otherwise be 
designed to Residential, Residential Subcollector, or Residential Collector standard as required by this 
section. No MSB maintenance will be provided for Pioneer Roads. Pioneer roads may be constructed 
offset from the centerline of the right-of-way (ROW) to facilitate future expansion of the road. 

A03.6 Alleys 

Alleys are permitted provided legal and physical access conforms to MSB or other applicable code. No 
MSB maintenance will be provided for Alleys. 

A03.7 Other Street Types 

The above classifications may be further typed as one of the following streets. These other street types 
should be designed to Residential, Residential Subcollector, or Residential Collector standard as required 
by this section. 

(a) Frontage Street – streets parallel and adjacent to a major road corridor which provides access to 
abutting properties and separation from through traffic. See Section B for additional design 
standards. 

(b) Backage Street – streets that provide access to lots located between the Backage Street and a 
major road corridor. See Section B for additional design standards. 

(c) Connector Street – the portion of a street that connects a frontage or backage street to a major 
road corridor. See Section B for additional design standards. 

(d) Divided Street – streets may be divided for the purpose of accommodating environmental 
features or avoiding excessive grading. In such a case, the design standards shall be applied to the 
appropriate street classification and a single lane width with a shoulder on each side. 
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A04 Access Criteria 

A04.1 Residential Street 

(a) A Residential street provides access to abutting properties. 
(b) The anticipated average daily traffic (ADT) volume on Residential streets shall not exceed 400. A 

loop street shall be designed such that the anticipated ADT at each terminus of the loop street 
does not exceed 400, see Figure A-1Figure A-1. 

(c) Residential streets may intersect or take access from an equal or higher classification street. Both 
ends of a loop Residential street are encouraged to intersect the same collecting street and be 
designed to discourage through traffic. 

(d) Residential streets with only one inlet/outlet shall provide access to no more than 20 lots and not 
exceed 1000 feet in length (measured from the intersection point to the center point of the 
turnaround). 

 

Figure A-1: Loop Residential Streets 

A04.2 Residential Subcollector Street 

(a) A Residential Subcollector street provides access to abutting properties and may also move traffic 
from Residential streets that intersect it. Residential Subcollector streets are required when the 
ADT anticipated on the street will exceed the limits for Residential or when a street with only one 
inlet/outlet provides access to more than 20 lots or exceeds 1000 feet in length. 

(b) The anticipated ADT on Residential Subcollector streets shall not exceed 1000. A loop street shall 
be designed such that the anticipated ADT at each terminus of the loop street does not exceed 
1000, see Figure A-2. 

(c) Residential Subcollector streets shall be designed to exclude all external through traffic that has 
neither origin nor destination on the Residential Subcollector or its tributary Residential streets. 
Adjacent parcels may acquire access if proven landlocked by legal or terrain features or if such 
Residential Subcollector access can be demonstrated to be beneficial to the public. 

(d) Residential Subcollector streets shall take access from a street of equal or higher classification. 
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(e) Traffic calming elements should be considered for the design of Residential Subcollectors, such as 
avoiding long, straight segments and reducing the length of roadway from farthest lot to a 
collector. 

(f) Residential Subcollector streets shall be provided with two continuous moving lanes within which 
no parking is permitted. 

 

Figure A-2: Loop Residential Subcollector Streets 

A04.3 Residential Collector Street 

(a) A Residential Collector street carries residential neighborhood traffic, but restricts or limits direct 
residential access. Residential Collector streets are required when the ADT anticipated on the 
street will exceed the limits for Residential Subcollectors. 

(b) Residential Collector streets should be designed to have as few residential lots directly fronting 
them as possible. When efficient subdivision design or physical constraints make this not possible, 
the average access point spacing shall be a minimum of 250 feet. Average access point spacing is 
calculated per segment and is equal to the segment length divided by the number of potential 
access points on both sides of the street. Undeveloped lots with only access to Residential 
Collector streets are counted as having at least one access point. When the average access point 
spacing on a segment of an existing Residential Collector street is less than 250 feet, the average 
access point spacing shall not decrease due to the subdivision. 

(c) Space shall be provided on these lots for turnaround so that vehicles will not have to back out 
onto Residential Collector streets. 

(d) Proposed access points on Residential Collector streets shall be shown on the preliminary plat. 
(e) Residential Collector streets shall be laid out to encourage connectivity within the transportation 

network. 
(f) If the anticipated ADT will exceed 3000, the street shall be classified at a higher level than 

Residential Collector by DPW. 
(g) Every Residential Collector shall be provided with no fewer than two access intersections to 

streets of equal or higher classification. If it is shown by the applicant that two accesses are not 
feasible, Residential Collector streets shall be provided with access to one street of equal or higher 
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classification and be designed to accommodate a future second connection to a street of equal or 
higher classification, or otherwise be approved by DPW. 

(h) All Residential Collector streets shall be provided with two continuous moving lanes within which 
no parking shall be permitted. 

A04.4 Access through Existing Streets 

The anticipated ADT on existing Residential streets used to access a proposed subdivision may exceed 
400, but shall not exceed 800, if: 

(a) alternate road corridors are not available or feasible; 
(b) horizontal geometry or access density prohibits upgrade to a higher standard road; and 
(c) the traffic impacts are mitigated. 

A04.5 Traffic Impact Mitigation for Access through Existing Streets 

Traffic impact mitigation on existing residential streets can include but is not limited to: 

(a) Traffic control devices (signage, striping) on segments where potential ADT exceeds 440; 
(b) LED street lighting, speed feedback signs, widened shoulders, inside corner widening for 

offtracking, or all-way stop intersections on segments where potential ADT exceeds 600. 

A04.6 Commercial Uses on Residential and Residential Subcollector Streets 

Exceptions to the ADT limits on Residential and Residential Subcollector streets, as set forth in A04.1 and 
A04.2, respectively, may be allowed for commercial uses that access the first 600 feet of such streets 
that intersect a Collector standard road or higher classification, as measured from the intersection point. 
The affected portion of the street and intersection shall be constructed to a higher standard as needed 
to accommodate the anticipated commercial traffic. 

A05 Design Criteria 

The design criteria for Residential, Residential Subcollector, and Residential Collector streets and 
Mountain Access and Pioneer roads are set forth in Table A-1Table A-1. Any unspecified design criteria 
shall meet or exceed the design criteria for the roadway design speed in the latest edition of A Policy on 
Geometric Design of Highways and Streets (AASHTO). 
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Table A-1: Design Criteria 

 Unit Residential 
Residential 
Subcollector 

Residential 
Collector 

Mountain 
Access1 

Pioneer1 

Average Daily Traffic VPD ≤400 401 – 1000 1001 – 3000  – – 
Typical Section 
ROW Width2 ft 60 60 60 60 60 
Lane Width ft 10 10 11 10 10 
Standard Gravel 
Shoulder Width 

ft 2 2 2 03 03 

Shared Paved 
Shoulder Width4 

ft 4 4 6 – – 

Roadway Width ft 24 24 26 203 20 
Foreslope5 h:v 3:1 3:1 4:1 2:1 3:1 
Backslope6 h:v 2:1 2:1 2:1 2:17 2:1 
Crown, gravel % 3 3 3 3 3 
Crown, pavement % 2 2 2 2 – 
Engineering Criteria 
Design Speed mph 25 30 35 – – 
Posted Speed mph 20 25 30 – – 
Stopping Sight Distance ft 155 200 250 – – 
Horizontal Alignment 
Minimum Centerline 
Radius 

ft 225 350 550 –8 – 

    with DPW Approval ft 190 275 400 – – 
Minimum Tangent 
Between Curves 

ft 100 100 100 100 100 

Maximum superelevation % N/A N/A 4 N/A N/A 

                                                           
1 Where a value is not given, Mountain Access and Pioneer Roads shall meet the criteria of the anticipated street 
classification. 
2 Minimum ROW required for new dedications; width of existing ROW may vary. 
3 Where grades exceed 7 percent, the shoulder width shall be 2 feet for a total roadway width of 24 feet. 
4 An optional paved shoulder may be provided on one or both sides of paved streets for non-motorized shared use. 
5 Slope for the first 7.5 feet from the shoulder; may be steepened to 2:1 thereafter. Install guardrail when required 
by the latest edition of the Roadside Design Guide (AASHTO). 
6 2:1 Back slopes may be steepened to 1.5:1 if cuts exceed 5 feet and appropriate slope stabilization, as 
determined by the design engineer, is used. Retaining walls may be used to replace or augment backslopes. 
7 Or backslope recommended by the design engineer based on actual conditions. 
8 Switch backs are allowed provided cul-de-sac criteria is met or turning radius is 40 feet with a 2% grade. 
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 Unit Residential 
Residential 
Subcollector 

Residential 
Collector 

Mountain 
Access1 

Pioneer1 

Vertical Alignment 
Maximum Centerline 
Grade 

% 10 10 10 159 10 

Minimum Rate of Vertical 
Curvature10; Crest  

 12 19 29 – – 

Minimum Rate of Vertical 
Curvature 10; Sag 

 26 37 49 – – 

Minimum Flow Line 
Grades 

% 0.5 0.5 0.5 1.0 0.5 

Intersections 
Minimum ROW Corner 
Radius 

ft 30 30 30 30 30 

Minimum Curve Return 
Radius11 

ft 20 25 30 – – 

Maximum Grade on 
through street within 50 
feet of intersection 

% 7 7 4 9 7 

A06 Typical Section 

 

Figure A-3: Typical Section 

                                                           
9 Up to 15% grade with no more than 200 linear feet of over 10% grade with a minimum of 100 linear feet of less 
than 10% grade for runout between steeper sections. Maximum grade in a horizontal curve is 10%. 
10 Rate of vertical curvature (K) is the length of curve (L) in feet per percent algebraic difference in intersecting 
grades (A); K = L / A 
11 40-foot minimum curve return radius at intersections with higher order streets. 
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A07 Turnarounds 

Streets with only one inlet that exceed 200 feet in length (measured from the intersection point to the 
end of required construction) shall terminate with a constructed turnaround, unless otherwise provided 
by A08.2. 

A07.1 Cul-de-sac Turnarounds 

(a) A cul-de-sac turnaround with a drivable surface diameter (shoulder to shoulder) of 85 feet 
centered in a ROW diameter of 120 feet shall be provided at the terminus of Residential and 
Residential Subcollector streets. 

(b) Cul-de-sac turnarounds shall meet the configuration and dimensions shown in Figure A-4. 
(c) The grade throughout the surface of a cul-de-sac, as depicted in the shaded portion of Figure A-4, 

shall not exceed 4 percent. 

 

Figure A-4: Cul-de-sac Options 

A07.2 Alternate Turnarounds 

(a) DPW may permit a street to terminate with an alternative turnaround that meets fire code when 
such a design is required by extreme environmental or topographical conditions, unusual or 
irregularly shaped tract boundaries, or when the location of the turnaround is intended to become 
an intersection. 

(b) Alternate turnarounds shall meet the configuration and dimensions shown in Figure A-5. 
(c) The grade throughout the turnaround surface, as depicted in the shaded portion of Figure A-5, 

shall not exceed 4 percent. 
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Figure A-5: Alternate Turnarounds 

A08 Stub Streets 

A08.1 Stub Street Construction 

No construction is required if physical access is provided to all lots by adjoining streets as required by 
MSB or other applicable code. 

A08.2 Temporary Turnarounds 

All sStub streets requiring construction that exceed 200 feet in length (measured from the intersection 
point to the end of required construction) will meet the requirements of A07A07.1 or A07.2. A 
temporary easement will be provided for the turnaround, which will automatically terminate upon 
extension of the street and physical removal of the turnaround. The centerline grade on stub streets 
without turnarounds shall not exceed 4%. 

A09 Intersections 

A09.1 Intersection Sight Distance 

(a) Whenever a proposed street intersects an existing or proposed street of higher order, the street 
of lower order shall be made a stop controlled street, unless alternate intersection control is used 
as allowed by this subsection. 

(b) Stop controlled streets shall be designed to provide intersection sight distance as specified in this 
subsection, Table A-2Table A-2, and Figure A-6Figure A-6. 

(c) The entire area of the intersection sight triangles shown in Figure A-6Figure A-6 shall be designed 
to provide a clear view from point A at 3.5 feet above the roadway to all points 3.5 feet above the 
roadway along the lane centerlines from point B to point C and point D to point E. 
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(d) Sight distances less than the recommended shall only be used when there are topographical or 
other physical constraints outside of the applicant’s control. 

(e) The minimum sight distances listed in Table A-2Table A-2 are for a passenger car to turn onto a 
two-lane undivided street and minor road approach grades of 3 percent or less. For other 
conditions, the minimum sight distance should be calculated by the applicant’s engineer according 
to A Policy on Geometric Design of Highways and Streets (AASHTO). 

(f) Sight distances less than the minimum, where no other options exist, will require alternate 
intersection control or warning signs as determined by the applicant’s engineer and approved by 
DPW. 

(g) Intersection sight triangles shall be located in their entirety within ROW or a sight distance 
maintenance easement. 

(h) Yield controlled intersections shall conform to sight distance requirements according to A Policy 
on Geometric Design of Highways and Streets (AASHTO). 

(i) Intersections with state or other municipal ROW are subject to their respective requirements and 
review. 

Table A-2: Recommended and Minimum Intersection Sight Distance 

Design Speed or 
Posted Speed Limit 

(whichever is greater) 
Sd 

Recommended 
Sd 

Minimum 
MPH ft ft 

25 370 280  
30 450 335 
35 580 390 
40 750 445 
45 950 500 
50 1180 555 
55 1450 610 
60 1750 665 
65 2100 720 

 

Figure A-6: Intersection Sight Distance 
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A09.2 Intersection Spacing 

(a) Minimum centerline to centerline distance between intersections on the same side or opposing 
sides of the through street shall be: 
(1) 155 feet on Residential streets; 
(2) 200 feet on Residential Subcollector streets; 
(3) 300 feet on Residential Collectors and Minor Collectors; or 
(4) 650 feet on higher order streets where other access standards do not exist. 

(b) If the above spacing along the through street cannot be met, intersections shall be aligned directly 
across from each other. Intersections on opposing sides of the through street may be offset up to 
30 feet, with a preference for a left-right offset, as shown in Figure A-7. 

(c) Where pre-existing conditions do not allow for the above spacing and no other legal access exists, 
alternate spacing or offset most closely meeting (a) or (b) above may be allowed. 

(d) Additional intersections should be avoided within the functional area of major intersections with 
turning bays and approach tapers. Exceptions require DPW approval based upon constraints and 
no other feasible alternatives. 

 

Figure A-7: Intersection Offset 

A09.3 Minimum Intersection Angle 

Streets should intersect with a straight segment at an angle as close to 90° as possible, but no less than 
70°, for a minimum of 75 feet from the intersection point, as shown in Figure A-8. 
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Figure A-8: Intersection Angle 

A09.4 Landing 

Controlled streets shall be provided with a typical 30-foot landing, conforming to Figure A-9, at its 
approach to a through street. The landing shall be sloped to match the crown of the through street. 
Vertical curves shall not be located in the landing to the extent feasible. Where a negative slope away 
from the through street is not feasible due to topographical constraints, the road shall be constructed in 
a manner that prevents water from flowing onto the through street. 

 

Figure A-9: Controlled Street Landing Profile 

A09.5 Paved Apron 

A proposed street which intersects an existing paved street shall be provided with a paved apron 40 feet 
from the edge of the existing pavement. 

A proposed street which intersects an existing paved street shall be provided with a paved apron from 
the edge of the existing pavement to the end of the curve return plus 10 feet. 

A10 Driveways 

Driveways are not usually required to be constructed within the ROW at time of road construction. 
However, if an applicant chooses to construct driveways, driveway permits are required. The applicant 
may permit all driveways with one application. A driveway permit application can be obtained from the 
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MSB Permit Center. Driveways onto state or other municipal ROW are subject to their respective 
requirements and review. 

A11 Trailhead 

Trailhead parking lot layout shall conform to applicable local, state, and federal requirements. 

A12 Bicycle and Pedestrian Paths 

Bicycle and pedestrian paths constructed within public ROW shall conform to the current edition of 
Guide for the Development of Bicycle Facilities (AASHTO), and any other applicable local, state, and 
federal requirements. 

A13 Signage 

Signs shall be provided and installed by the applicant in conformance with the latest edition of the 
Alaska Traffic Manual (ADOT&PF) and the Alaska Sign Design Specifications (ADOT&PF) prior to plat 
recordation. 

(a) Each street within a subdivision shall be identified and signed at its point of egress and ingress. 
Cul-de-sac streets will be signed and identified at their point of ingress 

(b) Intersection control signs shall be provided at designated intersections within the confines of the 
subdivision and at the intersection with the access road, if applicable. 

(c) Intersection control signs shall be located such that they are visible to approaching traffic and near 
corresponding stop or yield bars. 

(d) Speed limit signs shall be provided at entrances to the subdivision, where the speed limit changes, 
and at a minimum of one-mile intervals throughout the subdivision. 

(e) If a constructed stub street provides access to two or fewer lots and has no turnarounds a sign 
indicating a dead-end street shall be posted. 

(f) If a dedicated stub street is not constructed, no signs are required. 
(g) Install signs according to the criteria in Figure A-10, Figure A-11, and Figure A-12. 
(h) Signs within state or other municipal ROW are subject to their respective requirements and 

review.
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Figure A-10: Sign Placement 

 

 

 

Figure A-11: Stop Sign Location 

 

 

Figure A-12: Concrete Foundation for Sign Post 
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A14 Railroad Crossings 

All access requiring a crossing of the Alaska Railroad shall be subject to the Alaska Policy on 
Railroad/Highway Crossings (Alaska Railroad). 

A15 Average Daily Traffic 

(a) The following formula shall be used to determine the required classification of streets: 
ADT = Number of lots x 10 for single-family residential use. 

(b) See Section G for other land uses. 
(c) For subdivisions of five or more lots, submit potential ADT calculations for the following locations 

with the preliminary plat: 
(1) at each intersection within the subdivision, 
(2) at each intersection en route to an existing Residential Collector street or higher 

classification, and 
(3) at an existing Residential Collector street or higher classification. 

A16 Design Deviations 

Design deviations will be considered to address extenuating circumstances including but not limited to: 
existing substandard ROW, environmental conditions, or existing utilities or other structures. Design 
deviation requests shall be in writing and contain supporting information, justification, and suggested 
solutions. Design deviations may be allowed by DPW only for matters that do not fall under the 
jurisdiction of a Board or Commission. In no circumstances will a roadway width less than 20 feet or 
foreslopes steeper than 2:1 be allowed. Residential Collector streets shall be no less than 24 feet wide. 
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Section B. Major Road Corridors 

B01 General 

Major road corridors include major collectors, arterials, and interstates. This section provides references 
to and guidelines for the design and construction of major road corridors within the MSB. 

B02 Right-of-way and Surface Widths 

Table B-1: ROW and Surface Widths 

Classification Minimum ROW 
Width (ft) 

Standard Lane 
Width (ft) 

Number of 
Lanes 

Shoulder 
Width (ft) 

Major Collector 80 12 2 – 3 4 
Arterial 100 12 3 – 4 4 – 8 
Interstate 200 12 4 – 6 12 

B03 Frontage, Backage, and Connector Street Standards 

Subdivisions adjacent to planned or existing major road corridors shall plan for future frontage or 
backage streets when any of the following conditions apply, unless it is shown by the applicant to be not 
necessary or feasible for future development and public safety with non-objection no written objection 
from the road authority. 

(a) Subdivisions accessing roads that are classified by ADOT&PF as Interstates. 
(b) Subdivisions accessing roads that are or are projected to grow above 20,000 vehicles per day 

(VPD). 
(c) Subdivisions accessing roads that are or are projected to have four or more lanes or median 

control per the LRTP or Official Streets and Highways Plan (OSHP). 
(d) Subdivisions that require a second access route. 
(e) To gain access to an existing or planned signal. 
(f) Where access to a minor arterial or collector as a connector road is feasible. 
(g) When there are existing or platted frontage or backage routes adjacent to the property. 

B03.1 Separation Distances 

Minimum ROW to ROW separation distance between major corridors and frontage or backage streets 
shall be: 

(a) 0 feet for locations with no connector street to the major road corridor; 
(b) 100 feet for locations with a connector street to the major road corridor that lie between section 

lines and planned or existing intersections with other major road corridors; 
(c) 300 feet for locations where the connector street to the major road corridor is on a section line or 

planned or existing major road corridor. 
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Figure B-1: Frontage Street Configurations 

B03.2 Design Standards 

(a) Frontage streets 
(1) Minimum centerline radii may be reduced near intersections with through connector 

streets. 
(b) Connector streets 

(1) 100-foot ROW width desirable. 
(2) Minimum 40-foot radius curve returns at the major road corridor. 
(3) Minimum 4-foot wide shoulders for 100 feet from the edge of roadway of the major road 

corridor. 
(4) Minimal direct access. 

B03.3 Dedication and Setbacks 

Dedicate ROW or additional building setbacks to allow for the frontage, backage, and connector street 
standards in this manual. The applicant shall submit design information sufficient to demonstrate prove 
that frontage, backage, and connector street dedications or building setbacks are in a practical location 
where road construction is feasible in accordance with this manual. The applicant shall be required to 
submit plan, profile, and cross-sections for the sections of road whereif existing grades along the 
proposed route exceed 10 percent, existing cross slopes exceed 15 percent, or if existing utilities or 
other physical features appear to create impediments to a road design meeting standards of this 
manual. Road plan and profile shall extend at least 300 linear feet on either side of the subject sections 
or to intersecting or adjacent ROW within 500 linear feet. 

B04 Access Standards 

(a) The average access point spacing on major road corridors, where other access standards do not 
exist, shall not exceed the minimums listed in Table B-2Table B-1, based on the posted speed limit. 
Average access point spacing is calculated per segment and is equal to the segment length divided 
by the number of access points on both sides of the street. Undeveloped lots with only access to 
the major road corridor are counted as having at least one access point. 
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(b) When the average access point spacing on a segment of an existing major road corridor is less 
than the minimum listed in Table B-2Table B-1, the average access point spacing shall not 
decrease due to the subdivision. 

Table B-2B-1: Average Access Point Spacing 

Posted Speed Limit 
(mph) 

Minimum Average 
Access Point Spacing 
(feet) 

30 250 
35 300 
40 360 
45 425 
50 495 
55 570 

B05 Future Corridors 

Subdivisions shall be designed in a manner that does not conflict with the Long Range Transportation 
PlanLRTP or the Official Streets and Highways PlanOSHP. Subdivisions containing future road corridors 
identified in the LRTP or OSHP are encouraged to include the future road corridor as part of the road 
layout of the subdivision. 

Building setbacks prohibiting the location of any permanent structure within the future corridor may be 
voluntarily designated on the final plat. The area within the future road corridor shall be excluded from 
usable septic area calculations. The area within the future road corridor and building setbacks shall be 
excluded from usable building calculations. 

B06 References 

The following publications shall be used for design and construction standards of these classes of streets 
that are not otherwise established herein: 

(a) A Policy on Geometric Design of Highways and Streets, AASHTO (current edition). 
(b) Standard Specifications for Highway Construction, ADOT&PF (current edition); 
(c) Standard Modifications to the ADOT&PF Standard Specifications for Highway Construction, MSB 

(latest revision) 
(d) Alaska Highway Preconstruction Manual, ADOT&PF (latest revision) 
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Section C. Construction Requirements 

C01 General 

This section establishes minimum construction requirements. Prior to any ground disturbing activities, 
call the Alaska Dig Line for utility locates in accordance with AS 42.30.400. 

C02 Road Construction 

C02.1 Clearing 

Cut and dispose of all trees, down timber, stumps, brush, bushes, and debris. Cut trees and brush to a 
height of not more than 6 inches above the surrounding ground. Clear the ROW, slope easements, and 
sight distance triangles. Where ROW exceeds 60 feet, clear a minimum of 60 feet. Clear utility 
easements, if used, for utilities constructed with the development. 

C02.2 Grubbing 

Remove and dispose of all stumps, roots, moss, grass, turf, debris, or other deleterious material within 
the fill and cut catch limits of the road plus 5 feet on each side, within the ROW, and cleared utility 
easements for underground utilities. 

C02.3 Disposal 

Dispose of clearing and grubbing debris in an area designated by the applicant outside of all ROW, 
platted utility easements, and platted private road corridors. Organic debris 3 inches in diameter by 8 
inches long, or smaller, may be left in place, outside of the road prism. 

C02.4 Slit Trenches 

Slit trenches are not allowed in the ROW. Utility easements may be used as a borrow source above a 2:1 
extension of the road prism, as shown in Figure A-3. Topsoil or other organic non-deleterious material 
may be disposed within the utility easement. Compact the disposal area with heavy equipment and 
grade the surface with positive drainage no steeper than 4:1 and no lower than the ditch line. Submit an 
as-built drawing showing the horizontal locations of borrow extraction along the road corridor with the 
Final Report. 

C02.5 Embankment Construction 

(a) Construct the road with the required structural section, see Figure C-1, and dimensions, see Table 
A-1Table A-1 and Figure A-3, as determined by its classification. 

(b) Prepare the subgrade. Remove all organics from the area below the road prism and dispose in 
locations where embankment is not proposed. Bench existing slopes that are steeper than 4:1, 
measured at a right angle to the roadway, where roadway embankment is to be placed. 

(c) Place material meeting, or verify in-situ material meets, the requirements for Subbase specified in 
subsection C07 to a minimum depth of 20 inches with the upper 6 inches having no material with 
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a diameter larger than 6 inches. Place embankment in horizontal layers, as directed by the 
engineer, for the full width of the embankment and compact as specified before the next lift is 
placed. 

(d) Place 4 inches of Surface Course meeting the requirements specified in subsection C07. Finish with 
a 3 percent crown, and compact as specified. 

(e) For Residential and Residential Subcollector standard roads, compact all embankment to not less 
than 90 percent of the maximum dry density at the optimum moisture content and the top 24 
inches to not less than 95 percent of the maximum dry density at the optimum moisture content. 
For Residential Collector standard roads, compact all embankment to not less than 95 percent of 
the maximum dry density at the optimum moisture content. 

(f) Optimum moisture and maximum dry density will be determined by Alaska Test Method (ATM) 
207 and ATM 212 or alternative methods approved by DPW. 

(e)(g) In-place density shall be determined by ATM 213 or alternative method approved by DPW. 
Compaction tests on the subbase Subbase layer shall be taken at representative locations along 
the roadways as follows: 
(1) a minimum of three; 
(2) at least one per segment; 
(3) one additional test per 1000 linear feet, or portion thereof, when the combined length of 

roadway exceeds 1000 linear feet; 
(4) at least one out of every three within three feet of the shoulder, and the remainder in the 

center of a driving lane. 
(f)(h) For paved roadways, substitute Surface Course with a minimum of 2 inches of Base Course and 2 

inches of HMA Type II, Class B, for Residential and Residential Subcollector streets, and a 
minimum of 3 inches of Base Course and 3 inches of HMA Type II, Class B, for Residential Collector 
Streets, in accordance with Appendix A. Pavement shall meet MSB Special Provision Section 401 
Hot Mix Asphalt Pavement. The width of the pavement shall be equal to two lane widths plus the 
shared paved shoulder width, if used, and finished with a 2 percent crown. Pavement edges shall 
be backed with additional Base Course graded and compacted flush with the pavement surface 
and tapered to the edge of the roadway. The pavement shall be washed or swept immediately 
following shouldering work. 

(g)(i) Remove all loose material exceeding 6 inches in diameter from the ditches and foreslopes. Where 
slopes are 3:1 or steeper and longer than 10 feet measured along the slope face, trackwalk 
perpendicular to the slope, or the equivalent, to form 1-inch wide grooves parallel to the road no 
more than 12 inches apart. 

(h)(j) Permanently stabilize backslopes 3:1 or steeper. Stabilization can be part of a subdivision 
agreement. Stabilization may be allowed to establish during the warranty period. 

C02.6 Unsuitable Subgrades 

When structurally unsuitable material such as peat, saturated material, or permafrost are present within 
the ROW, provide an appropriate structural design for approval by DPW, according to Section F, prior to 
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construction. Place embankment to a depth that will produce a stable road surface with a final grade 18 
inches above the surrounding ground. 

C03 Roads Outside of a Road Service Area 

Roads outside of a Road Service Area are not subject to the requirement for Surface Course. 

C04 Pioneer Road Construction Requirements 

Pioneer roads, whether proposed or existing, shall meet the requirements of Figure C-1, Table A-1Table 
A-1, and Figure A-3. Place material meeting, or verify in-situ material meets, the requirements for 
Subbase specified in subsection C07 to a minimum depth of 12 inches. Additional road embankment 
may be required to provide a stable road surface. Surface Course is not required. Pioneer roads may be 
constructed offset from the centerline of the ROW to facilitate future expansion of the road. Cross 
drainage culverts, minimum 18 inch diameter, will be installed where determined necessary and 24 inch 
ditches will be provided for drainage. 

C05 Winter Construction 

Winter construction may be allowed. DPW will not accept any roads until all ground has thawed and any 
settlement areas corrected. 

C06 Alternate Methods and Materials 

Use of alternate materials and road construction methods that will more appropriately fit the conditions 
of the specific road locations, following general engineering practices, may be proposed by the applicant 
or their engineer in writing. Final acceptance of such plans must be approved by DPW. 

C07 Materials 

C07.1 Subbase 

(a) Is aggregate containing no muck, frozen material, roots, sod, or other deleterious matter; 
(b) has a plasticity index not greater than 6 as tested by Alaska Test Method (ATM) 204 and ATM 205; 

and 
(c) meets the requirements of Table C-2, as determined by ATM 304. 

C07.2 Base Course 

(a) Crushed stone or crushed gravel, consisting of sound, rough, durable pebbles or rock fragments of 
uniform quality; 

(b) free from clay balls, vegetable matter, or other deleterious matters; 
(c) meets the requirements of Table C-1; and 
(d) meets the requirements of Table C-2, as determined by ATM 304. 
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C07.3 Surface Course 

(a) Is a screened or crushed gravel, consisting of sound, rough, durable pebbles or rock fragments of 
uniform quality; 

(b) free from clay balls, vegetable matter, or other deleterious matters; and 
(c) meets the requirements of Table C-2, as determined by ATM 304. 

Table C-1: Aggregate Quality Properties for Base Course 

Property Test Method Base Course 
L.A. Wear, % AASHTO T 96 50, max 

Degradation Value ATM 313 45, min 

Fracture, % ATM 305 70, min 

Plastic Index ATM 205 6, max 

Sodium Sulfate Loss, % AASHTO T 104 9, max (5 cycles) 
 

Table C-2: Aggregate Gradations 

Sieve Designation Subbase Base Course Surface Course 
1 1/2 inch   100 

1 inch  100  
3/4 inch  70 to 100 70 to 100 
3/8 inch  50 to 80 50 to 85 

No. 4 20 to 60 35 to 65 35 to 75 
No. 8  20 to 50 20 to 60 

No. 50  6 to 30 15 to 30 
No. 200 0 to 10 0 to 6 7 to 13 

(Percent Passing By Weight) 
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Figure C-1: Structural Sections for Gravel Roads 

 

 

Figure C-2: Structural Sections for Paved Roads 
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Section D. Drainage 

D01 General 

The purpose of this section is to ensure that stormwater management is provided with land 
development activities. Responsible stormwater management is the treatment, retention, detention, 
infiltration, and conveyance of stormwater and other surface waters without adversely impacting 
adjoining, nearby, or downstream properties and receiving waters. 

D02 Requirements 

A preliminary drainage plan is required when road construction or disturbing land to create useable area 
for a subdivision is proposed. A drainage report is required for projects that include road construction, 
disturb 10,000 square feet of land or more, fill in wetlands, disturb land within 100 feet of the ordinary 
high water mark (OHWM) of a water body, disturb land within a mapped flood hazard area, or change 
the location, direction, quantity, or type of runoff leaving a site. See subsection D06 for specific 
requirements regarding fish passage culverts. It is the applicant’s responsibility to comply with all other 
applicable federal, state, and local codes and regulations. 

D02.1 Preliminary Drainage Plan 

Submit a preliminary drainage plan, prepared by an engineer or other qualified professional registered 
in the State of Alaska, with the preliminary plat or ROW construction permit application. The preliminary 
drainage plan shall show the project site at a legible scale plottable on 11” by 17” paper or larger and 
depict the following: 

(a) Existing and proposed property lines, plottable easements disclosed in the title report, the OHWM 
of water bodies with 100-foot upland offset, and existing mapped flood hazard areas. 

(b) Existing topography with horizontal and vertical accuracy meeting US National Map Accuracy 
standards, with 5-foot contour intervals if the ground slope is less than 10 percent and 10-foot 
contour intervals if the ground slope is greater than 10 percent. 

(c) Existing features that convey or retain drainage, including but not limited to: water bodies, 
wetlands, natural valleys, swales, ditches, check dams, culverts, and pipe systems. 

(d) Proposed drainage pattern and features, both constructed and natural, on site. Identify 
conveyance types, flow directions, and any drainage changes that may affect adjacent property. 

(e) Proposed stream crossings and anticipated culvert sizes. Identify fish-bearing streams. 

D02.2 Drainage Report 

Submit a drainage report, prepared by an engineer or other qualified professional registered in the State 
of Alaska, as part of the construction plan submittal in subsection F01.2. The drainage report shall 
include the following: 

(a) The drainage plan as specified in D02.1 (may be shown on two plans for clarity), updated to 
include: 
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(1) Pre-development and post-development catchment area boundaries determined using 2-
foot contour intervals; and 

(2) Locations of peak flow, peak velocity, and where runoff leaves the project site. 
(b) Description of methods, assumptions, and data sources used or made, including but not limited 

to: 
(1) Rainfall data used (from the NOAA-14’s Precipitation Frequency Data Server or the Palmer 

Airport IDF curves in Figure D-1, whichever is more appropriate for the local conditions). 
(2) Assumed post-development land cover conditions. 
(3) Method used to determine runoff quantities, time of concentration, peak flows, etc. 

(c) Catchment area maps used or created to evaluate down-gradient conditions. 
(d) Identify design elements, with supporting runoff calculations, necessary to show compliance with 

the drainage design criteria set forth in D03. 
(e) Fish passage culvert plans, if applicable. 

D03 Drainage Design Criteria 

(a) Design a drainage system for the project site to meet the criteria listed in Table D-1. 
(b) Retain natural drainage patterns to the extent possible. 
(c) Changes to drainage patterns must not adversely affect adjacent property or ROW. 
(d) Base the size and capacity of the drainage system on runoff volumes and flow rates assuming full 

development of the subdivision and a 10 percent increase to runoff from the catchment area. 
(e) Utility easements may be crossed by drainage features, but cannot be used to retain or detain 

water. Drainage easements are required where the ROW is not sufficient to accommodate 
drainage needs. See subsection E01.2. 

(f) Where drainage easements overlap utility easements: 
(1) Above ground drainage facilities, such as retention and detention basins, may be located in 

new utility easements only in a manner that will not interfere with utilities. See subsection 
H02. 

(2) Above ground drainage facilities located within existing utility easements require a letter of 
non-objection from affected utilities. 

(3) Culverts crossing utility easements require a letter of non-objection from affected utilities. 
(4) Underground drainage facilities such as infiltration trenches and vertical inlets shall not be 

located in utility easements. 
(e)(g) Drainage to state or other municipal ROW are subject to their respective requirements and 

review. 

May 16, 2022 Planning Commission Packet 
Page 250 of 764



31 

Table D-1: Drainage Sizing and Analysis Criteria 

Design 
Requirement Purpose Criteria 
Conveyance 
Design 

Size conveyances to 
pass design peak flows. 

Drainage ditches: 10-year, 24-hour 
Non-regulated streams: 10-year, 24-hour 
Regulated streams: 100-year, 24-hour 

Wetlands 
Retention 

Retain function of 
original wetlands 

In areas where wetlands are disturbed, drainage must 
be designed to pPreserve the pre-development function 
of the remaining wetlands. For jurisdictional wetland 
areas, comply with United States Army Corps of 
Engineers wetlands development retention 
requirements. 

Water Quality 
Protection 

Treat first flush 
pollutant loading 
 
Ensure channel stability 
for all project 
conveyances 

Treat runoff generated by 0.50 inch of rainfall in a 24- 
hour period.Treat the initial 0.25 inch of post-developed 
runoff for each storm event. 
 
Control flows in conveyance channels so that transport 
of particles sized D50 and greater will not occur for the 
post-development 10-year, 24-hour storm. 

Erosion and 
Sedimentation 
Control 

Ensure channel stability 
for all project 
conveyances 

Control flows in conveyance channels so that transport 
of particles sized D50 and greater will not occur for the 
post-development peak flow. 

Extended 
Detention 

Protect streams and 
channels from damage 
from smaller, more 
frequent storm flows 

Provide 12 to 24 hours of detention for the post-
development project runoff in excess of pre-
development runoff volume for the 1-year, 24-hour 
storm. 

Flood Hazard 
Protection 

Control project peak 
flow to minimize 
downstream impacts 

Option 1 
Maintain the post-development project runoff peak 
flows from the 10-year, 24-hour storm to less than 1.10 
times or equal to pre-development runoff peak flow at 
all project discharge points.  
 
Option 2 
Maintain the post-development project runoff peak 
flows to less than 1.10 times pre-development runoff 
peak flow at all project discharge points. Evaluate 
downstream until the project site area is less than 10% 
of the total upstream basin area and mitigate adverse 
impacts. If post-development discharge is greater than 
pre-development discharge, evaluate down-gradient 
conditions for and mitigate adverse impacts for a 
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distance of 1 mile downstream from the project as 
measured along the flow path or to the receiving water 
body, whichever is less, 

Project Flood 
Bypass 

Prevent an increased 
risk of flood damage 
from large storm 
events. 

Compute post-development peak flow and 
delineateDesign or identify an unobstructed, overland 
flow path for runoff to overtop or bypass project 
conveyance routes for the post-development 100-year, 
24-hour storm. 
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D04 Drainage Ditches 

Stabilize ditches with gravel, turf, or rock riprap. See Table D-2 and Table D-3 for most common 
conditions and acceptable ditch lining materials. Evaluate channel stability for compliance with the 
Erosion and Sedimentation Control design requirement in Table D-1 for other conditions. 

Normal ditch depth shall be 30 inches and according to the typical section shown in subsection A06. The 
design peak flow required by Conveyance Design in Table D-1 shall be conveyed within ditches with a 
minimum freeboard of 12 inches. 

The ditch depth may be reduced at local high points of the ditch, provided the flow line offset is 
maintained and with DPW concurrence. Alternate ditch design along Residential and Residential 
Subcollector streets may be considered, if evidence is provided that the following conditions exist: 

(a) Ditches are a minimum of 18” deep; 
(b) The design peak flow required by Table D-1 is demonstrated to be conveyed within ditches with a 

minimum freeboard of 12 inches; 
(c) Adequate drainage routes are provided and constructed within the ROW or designated drainage 

easements; 
(d) Flow lines are established at least 8 feet from the edge of roadway. 
(e) Ditches are deepened to provide cross drainage through 24” corrugated metal culverts (18” with 

DPW approval). 
(f) Cross sectional area of ditch is at least 15 square feet. 

Table D-2: Ditch Stabilization 

Flow 
(cfs) 

Ditch Slope (ft/ft) 
0.005 0.01 0.02 0.03 0.04 0.05 0.06 0.07 0.08 0.09 0.10 

2.0 A A A A A A A A A A A 
4.0 A A A A A A A A B B B 
6.0 A A A A A A B B B B B 
8.0 A A A A A B B B B B B 
10.0 A A A A B B B B B B C 
20.0 A A A B B B C C C C C 
30.0 A A A B B C C C D D D 
40.0 A A B B C C C D D D E 
50.0 A A B B C C D D D E E 
60.0 A A B C C D D D E E E 
70.0 A A B C C D D E E E E 
80.0 A B C C C D E E E E E 
90.0 A B C C D D E E E E F 
100.0 A B C C D D E E E F F 
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Table D-3: Ditch Lining Materials 

Type Material D50 (in) Dmax (in) Dmin (in) Thickness (in) 
A Native Grass, Turf, or Gravel with < 6% fines 
B Riprap or Bone Rock 3.0 4.5 1.5 6.0 
C Riprap or Bone Rock 6.0 9.0 3.0 12.0 
D Riprap or Bone Rock 9.0 13.5 4.5 18.0 
E Riprap or Bone Rock 12.0 18.0 6.0 24.0 

 

D05 Culverts 

D05.1 General Culvert Design Criteria 

The following criteria apply to all cross road culverts for runoff or seasonal drainage: 

(a) The minimum culvert slope is 0.5 percent. 
(b) Culverts longer than 100 feet require appropriate maintenance access and DPW approval 
(c) Cross road culverts shall have a minimum diameter of 18 inches. 
(d) Culverts shall be sized to convey the design peak flow required by Table D-1, based on the larger 

of the two computed sizes using inlet control and outlet control. 
(e) Culverts shall be corrugated metal pipe (CMP) and minimum: 

(1) 16 gauge galvanized steel on Residential and Residential Subcollector streets; 
(2) 12 gauge galvanized steel on Residential Collector and Minor Collector streets; or 
(3) 16 gauge aluminum or aluminized if needed due to soil or water conditions. 

(f) Design and install energy dissipation rock aprons at culvert outlets in accordance with Hydraulic 
Engineering Circular No. 14 (FHWA). 

(e)(g) Install culverts in accordance with the manufacturer’s recommendations for the anticipated traffic 
loads. 

D05.2 Stream Crossing Culvert Criteria 

The following criteria apply to all stream crossing culverts: 

(a) Prior to preliminary plat submittal, contact the Alaska Department of Fish and Game (ADFG), 
Division of Habitat to determine if a stream reach harbors fish. If so, stream crossing culverts shall 
be designed, constructed, and maintained according to D06. 

(b) Stream crossing culverts shall be placed as close to the pre-existing channel alignment as possible. 
Avoid placing culverts at pools and stream bends. 

(c) Road alignment shall be as close to perpendicular to the stream channel as possible. 
(d) Culvert slope shall be within 25 percent of the natural stream slope. For example, if the natural 

stream slope is 1.0 percent, the minimum design slope of the culvert would be 0.75 percent and 
the maximum design slope would be 1.25 percent. 

(e) Culvert outlet and inlet protection shall be used as necessary to reduce the risk of scour and 
perching. 

May 16, 2022 Planning Commission Packet 
Page 254 of 764



35 

(f) Stream crossings shall be composed of a single pipe or arch for the main stream channel. 
(g) Overflow culverts may be used but should be placed at a higher elevation so that flows up to the 

OHWM pass through the primary culvert. 
(h) Stream crossings shall maintain the connectivity of wetlands adjacent to stream channels and shall 

accommodate sheet flow within such wetlands. 
(i) Stream crossing culverts shall not interfere with the functioning of floodplains and shall be 

designed to convey the design peak flow required by Table D-1. If the stream crossing culvert is 
not designed to accommodate the 100-year flow, a route must be established to safely convey 
flows exceeding the design peak flow without causing damage to property, endangering human 
life or public health, or causing significant environmental damage. 

(j) In cases of crossings within high entrenchment ratio environments, the ratio of the flood prone 
width to the OHWM width is greater than 2.2, floodplain overflow culverts may be beneficial to 
floodplain connectivity and can be used to pass the design flow. Minimum width requirements for 
the primary culvert still apply. 

(k) Stream crossing culverts shall have a minimum diameter of three feet. 
(l) Stream crossing culvert pipes and arches shall be metal. 
(m) Culverts longer than 100 feet require appropriate maintenance access and DPW approval 
(n) Install culverts in accordance with the manufacturer’s recommendations for the anticipated traffic 

loads. 

D06 Fish Passage Culverts 

These criteria provide general design guidance for road crossings of fish-bearing streams to maintain the 
full hydrologic functioning of the water body they are crossing. Site-specific conditions, such as multi-
thread channels, may require alternate design approaches. 

D06.1 Pre-design Conference 

Schedule a fish passage pre-design conference with DPW prior to permit submittals. The pre-design 
conference is to: 
(a) determine required permits; 
(b) coordinate interagency requirements; 
(c) determine any site-specific design requirements; and 
(d) establish a plan review process. 

D06.2 Stream Simulation Method 

Stream simulation methodologies shall be used for the design of all fish-bearing stream crossings. The 
stream simulation method uses reference data from a representative section, or reference reach, of the 
specific water body crossed. This method attempts to replicate the natural stream channel conditions 
found upstream and downstream of the crossing. Sediment transport, flood and debris conveyance, and 
fish passage are designed to function as they do in the natural channel. 
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Reference Reach 

(a) Select a reference reach on the water body being crossed that is outside any anthropogenic 
influence, such as an existing culvert. In most cases of new crossings, the reference reach can be 
at the crossing location. 

(b) The length of the reference reach should be a minimum of 20 times the reference bankfull width 
and no less than 200 feet. 

(c) If there is not a suitable reference reach on the water body being crossed, a reference reach may 
be chosen from another water body with similar geomorphic and hydrologic characteristics. The 
reference reach characteristics should meet the following criteria in comparison to the water body 
being crossed: 
(1) The reference reach bankfull width should be at least one half and no more than two times 

that of the water body being crossed; 
(2) The reference reach bankfull discharge should be at least one half and no more than one 

and one half times the bankfull discharge of the water body being crossed; and 
(3) The stream order of the reference reach should be within one stream order of the water 

body being crossed. 
(d) For a reference reach from another water body, the geomorphic characteristics of the crossing 

shall be scaled using ratios of the bankfull conditions. 
(e) The reference reach bankfull dimensions should be determined in the field by surveying a detailed 

cross section at the upper 1/3 of a representative riffle. 
(f) Reference data shall include, at a minimum: 

(1) channel width at the OHWM, 
(2) bankfull width, 
(3) bankfull cross-sectional area, 
(4) bankfull slope based on the longitudinal profile, 
(5) substrate, and 
(6) potential for floating debris. 

Culvert Size, Slope, and Substrate 

In addition to D05.2, the following criteria apply to fish passage culverts: 

(a) Under normal flow conditions, the channel within or under the fish passage culvert shall not differ 
from the reference reach condition in regards to the channel width at the OHWM, cross-sectional 
area, slope, substrate, and ability to pass floating debris. 

(b) The width of fish passage culverts shall not be less than the greater of 1.2 times the channel width 
at the OHWM and 1.0 times the bankfull width. 

(c) Fish passage culverts shall have a minimum diameter of five feet. 
(d) The use of smooth wall culverts is prohibited. 
(e) The use of trash racks or debris interceptors is prohibited 
(f) Round culvert pipes shall have a minimum invert burial depth of 40 percent of the culvert 

diameter into the substrate. Arch or box culverts shall have a minimum invert burial depth of 20 
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percent of the culvert’s rise into the substrate, unless scour analysis shows less fill is acceptable. 
The minimum invert burial depth is 1 foot. 

(g) The gradation of the substrate material within a fish passage culvert shall be designed to be a 
dense, well-graded mixture with adequate fines to ensure that the majority of the stream flows on 
the surface and the minimum water depth is maintained. 

(h) Substrate material within or under the fish passage culvert shall remain dynamically stable at all 
flood discharges up to and including a 50-year flood. Dynamic stability means that substrate 
material mobilized at higher flows will be replaced by bed material from the natural channel 
upstream of the crossing. For crossings without an adequate upstream sediment supply, the 
substrate material within the crossing shall be designed to resist the predicted critical shear forces 
up to the 100-year flood. For culverts with a slope of 6 percent or greater, substrate retention sills 
may be required to allow the bed load to continuously recruit within the culvert. 

(i) Substrate material within or under the fish passage culvert shall incorporate a low flow channel. 
The low flow channel should mimic the reference reach where possible. If the low flow channel 
dimensions are not discernable from the reference reach, the low flow channel should have a 
cross sectional area of 15 to 30 percent of the bankfull cross sectional area and a minimum depth 
of 4 inches for juvenile fish and 12 inches for adult fish. The low flow channel should be defined by 
rock features that will resist critical shear forces up to the 100-year flood. 

(j) Constructed streambanks are recommended inside fish passage culverts to protect the culvert 
from abrasion, provide resting areas for fish, and provide for small mammal crossing. If 
streambanks are constructed through a crossing, the streambanks shall be constructed of rock 
substrate designed to be stable at the 100-year flood. The streambank width should be a 
minimum of 1.5 times the maximum sieve size of the streambed material (D100). The crossing 
width shall be increased to allow for the channel width plus the streambanks. 

(k) If substrate retention sills are used, they shall have a maximum weir height of one half of the 
culvert invert burial depth. Substrate retention sills shall be spaced so that the maximum drop 
between weirs is 4 inches. The use of sills without substrate is not allowed. 

(l) Other state and federal requirements may apply. 

D06.3 Hydraulic Method 

Hydraulically designed culverts are discouraged for fish-bearing stream crossings, though may be 
approved by DPW and ADFG in circumstances where stream simulation is not practical. In addition to 
D05.2, the following criteria apply to hydraulically designed culverts: 

(a) The hydraulic method uses the swimming capability and migration timing of target design species 
and sizes of fish to create favorable hydraulic conditions throughout the culvert crossing. 
Information and design software for this methodology is available from ADFG, Division of Sport 
Fisheries (Fishpass) and the US Forest Service (FishXing). 

(b) The design fish shall be a 55-milimeter (2.16-inch) juvenile coho salmon for anadromous streams 
and a 55-milimeter (2.16-inch) Dolly Varden char for non-anadromous streams. These criteria may 
change based on ongoing research by federal and state agencies. 
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(c) Fish passage high flow design discharge will not exceed the 5 percent annual exceedance flow or 
0.4 times the 2-year peak flow, whichever is lower and has the most supporting hydrologic data. 

(d) Fish passage low-flow design discharge shall ensure a minimum 6-inch water depth or natural low 
flow and depth within the reach the crossing occurs. In cases where local conditions preclude 
natural low flow characteristics, backwatering or in-culvert structures should be considered. 

(e) In cases where flared end sections with aprons are necessary and fish passage is required, water 
depths and velocities that satisfy fish passage criteria must be demonstrated across the apron in 
addition to within the culvert. 

(f) Fish passage criteria for culverts crossing tidally-influenced streams must be satisfied 90 percent 
of the time. Tidally-influenced streams may sometimes be impassable due to insufficient depth at 
low flow and low tide. If the tidal area immediately downstream of a culvert is impassable for fish 
at low tide, the exceedance criterion shall apply only to the time during which fish can swim to the 
culvert. 

(g) Other state and federal requirements may apply. 

D07 Soil Infiltration Facilities 

Soil infiltration may be used to reduce stormwater flow and volume with the following criteria: 

(a) Soil infiltration facilities within Borough ROW or drainage easements should be designed such that 
they are not considered Class V injection wells. See Appendix A for the EPA’s memorandum 
addressing the subject in June 2008. 
(1) Private drainage facilities that are considered Class V injection wells require conformance 

with EPA regulations. 

D07D08 Rainfall Data 

D07.1D08.1 Rainfall Distribution 

Intensity-Duration-Frequency (IDF) and 24-hour rainfall data are furnished by NOAA Atlas 14 Point 
Precipitation Frequency Estimates. Use SCS Type-I Rainfall Distribution and 24-hour rainfall depth to 
compute runoff. 

D08.2 Runoff Transformation 

Use the Rational Method for estimating peak flows in drainage basins less than 200 acres and with times 
of concentration less than 20 minutes for design of conveyances. Use NRCS (SCS) Unit Hydrograph 
Method for estimating runoff volumes and peak flows for other conditions and applications. Other 
methods more appropriate for site conditions may be utilized upon DPW approval. 

The following IDF curves and hyetograph, derived from data measured at the Palmer airport, may be 
used for runoff calculations. 
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Figure D-1: Intensity-Duration-Frequency Relationships for the Matanuska-Susitna Borough 
Source: Palmer Municipal Airport, 1999 to 2008, Stantec – 2009 
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Table D-2: Recurrence Interval Hyetographs (in/hr) for the Matanuska-Susitna Borough 

Time 
(hr) 1 Year 2 Year 5 Year 10 Year 25 Year 50 Year 100 Year 

1 0.01 0.02 0.02 0.02 0.02 0.02 0.02 
2 0.02 0.02 0.02 0.02 0.02 0.02 0.02 
3 0.02 0.02 0.02 0.02 0.02 0.02 0.03 
4 0.02 0.02 0.02 0.02 0.02 0.03 0.03 
5 0.02 0.02 0.02 0.02 0.03 0.03 0.03 
6 0.02 0.02 0.02 0.03 0.03 0.03 0.03 
7 0.02 0.02 0.03 0.03 0.03 0.03 0.04 
8 0.03 0.03 0.03 0.03 0.04 0.04 0.04 
9 0.03 0.03 0.04 0.04 0.04 0.05 0.05 

10 0.04 0.04 0.04 0.05 0.05 0.06 0.06 
11 0.05 0.05 0.06 0.06 0.07 0.08 0.08 
12 0.06 0.07 0.07 0.08 0.09 0.10 0.10 
13 0.26 0.31 0.38 0.44 0.51 0.56 0.62 
14 0.08 0.09 0.10 0.12 0.13 0.14 0.15 
15 0.04 0.04 0.05 0.05 0.06 0.06 0.07 
16 0.03 0.04 0.04 0.04 0.05 0.05 0.05 
17 0.03 0.03 0.03 0.04 0.04 0.04 0.04 
18 0.02 0.03 0.03 0.03 0.03 0.04 0.04 
19 0.02 0.02 0.03 0.03 0.03 0.03 0.03 
20 0.02 0.02 0.02 0.02 0.03 0.03 0.03 
21 0.02 0.02 0.02 0.02 0.03 0.03 0.03 
22 0.02 0.02 0.02 0.02 0.02 0.02 0.03 
23 0.02 0.02 0.02 0.02 0.02 0.02 0.02 
24 0.02 0.02 0.02 0.02 0.02 0.02 0.02 

Total 0.90 1.01 1.16 1.28 1.43 1.55 1.67 
Note: Total values of rainfall calculated by adding un-rounded average rainfall intensities for each time step. 
Source: Palmer Municipal Airport, 1999 to 2008, Stantec – 2009 
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Section E. Easements 

E01 General 

E01.1 Common Access Easements 

When a shared driveway is required for two or more lots, a common access easement shall be dedicated 
granted for the exclusive use of the subject lots, unless otherwise accommodated. The MSB is the 
permitting authority within common access easements. The common access easement shall be sized to 
reasonably accommodate separation of the shared driveway to the individual lots. 

E01.2 Drainage Easements 

Drainage easements are required where the ROW is not sufficient to accommodate drainage needs. 
Drainage easements can overlap with other platted easements and shall begin or terminate at the ROW. 
Drainage easements shall be a minimum width of 20 feet, and a minimum average length of 20 feet 
outside of any overlapping easements or of sufficient size and area shown to facilitate construction and 
maintenance. 

E01.3 Slope Easements 

Slope easements are required to contain all cut and fill slopes steeper than 2.5:1 that extend outside of 
the ROW, plus at least 5 feet outside the cut or fill catches. 

E01.4 Sight Distance Maintenance Easements 

Sight distance maintenance easements are required where intersection sight triangles extend outside of 
the ROW. 

E01.5 Snow Storage Easements 

Snow storage easements are required where the ROW is not sufficient to accommodate anticipated 
snow removal needs. Snow storage easements shall be located where the storage of snow would not 
impede sight distance. 

E01.6 Utility Easements 

Unless lots are otherwise served by alternate utility easements or agreements, at least one 15-foot 
utility easement adjacent to the ROW is required to allow for utility installation and maintenance. 
Additional utility easements may be required as deemed reasonably necessary by utility companies to 
serve the subdivision or protect existing facilities. The applicant is responsible for satisfying any conflicts 
that may occur in the request for easements from any utility company during the platting process. 

Platted utility easements are to be clear of wells, septic systems, structures, or encroachments, as 
defined by MSB or other applicable code; unless the applicant has obtained an encroachment permit 
from the MSB and a "Non-Objection to Easement Encroachment” from each utility. 
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Utility easements are to be fully useable for utility installation where installation equipment can safely 
work. Whenever possible, utility easements should not be placed in swamps, steep slopes, or other 
unusable areas. 

  

May 16, 2022 Planning Commission Packet 
Page 262 of 764



43 

Section F. Development Implementation 

F01 General 

This section describes the procedure that is to be followed before constructing any improvements 
required for recording a subdivision plat. The applicant’s engineer shall be the primary point of contact 
throughout this process. 

It is the applicant’s responsibility to determine, acquire, and follow permits required by other agencies. 
Approval from MSB does not supersede other agencies’ permit requirements. 

F01.1 Preliminary Plat Submittal 

The preliminary plat submittal is to be accompanied by: 

(a) ADT calculations per A15; 
(b) Preliminary drainage plan per D02.1; 
(c) Road plan and profile for sections of road where proposed grades exceed 6 percent where cuts 

and fills exceed 5 feet in height measured from the centerline, or where slope easements will be 
required, and cross sections at the maximum cut and fill sections. Road plan and profile shall 
include the vertical curves or grade breaks on either side of the subject sections; 

(d) Road plan, profile, and cross-sections if required by B03.3; and 
(e) Intersection sight distance evaluation, if requested, according to A09.1. 

F01.2 Construction Plans 

Submit construction plans to DPW at least seven calendar days before the preconstruction conference. 
All plan drawing submittals shall be at a scale of 1 inch = 50 feet or more detailed, plottable on 11” by 
17” paper. Construction plans shall include the following: 

(a) Drainage Report, according to D02.2; 
(b) Plan & Profile of proposed roads (if required by F01.1); 

(1) Existing topography with horizontal and vertical accuracy meeting US National Map 
Accuracy standards, two-foot contour intervals within the proposed road corridors. 

(c) Asbuilt survey of visible improvements and above ground utilities within and adjacent to the 
subdivision; 

(d) Copy of agency accepted permit applications required for the improvements prior to construction, 
including but not limited to ADOT&PF Approach Road Permit, DNR Section Line Easement 
authorization, MSB Flood Hazard Development permit, and USACE wetland fill permit; and 

(e) Plans for any proposed improvements within the ROW that are outside of the scope of this 
manual (e.g. retaining walls or guard rail) or do not conform to the standards set forth herein, 
conforming to ADOT&PF design criteria and standards. 

May 16, 2022 Planning Commission Packet 
Page 263 of 764



44 

F01.3 Preconstruction Conference 

The preconstruction conference is for the purpose of reviewing and approving the Subdivision 
Construction Plan for the required improvements. The engineer may request scheduling of a 
preconstruction conference with DPW after the preliminary plat has been approved by the Platting 
Board, the Notification of Action (NOA)Platting Board Action Letter has been received, and the 
construction plans have been submitted. Scheduling of preconstruction conference requests may be 
delayed during the month of October. The applicant, or designated representative, and the engineer 
must attend the preconstruction conference. In addition to the construction plans, the following items 
will be provided at or prior to the preconstruction conference: 

(a) Cost estimate of required improvements for the determination of the inspection fee according to 
the most recently adopted Schedule of Rates and Fees; 

(b) Proof of compliance with the Alaska Pollutant Discharge Elimination System Program; 
(1) Acceptable proof includes a Notice of Intent (NOI), a Low Erosivity Waiver (LEW), or a 

determination by a qualified person that neither is needed. 
(c) Rough plan and time line for construction; 
(d) Copy of any issued permits required for the improvements prior to construction; 
(e) Off-site material source and quantities; and 
(f) On-site clearing, grubbing, and topsoil disposal plan, location map. 

The Subdivision Construction Plan must be signed by the applicant, or designated representative, and 
the engineer. Upon acceptance of the Subdivision Construction Plan by DPW and payment of the 
inspection fee, the Platting Division will issue a Notice to Proceed (NTP). See Appendix B for an example 
of the Subdivision Construction Plan. 

Some construction plans or permit approvals may take longer to develop or obtain, such as fish passage 
culvert plans and associated permits. Those finalized plans and issued permits may be submitted later 
but must be received and reviewed by DPW before construction begins within the respective areas. 

F01.4 Interim Inspections 

The applicant’s engineer shall supervise all phases of construction. Notify DPW of changes to the 
Subdivision Construction Plan, such as adding or deleting a cross culvert, changes in culvert size, adding 
or deleting a drainage facility, grade changes of more than 1 percent or that would result in grades of 
over 6 percent or cuts or fills of over 5 feet in height measured from the centerline, or changes to 
foreslopes or backslopes. The changes should be approved by DPW prior to completion of construction. 
Periodic interim inspections may be conducted by DPW. Interim inspections may be requested by the 
engineer. 

F01.5 Subdivision Agreements 

If a developer wishes to enter into a Subdivision Agreement and the requirements of MSB 43.55.010(A) 
are met, the engineer shall submit a request to DPW no later than October 15th for an Interim 
Inspection. The Interim Inspection shall be attended by the engineer and DPW, and a list of remaining 
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improvements and work items will be developed. The engineer shall then submit a request for a 
Subdivision Agreement containing the scope of work, quantity estimates, and cost estimate in 
accordance with MSB 43.55 to Platting and for approval by DPW. DPW will only approve the request for 
a Subdivision Agreement if all of the minimum required improvements have been inspected by October 
31st or before winter conditions prohibit inspection, whichever comes first. 

F01.5F01.6 Pre-Final Inspection 

When the engineer has determined that construction of the improvements will be substantially 
complete according to the Subdivision Construction Plan, the engineer will request a Pre-Final 
Inspection. The Pre-Final Inspection request must be received by September 30th and shall include a 
description of work yet to be completed. The Pre-Final Inspection will be scheduled to occur within 14 
calendar days of the request and shall be attended by the engineer and DPW. A punch list will be 
developed, if any work items remain, at the Pre-Final Inspection. 

F01.6F01.7 Final Inspection 

When construction of the improvements and punch list items are complete according to the Subdivision 
Construction Plan, the engineer will request a Final Inspection of the improvements. The Final Inspection 
request must be received by October 15th. Final Inspections will cease October 31st, or when winter 
conditions prohibit inspection, whichever comes first. The Final Inspection will be scheduled to occur 
within 14 calendar days of the request and shall be attended by the engineer and DPW. 

F01.7F01.8 Final Report 

Upon DPW approval of the Final Inspection, the engineer shall submit a written Final Report to the 
Platting Division. The Final Report shall include: 

(a) Stamped and signed narrative describing at a minimum:  
(1) road construction process and equipment used, 
(2) material source and disposal areas, 
(3) road embankment and subbase used, 
(4) road topping or pavement used, 
(5) compactive effort, 
(6) road dimensions and shaping (length, roadway width, material thicknesses, pavement 

width, crown, cul-de-sac or t-turnaround dimensions and slope, foreslope, backslope, 
maximum centerline grade, etc.) for each road constructed, 

(7) drainage, ditch depth, location of drainage easements, and 
(8) road standard certification (Pioneer Road, Residential Street, etc.) for each road 

constructed; 
(b) Stamped and signed final drainage plan, (minimum 11”x17”); 
(c) As-built drawing showing the horizontal locations of borrow extraction along the road corridor; 
(c)(d) Documentation verifying Surface Course thickness such as photos and descriptions of test pits, 

scale tickets, asbuilt surveys, or alternative methods approved by DPW; 
(d)(e) Compaction test reports; 
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(e)(f) Gradation tests, if required; and 
(f)(g) Photos of each stage of construction. 

DPW will review the report and provide comments, if necessary, within 14 calendar days. 

F01.8F01.9 Construction Acceptance 

Upon approval of the Final Report, DPW will issue a Certificate of Construction Acceptance. 

F01.9F01.10 Warranty 

All improvements are to be guaranteed until October 31st of the calendar year following issuance of the 
Certificate of Construction AcceptanceDPW approval of the Final Inspection. Roads within a Road 
Service Area may be accepted for maintenance at the end of the warranty. Pioneer Roads are not 
eligible for maintenance. Maintenance of Mountain Access Roads is at the discretion of DPW. 

During the warranty period, the applicant is responsible for any road maintenance including, but not 
limited to: snow removal, maintaining a smooth road surface and crown, maintaining stabilized 
foreslopes and backslopes, and maintaining positive drainage. If any deficiencies arise during the 
warranty, DPW will issue a punch list to the applicant by September 1st to allow time for completion of 
repairs. The applicant must notify DPW of completion of repairs by October 15th for the roads to be 
eligible for maintenance on November 1st. 

The warranty period for improvements following completion of a subdivision agreement may be 
lessened to one calendar year. The applicant shall request a punch list from DPW no more than one 
month before the end of the one-year warranty. 

If the subdivision plat has not recorded within 6 months of the date of the Certificate of Construction 
Acceptanceby April 30th or if warranty repairs are not completed by October 15th, the warranty will be 
extended an additional year and the warranty process will be repeated. 

Maintenance may be denied and the Certificate of Construction Acceptance revoked if deficiencies are 
not corrected to the satisfaction of DPW. A notice may be recorded indicating to the public that the MSB 
is not responsible for road upkeep and maintenance until such a time that the deficiencies are 
corrected. 
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Section G. Commercial and Industrial Subdivisions 

G01 General 

Commercial and Industrial subdivisions shall be designed using trip generation rates from the Institute 
of Transportation Engineers (ITE) Trip Generation Manual, and to meet the standards of AASHTO, 
International Fire Code (IFC), and any other applicable standards or code. 
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Section H. Utilities 

H01 General 

These standards apply to the design and construction of utility facilities within the MSB. All utility 
installation within existing or proposed ROW or utility easements must comply with the provisions of 
MSB or other applicable code, or as otherwise approved by the permitting authority. 

H02 Utility Location Guidelines 

H02.1 Underground Utility Facilities: 

(a) The location of utility facilities placed within the ROW shall be coordinated with the permitting 
authority. 

(b) Backslopes or foreslopes which extend into a utility easement should not exceed 4:1. These limits 
are necessary for construction equipment for utility installation. 

(c) Utility facilities paralleling the road shall not be located within 10 feet of the roadway, unless 
otherwise approved by the permitting authority. 

(d) Underground road crossings shall be buried a minimum of 48 inches below finished grade. Backfill 
shall be compacted according to the requirements of Section C, or as otherwise approved by the 
permitting authority. 

(e) Conduit road crossings, if used, shall be installed in accordance with each utility company’s 
standards and applicable code. 

(f) Standard burial depth of longitudinal utilities is 36 inches below grade. The applicant should 
delineate areas, such as where driveways and drainage easements are planned, where deeper 
burial may be needed. 

H02.2 Above Ground Utility Facilities: 

(a) Above ground pedestals, poles, and utility facilities shall not be located within 10 feet of the 
roadway, unless an alternate design meets clear zone requirements. 

(b) Above ground pedestals, poles, and utility facilities shall not be located such that they 
substantially block intersection or driveway sight triangles. 

(c) Unless otherwise authorized by the permitting authority, above ground pedestals, poles, and 
utility facilities shall not be located within the ROW nearer than 40 feet from the point of 
intersection of the extension of the property lines at any existing or proposed intersection on 
Residential Collector streets or higher classification. 

(d) Above ground pedestals, poles, and utility facilities shall not be located within a common access 
easement or drainage easement, within 20 feet of a common access point, or within 10 feet of a 
roadway cross culvert. 

(e) Permanent 5-foot high snow marker poles, grey with white retroreflective sheeting or yellow, shall 
be installed on all pedestals and vaults. 

(f) All guy wires installed within the ROW or utility easements adjacent to, or near to a roadway shall 
have a minimum 8-foot long yellow delineator installed above the anchor. 
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(g) Pedestals located within the ROW shall be located within the outer 1 foot of the ROW. 

H02.3 Separation of Utilities: 

(a) Recommend 5-foot horizontal separation between power poles and buried utilities. 
(b) Recommend minimum 1-foot physical separation between all underground utilities. 
(c) Separation of storm, sewer, and water utilities shall meet the requirements of the Alaska 

Department of Environmental Conservation. 
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Appendix A 

Environmental Protection Agency Memorandum - Class V Injection Wells 

MSB Special Provision to the ADOT&PF Standard Specifications for Highway Construction 
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Appendix B 

Subdivision Construction Plan 
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LAND USE CLASSIFICATION 

Resolution PC 22-17
Reclassification of Borough-Owned Parcel 

Tax ID#20N04W08A001 

(Pages  275-288) 

LAND USE CLASSIFICATION
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PUBLIC HEARING QUASI-JUDICIAL 

Resolution No. PC 22-08
Ryan McKay and Jana Weltzin 

for AK Legacy Genetics

(Pages 289-430)

PUBLIC HEARING 
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HISTORY 

Tierra Verde Subdivision was created in 1972.  In 1975, the owner of Block 1, Lot 11 and 12, 

Robert Cook, built a residence on the property and eventually a large garage.  The two lots were 

bought and sold together several times through the years, Lot 11 remaining residential and Lot 12 

remaining vacant.  In February of this year, Lots 11 and 12 were combined through a platting 

action, resulting in one larger 2.84 acre lot.   

LAND USE 

Existing Land Use 
The property consists of mostly forested and wooded area.  According to the application material, 

the residence on the property is not part of the cultivation facility.  The applicant is refurbishing 

the existing garage for the proposed use, both inside and out.  The applicant framed in the two 

garage doors on the west side and the two windows on the south side.  The applicant stated the 

entire structure will receive a green metal panels on all sides to blend in with the trees and natural 

landscaping. 

The property’s topography is such that the foundation of the structure lays approximately four feet 

below South Sylvan Lane and 12 feet below West Cielo Court.  The applicant received Borough 

approved driveway permits for both access points onto South Sylvan Lane.   

Surrounding Land Uses 

The subject parcel lies at the southeast corner of the South Sylvan Lane and West Cielo Court 

intersection.  The subdivisions to the west of South Sylvan Lane are fully built out with residential 

uses.  Lots to the north, east, and south of the proposed use are developed with residential uses 

with a few vacant parcels mixed in.  Surrounding parcels range in size from one to five acres.  The 

closest residential structure, not within this property, is located approximately 270 feet west of the 

proposed use. The closest commercial use is approximately 1,500 feet to the south. 

REVIEW OF APPLICABLE CRITERIA AND FINDINGS 

MSB 17.03 – Public Notification 
On March 7, 2022, staff mailed 36 notices to all property owners within a 600-foot radius of the 

subject property and to the Knik-Fairview Community Council.  Staff later realized not all the 

owners within Tierra Verde Subdivision were noticed in the first mailing as is required in MSB 

17.03.  A second mailing of 61 notices was sent out on March 24, 2022 to all required property 

owners.  The Frontiersman published a public notice pertaining to the application in the March 4, 

2022 issue.  Staff posted a public notice with the application material on the Borough website on 

February 28, 2022.  The application, public notice, and request for comments were emailed to 

outside agencies and all members of the Knik-Fairview Community Council on February 28, 2022. 

Staff received no comments from the community council.  Ten members of the public responded 

to the public noticing.  Their concerns in general are: 

 Odor from the facility

 Potential loss of property value

 Increase in traffic

 Location near school bus stop
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 The use being within a residential area 

 Potential criminal activity associated with the use 

 Pollutants from water run-off 

 

Section 17.60.100 General Standards 

(A) A conditional use may be approved only if it meets with the requirements of this section in 

addition to any other standards required by this chapter: 

(B) In granting a conditional use permit, the planning commission must make the following 

findings: 

(1) the conditional use will preserve or not detract from the value, character, and 

integrity of the surrounding area; 

 

Findings of Fact: 

1. The proposed use is wholly contained within a 1,650 square foot facility. 

2. According to the application material, the applicant is refurbishing a garage structure, 

originally built in 1975, for the proposed use.  

3. The applicant stated the entire structure will receive a green metal panels on all sides to 

blend in with the trees and natural landscaping. 

4. The applicant received Borough approved driveway permits for both access points onto 

South Sylvan Lane.   

5. Surrounding parcels range in size from one to five acres.   

6. The subdivisions to the west of South Sylvan Lane are fully built out with residential uses.  

Lots to the north, east, and south of the proposed use are developed with residential uses 

with a few vacant parcels mixed in.  

7. According to the application material, the proposed use is set back approximately 141 feet 

from the West Cielo Court right-of-way to the north, 117 feet from the South Sylvan Lane 

right-of-way to the west, 122 feet from the south lot line, and 224 feet from the east lot 

line.  

8. The subject parcel is mostly forested and a buffer of trees separates the proposed facility 

from South Sylvan Lane. 

9. According to the application material, the facility will not be open to the public. 

10. According to the application material, the proposed use has policies and procedures in 

place to prevent loitering.  

11. According to the application material, the use will require between two and five employees, 

and for short periods, up to seven.   

12. There are no industrial equipment or processes that generate noise or dust associated with 

the proposed use.  

13. According to the application material, there is no advertising signage for the facility.  

14. According to the application material, all exterior lighting will be directed downward and 

shielded to mitigate any unwanted light pollution. 

15. According to the security plan, a combination of cameras, motion detectors, alarms, and 

lighting will be used to secure the site and monitor all activities at the facility. 

May 16, 2022 Planning Commission Packet 
Page 293 of 764



Page 4 of 11 

Conclusion of Law: Based on the above findings, the proposed use will not detract from the 

value, character, and integrity of the surrounding area (MSB 17.60.100(B)(1)). 

(2) that granting the conditional use permit will not be harmful to the public health,

safety, convenience, and welfare;

Findings of Fact: 

1. The closest school, Goose Bay Elementary, is approximately 3,000 feet away from the

proposed use.

2. According to the application material, the facility will not be open to the public.

3. Consumption of marijuana is prohibited at the site.

4. Persons under the age of 21 are prohibited from entering the facility.

5. According to the application material, the proposed use has policies and procedures in

place to prevent loitering.

6. According to the application material, the applicant provided a security plan, which

includes education of employees on all security measures.

7. According to the security plan, a combination of cameras, motion detectors, alarms, and

lighting will be used to secure the site and monitor all activities at the facility.

8. The applicant received Borough approved driveway permits for both access points onto

South Sylvan Lane.

9. According to the application material, after proper notification to the State of Alaska

Alcohol & Marijuana Control Office, all marijuana products deemed unusable will be

mixed with compostable waste, stored within locked containers inside the facility, and

eventually taken to the landfill.

10. The Central Mat-Su Deputy Fire Marshal has issued Plan Review Certificate #2022-061,

approving the renovation and remodeling of the garage for the proposed use.

11. The commercial structure is in full compliance with the applicable State of Alaska fire

code.

Conclusion of Law: Based on the above findings, the proposed use will not be harmful to the 

public health, safety, convenience, and welfare (MSB 17.60.100(B)(2)). 

(3) that sufficient setback, lot area, buffers, or other safeguards are being provided to

meet the conditions listed in subsections (B)(1) through (3) of this section; and

Findings of Fact: 
1. The subject parcel is approximately 2.84 acres in size.

2. According to the application material, the proposed use is set back approximately 141 feet

from the West Cielo Court right-of-way to the north, 117 feet from the South Sylvan Lane

right-of-way to the west, 122 feet from the south lot line, and 224 feet from the east lot

line.
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3. The closest residential structure, not within this property, is located approximately 270 feet 

west of the proposed use.  

4. The closest school, Goose Bay Elementary, is approximately 3,000 feet away from the 

proposed use. 

5. The subject parcel is mostly forested and a buffer of trees separates the proposed facility 

from South Sylvan Lane. 

6. According to the application material, the facility will not be open to the public. 

7. According to the application material, the proposed use has policies and procedures in 

place to prevent loitering.  

8. According to the application material, the applicant provided a security plan, which 

includes education of employees on all security measures. 

9. According to the security plan, a combination of cameras, motion detectors, alarms, and 

lighting will be used to secure the site and monitor all activities at the facility. 

10. According to the application material, all exterior lighting will be directed downward and 

shielded to mitigate any unwanted light pollution. 

 

Conclusion of Law:  Based on the above findings, the applicant provided sufficient setbacks, lot 

area, buffers, or other safeguards to meet the conditions in this section (MSB 17.60.100(B)(3)). 

 

 (4) the conditional use fulfills all other requirements of this chapter pertaining to the 

 conditional use in this section. 

 

Finding of Fact: 

1. The applicant provided all of the required site plans and operational information for the 

proposed use. 

 

Conclusion of Law: The application material meets all the requirements of this chapter (MSB 

17.60.100(B)(4)). 

 

Section 17.60.150 General Standards for Marijuana Related Facilities 
(A) In addition to the standards set forth by MSB 17.60.100, the planning commission shall 

weigh factors which contribute or detract from the development of a safe, convenient, and 

attractive community, including, but not limited to: 

(1) any potential negative effect upon other properties in the area due to such factors 

as noise and odor. 

 

Findings of Fact: 

1. The proposed use is wholly contained within a 1,650 square foot facility. 

2. The subject parcel is approximately 2.48 acres in size. 

3. Consumption of marijuana is prohibited at the site. 

4. There are no industrial equipment or processes that generate noise or dust associated with 

the proposed use.  
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5. The subject parcel is mostly forested and a buffer of trees separates the proposed facility

from South Sylvan Lane.

6. According to the application material, the proposed use has policies and procedures in

place to prevent loitering.

7. According to the application material, the use will require between two and five employees,

and for short periods, up to seven.

8. According to the application material, marijuana product will be packaged in sealed, air-

tight containers and air sanitizers will be used when transporting marijuana to and from the

premises.

9. According to the application material, the proposed use is set back approximately 141 feet

from the West Cielo Court right-of-way to the north, 117 feet from the South Sylvan Lane

right-of-way to the west, 122 feet from the south lot line, and 224 feet from the east lot

line.

10. According to the application material, the air filtration system will be outfitted with

multiple charcoal filters to filter air for odor particles.

11. According to the application material, the applicant will maintain the charcoal filters and

exhaust fans according to the manufacturer’s specifications.

Conclusion of Law: Based on the above findings, the proposed use will not negatively affect 

other properties due to factors such as noise and odor (MSB 17.60.150(A)(1)). 

(2) the effectiveness of measures to reduce negative effects upon adjacent properties

by:

(a) increased property line and right-of-way buffers;

(b) planted berms and landscaping;

(c) site and building design features which contribute to the character of the

surrounding area.

Findings of Fact: 

1. The subject parcel is approximately 2.48 acres in size.

2. Surrounding parcels range in size from one to five acres.

3. The subdivisions to the west of South Sylvan Lane are fully built out with residential uses.

Lots to the north, east, and south of the proposed use are developed with residential uses

with a few vacant parcels mixed in.

4. The closest residential structure, not within this property, is located approximately 270 feet

west of the proposed use.

5. According to the application material, the applicant is refurbishing a garage structure,

originally built in 1975, for the proposed use.

6. The applicant stated the entire structure will receive a green metal panels on all sides to

blend in with the trees and natural landscaping.

7. The structure’s foundation lies approximately four feet below South Sylvan Lane and 12

feet below West Cielo Court.
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8. According to the application material, the proposed use is set back approximately 141 feet 

from the West Cielo Court right-of-way to the north, 117 feet from the South Sylvan Lane 

right-of-way to the west, 122 feet from the south lot line, and 224 feet from the east lot 

line.  

9. The subject parcel is mostly forested and a buffer of trees separates the proposed facility 

from South Sylvan Lane. 

10. According to the application material, all exterior lighting will be directed downward and 

shielded to mitigate any unwanted light pollution.  

11. According to the application material, there is no advertising signage for the facility.  

12. The Central Mat-Su Deputy Fire Marshal has issued Plan Review Certificate #2022-061, 

approving the renovation and remodeling of the garage for the proposed use.  

13. The commercial structure is in full compliance with the applicable State of Alaska fire 

code. 

 

Conclusion of Law: Based on the above findings, measures are in place to reduce negative 

affects upon adjacent properties (MSB 17.60.150(A)(2)(a-c)). 

 

(3) whether the use is compatible with the character of the surrounding area. 

 

Findings of Fact: 

1. The proposed use is wholly contained within a 1,650 square foot facility. 

2. Surrounding parcels range in size from one to five acres.   

3. The subdivisions to the west of South Sylvan Lane are fully built out with residential uses.  

Lots to the north, east, and south of the proposed use are developed with residential uses 

with a few vacant parcels mixed in.  

4. According to the application material, the facility will not be open to the public. 

5. According to the application material, there is no advertising signage for the facility.  

6. According to the application material, the proposed use has policies and procedures in 

place to prevent loitering.  

7. The applicant stated the entire structure will receive a green metal panels on all sides to 

blend in with the trees and natural landscaping. 

8. There are no industrial equipment or processes that generate noise or dust associated with 

the proposed use.  

9. Consumption of marijuana is prohibited at the site. 

10. The subject parcel is mostly forested and a buffer of trees separates the proposed facility 

from South Sylvan Lane. 

11. According to the application material, the applicant provided a security plan, which 

includes education of employees on all security measures. 

Conclusion of Law: Based on the above findings, the proposed use is compatible with the 

character of the surrounding area (MSB 17.60.150(A)(3)). 
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(B) At the time of their establishment, marijuana related conditional uses shall meet the

following requirements and not be located within:

(1) One thousand feet of school grounds;

(C) Separation distances referenced in subsection (B) of this section are measured in a direct

line between the closest point of the facility within which the marijuana facility is located, and the

closest point on the lot or parcel of land upon which any of the above itemized uses are located.

Finding of Fact: 

1. The closest school, Goose Bay Elementary, is approximately 3,000 feet away from the

proposed use.

Conclusion of Law: Based on the above finding, the proposed use is more than 1,000 feet away 

from any school grounds (MSB 17.60.150(B)(1)). 

(D) Prior to final approval of the permit the applicant shall provide written documentation

demonstrating that:

(1) all applicable licenses have been obtained as required by 3 AAC 306.005.

Findings of Fact: 

1. AK Legacy Genetics, LLC received delegated approval from the State Marijuana Control

Board for marijuana cultivation license #28628, in accordance with 3 AAC 306.005.

2. The applicant provided written documentation showing delegated approval from the State

Marijuana Control Board for marijuana cultivation license #28628.

Conclusion of Law: Based on the above findings, the applicant obtained and provided 

documentation for all applicable licenses pertaining to 3 AAC 306.005 (MSB 17.60.150(D)(1)).  

(2) from the fire marshal having jurisdiction, that the proposed conditional use is in

full compliance with applicable fire code, including but not limited to AS 18.70.010

through 18.70.160, Fire Protection, and 13 AAC 50.025 through 50.080, Fire Code.

Findings of Fact: 

1. The Central Mat-Su Deputy Fire Marshal has issued Plan Review Certificate #2022-061,

approving the renovation and remodeling of the garage for the proposed use.

2. The commercial structure is in full compliance with the applicable State of Alaska fire

code.

Conclusion of Law: Based on the above findings, the applicant provided documentation 

showing the proposed use is in full compliance with all applicable fire code (MSB 

17.60.150(D)(2)). 

Section 17.60.160 Standards for Marijuana Cultivation Facilities 
(A) Wastewater and waste material disposal plan.  A wastewater and waste material disposal

plan shall be submitted which demonstrates that wastewater and waste material associated with
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the cultivation facility is disposed of in compliance with the Alaska State Department of 

Environmental Conservation. 

 

Findings of Fact: 

1. According to the application material, after proper notification to the State of Alaska 

Alcohol & Marijuana Control Office, all marijuana products deemed unusable will be 

mixed with compostable waste, stored within locked containers inside the facility, and 

eventually taken to the landfill. 

2. According to the application material, the facility will be hand watering and using a timer-

operated system to deliver water to the plants.  Excess water will drain into evaporation 

trays and naturally evaporate.  In-floor heat and dehumidifiers will aid in excess water 

evaporation. 

 

Conclusion of Law: Based on the above findings, the wastewater and waste material disposal 

plan demonstrates compliance with the Alaska State Department of Environmental Conservation 

(MSB 17.60.160(A)). 

 

(B) Odor mitigation and ventilation plan.  The applicant shall provide an odor mitigation plan 

detailing the effective mitigation of any odors of the proposed uses.  Such plan shall demonstrate 

that the design for the purification of air prevents odors from materially impacting adjoining 

properties. 

 

Findings of Fact: 

1. The proposed use is wholly contained within a 1,650 square foot facility. 

2. According to the application material, the proposed use is set back approximately 141 feet 

from the West Cielo Court right-of-way to the north, 117 feet from the South Sylvan Lane 

right-of-way to the west, 122 feet from the south lot line, and 224 feet from the east lot 

line.  

3. Consumption of marijuana is prohibited at the site. 

4. According to the application material, the air filtration system will be outfitted with 

multiple charcoal filters to filter air for odor particles. 

5. According to the application material, the applicant will maintain the charcoal filters and 

exhaust fans according to the manufacturer’s specifications. 

6. According to the application material, marijuana product will be packaged in sealed, air-

tight containers and air sanitizers will be used when transporting marijuana to and from the 

premises. 

 

Conclusion of Law: Based on the above findings, the odor mitigation plan demonstrates 

mitigation measures will prevent odors from materially impacting adjoining properties (MSB 

17.60.160(B)). 

 

(C) Hazardous chemicals.  Storage and disposal of fertilizers, pesticides, herbicides, and any 

other hazardous chemicals associated with the cultivation of marijuana shall comply with all local, 

state, and federal laws. 
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Findings of Fact: 

1. According to the application material, the applicant will ensure that only Environmental

Protection Agency approved insecticide and fungicide are used in the facility.

2. According to the application material, the facility will have designated shelving areas for

storage of herbicides, fungicides, insecticides, fertilizers, cleaning products, and other

chemicals.

3. According to the application material, the applicant will use and dispose of all chemicals,

fertilizers, herbicides, fungicides, insecticides, cleaning chemicals, etc., in accordance with

their respective manufacturers’ recommendations, and comply with all local, state, and

federal laws.

Conclusion of Law: Based on the above findings, storage and disposal of fertilizers, pesticides, 

herbicides, and any other hazardous chemicals will comply with all local, state, and federal laws 

(MSB 17.60.160(C)). 

(D) Security.  The applicant shall provide a security plan.  The plan shall include, but not be

limited to, education for employees on security measures.

Findings of Fact: 

1. According to the application material, the applicant provided a security plan, which

includes education of employees on all security measures.

2. According to the security plan, a combination of cameras, motion detectors, alarms, and

lighting will be used to secure the site and monitor all activities at the facility.

Conclusion of Law: Based on the above findings, the applicant provided a security plan, which 

includes education for employees on security measures (MSB 17.60.160(D)). 

(E) Marijuana cultivation facilities shall be set back 50 feet from public rights-of-way, and 100

feet from side or rear lot lines.

Finding of Fact: 

1. According to the application material, the proposed use is set back approximately 141 feet

from the West Cielo Court right-of-way to the north, 117 feet from the South Sylvan Lane

right-of-way to the west, 122 feet from the south lot line, and 224 feet from the east lot

line.

Conclusion of Law: Based on the above finding, the proposed use meets the setback 

requirements for marijuana cultivation facilities (MSB 17.60.160(E)). 

STAFF RECOMMENDATIONS 

Staff recommends approval of the conditional use permit to operate a marijuana cultivation 

facility, at 3097 South Sylvan Lane, Tax ID #6315B01L011 & L012.  The proposed use meets all 
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of the standards in MSB 17.60.100, 17.60.150, and 17.60.160.  Staff recommends approval of this 

permit with the following conditions: 

 

1. The operation shall comply with all applicable state and local regulations. 

2. All aspects of the operation shall comply with the description detailed in the application 

material and with the conditions of this permit. An amendment to the Conditional Use 

Permit shall be required prior to any expansion of the conditional use. 

3. Borough staff shall be permitted to enter premises subject to this permit to monitor 

compliance with permit requirements. Such access will at minimum, be allowed on demand 

when activity is occurring, and/or with prior verbal or written notice, and/or at other times 

as necessary to monitor compliance. Denial of access to Borough staff shall be a violation 

of this Conditional Use Permit. 

 

If the Planning Commission chooses to deny this permit, findings for denial must be prepared by 

the Commission. 
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From: Peggy Horton
To: "Allen Kemplen AICP-CTP - DOT&PF (allen.kemplen@alaska.gov)"; "Melanie Nichols

(Melanie.nichols@alaska.gov)"; "Kyler Hylton (kyler.hylton@alaska.gov)"; "James Walker
(james.walker2@alaska.gov)"; "oran.woolley@alaska.gov"; "mearow@matanuska.com";
"row@enstarnaturalgas.com"; "row@mtasolutions.com"; "GCI ROW (ospdesign@gci.com)"; Fire Code; Jill Irsik;
Eric Phillips; "regpagemaster@usace.army.mil"; Terry Dolan; Jamie Taylor; Brad Sworts; Elaine Flagg; Charlyn
Spannagel; Alex Strawn; Planning; Fred Wagner; Permit Center; Jason Ortiz; Theresa Taranto; Andy Dean; John
Aschenbrenner; "mokietew@gmail.com"; "tundraquest@mtaonline.net"; "nicolerealty19@gmail.com";
"billydoc56@hotmail.com"; "cci1@wwdb.org"; "pcook@alaskan.com"; "gina@ritaccos.com";
"uprise@mtaonline.net"; "davemtp@mtaonline.net"; "dglsaviatn@aol.com"

Subject: RE: Request for Review and Comments: AK Legacy Genetics Marijuana Cultivation Facility
Date: Monday, February 28, 2022 2:05:14 PM

Here’s the link for the application material.  Sorry, I missed adding to the email. 
 
https://matsugov.us/publicnotice/public-hearing-notice-for-conditional-use-permit-
application-for-marijuana-cultivation-facility
 
Peggy
 
From: Peggy Horton 
Sent: Monday, February 28, 2022 1:56 PM
To: Allen Kemplen AICP-CTP - DOT&PF (allen.kemplen@alaska.gov) <allen.kemplen@alaska.gov>;
Melanie Nichols (Melanie.nichols@alaska.gov) <Melanie.nichols@alaska.gov>; Kyler Hylton
(kyler.hylton@alaska.gov) <kyler.hylton@alaska.gov>; James Walker (james.walker2@alaska.gov)
<james.walker2@alaska.gov>; 'oran.woolley@alaska.gov' <oran.woolley@alaska.gov>;
mearow@matanuska.com; 'row@enstarnaturalgas.com' <row@enstarnaturalgas.com>;
'row@mtasolutions.com' <row@mtasolutions.com>; GCI ROW (ospdesign@gci.com)
<ospdesign@gci.com>; Fire Code <Fire.Code@matsugov.us>; Jill Irsik <Jill.Irsik@matsugov.us>; Eric
Phillips <Eric.Phillips@matsugov.us>; regpagemaster@usace.army.mil; Terry Dolan
<Terry.Dolan@matsugov.us>; Jamie Taylor <Jamie.Taylor@matsugov.us>; Brad Sworts
<Brad.Sworts@matsugov.us>; Elaine Flagg <Elaine.Flagg@matsugov.us>; Charlyn Spannagel
<Charlyn.Spannagel@matsugov.us>; Alex Strawn <Alex.Strawn@matsugov.us>; Planning
<MSB.Planning@matsugov.us>; Fred Wagner <Frederic.Wagner@matsugov.us>; Permit Center
<Permit.Center@matsugov.us>; Jason Ortiz <Jason.Ortiz@matsugov.us>; Theresa Taranto
<Theresa.Taranto@matsugov.us>; Andy Dean <Andy.Dean@matsugov.us>; John Aschenbrenner
<John.Aschenbrenner@matsugov.us>; 'mokietew@gmail.com' <mokietew@gmail.com>;
'tundraquest@mtaonline.net' <tundraquest@mtaonline.net>; 'nicolerealty19@gmail.com'
<nicolerealty19@gmail.com>; 'billydoc56@hotmail.com' <billydoc56@hotmail.com>;
'cci1@wwdb.org' <cci1@wwdb.org>; 'pcook@alaskan.com' <pcook@alaskan.com>;
'gina@ritaccos.com' <gina@ritaccos.com>; 'uprise@mtaonline.net' <uprise@mtaonline.net>;
davemtp@mtaonline.net; 'dglsaviatn@aol.com' <dglsaviatn@aol.com>
Subject: Request for Review and Comments: AK Legacy Genetics Marijuana Cultivation Facility
 
Good Morning,
 
Ryan McKay and Jana Weltzin for AK Legacy Genetics submitted an application for a
conditional use permit under MSB 17.60 – Conditional Uses, for a marijuana cultivation
facility.
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Location: 3097 South Sylvan Lane, Tax ID #6315B01L011 & L012 (Recently combined into
new Lot 11A); within Township 17 North, Range 2 West, Section 22.
 
The Planning Commission will conduct a public hearing on this request on May 16, 2022.
 
Application materials may be viewed online at www.matsugov.us by clicking on “All Public
Notices & Announcements.”  A direct link to the application material is here:
 
Comments are due on or before April 13, 2022 and will be included in the Planning
Commission packet for the Commissioner’s review and information. Please be advised that
comments received from the public after that date will not be included in the staff report to
the Planning Commission. Thank you for your review.
 
 
Peggy Horton
Matanuska-Susitna Borough
Development Services Division
Planner II
907-861-7862
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From: Peggy Horton
To: Theresa Taranto
Subject: Mailing: AK Legacy Genetics
Date: Monday, February 28, 2022 10:50:10 AM
Attachments: Vicinity Map.pdf

Public Notice Mailing.pdf

Good Morning,
Please prepare and have these mailed to owners of property within 600 feet and within the
Tierra Verde subdivision by Monday March 7, 2022. Please also mail to the Knik-Fairview
Community Council.
Knik-Fairview Community Council
PO Box 877291
Wasilla AK 99687
Thank you,
Peggy Horton
Matanuska-Susitna Borough
Development Services Division
Planner II
907-861-7862
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Matanuska-Susitna Borough 
Development Services Division 
350 E. Dahlia Avenue 
Palmer, Alaska 99645 
 
 
 
 
 
 
«NAME» 
«ADDRESS_1» 
«ADDRESS_2» 
«ADDRESS_3» 
 


 


The Matanuska-Susitna Borough Planning Commission will consider the following:  


An application under MSB 17.60 – Conditional Uses.  Jana Weltzin and Ryan McKay, on behalf of AK Legacy 


Genetics, filed an application for a conditional use permit under MSB 17.60 – Conditional Uses, for the operation of 


a marijuana cultivation facility located at 3097 South Sylvan Lane, Tax ID# 6315B01L011 & L012 (Lot 11A); within 


Township 17 North, Range 2 West, Section 22, Seward Meridian. 


The Matanuska-Susitna Borough Planning Commission will conduct a public hearing concerning the application on 


Monday, May 16, 2022, at 6:00 p.m. in the Borough Assembly Chambers located at 350 E. Dahlia Avenue in Palmer.  


This may be the only presentation of this item before the Planning Commission and you are invited to attend.  Planning 


Commission members may not receive or engage in ex-parte contact with the applicant, other interested parties in the 


application, or members of the public concerning the application or issues presented in the application. 


Application materials may be viewed online at www.matsugov.us by clicking on “All Public Notices & 


Announcements.”  For additional information, you may contact Peggy Horton, Planner II, by phone: 907-861-7862.  


Provide written comments by e-mail to peggy.horton@matsugov.us, or by mail to MSB Development Services 


Division, 350 E. Dahlia Avenue, Palmer, AK 99645. 


The public may provide verbal testimony in person at the meeting or telephonically by calling 1-855-290-3803.  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 the definition of “interested party”.  The procedures governing appeals to 


the Board of Adjustment and Appeals are contained in MSB 15.39.010-250, which is available on the Borough home 


page: www.matsugov.us, in the Borough Clerk’s office, and at various libraries within the borough. 


Comments are due on or before April 13, 2022, and will be included in the Planning Commission packet.  Please be 


advised that comments received from the public after that date will not be included in the staff report, but will be 


provided to the Commission at the meeting. 


 


Name:        Mailing Address:       


Location/Legal Description of your property:          


Comments:   


   


   


   


   


Note:  Vicinity Map Located on Reverse Side 



mailto:peggy.horton@matsugov.us
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       ENSTAR Natural Gas Company 

 A DIVISION OF SEMCO ENERGY 
 Engineering Department, Right of Way Section 

 401 E. International Airport Road 

 P. O. Box 190288 

 Anchorage, Alaska   99519-0288 

 (907) 277-5551 

FAX (907) 334-7798 

 

March 1, 2022 

 

 

Matanuska-Susitna Borough, Planning Division 

350 East Dahlia Avenue 

Palmer, AK   99645-6488 

 

 

To whom it may concern: 

 

ENSTAR Natural Gas Company has reviewed the following conditional use permit request and 

has no comments or recommendations. 

 

• AK Legacy Genetics- Marijuana Cultivation Facility 

(MSB Case # 17.60) 

 
If you have any questions, please feel free to contact me at 334-7944 or by email at 

james.christopher@enstarnaturalgas.com. 

 

 

Sincerely, 

 

 

 

James Christopher  

Right of Way & Compliance Technician 

ENSTAR Natural Gas Company 
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From: Theresa Taranto
To: Peggy Horton
Subject: RE: Request for Review and Comments: AK Legacy Genetics Marijuana Cultivation Facility
Date: Tuesday, March 1, 2022 1:06:50 PM

FIRM 8045, X Zone
No other comments.
Thank you,

Theresa Taranto
Mat-Su Borough
Development Services
Administrative Specialist
350 E Dahlia Ave.
Palmer, Alaska 99645
907-861-8574
www.matsugov.us
From: Peggy Horton 
Sent: Monday, February 28, 2022 1:56 PM
To: Allen Kemplen AICP-CTP - DOT&PF (allen.kemplen@alaska.gov) ; Melanie Nichols
(Melanie.nichols@alaska.gov) ; Kyler Hylton (kyler.hylton@alaska.gov) ; James Walker
(james.walker2@alaska.gov) ; 'oran.woolley@alaska.gov' ; mearow@matanuska.com;
'row@enstarnaturalgas.com' ; 'row@mtasolutions.com' ; GCI ROW (ospdesign@gci.com) ; Fire Code
; Jill Irsik ; Eric Phillips ; regpagemaster@usace.army.mil; Terry Dolan ; Jamie Taylor ; Brad Sworts ;
Elaine Flagg ; Charlyn Spannagel ; Alex Strawn ; Planning ; Fred Wagner ; Permit Center ; Jason Ortiz ;
Theresa Taranto ; Andy Dean ; John Aschenbrenner ; 'mokietew@gmail.com' ;
'tundraquest@mtaonline.net' ; 'nicolerealty19@gmail.com' ; 'billydoc56@hotmail.com' ;
'cci1@wwdb.org' ; 'pcook@alaskan.com' ; 'gina@ritaccos.com' ; 'uprise@mtaonline.net' ;
davemtp@mtaonline.net; 'dglsaviatn@aol.com' 
Subject: Request for Review and Comments: AK Legacy Genetics Marijuana Cultivation Facility
Good Morning,
Ryan McKay and Jana Weltzin for AK Legacy Genetics submitted an application for a
conditional use permit under MSB 17.60 – Conditional Uses, for a marijuana cultivation
facility.
Location: 3097 South Sylvan Lane, Tax ID #6315B01L011 & L012 (Recently combined into
new Lot 11A); within Township 17 North, Range 2 West, Section 22.
The Planning Commission will conduct a public hearing on this request on May 16, 2022.
Application materials may be viewed online at www.matsugov.us by clicking on “All Public
Notices & Announcements.” A direct link to the application material is here:
Comments are due on or before April 13, 2022 and will be included in the Planning
Commission packet for the Commissioner’s review and information. Please be advised that
comments received from the public after that date will not be included in the staff report to
the Planning Commission. Thank you for your review.
Peggy Horton
Matanuska-Susitna Borough
Development Services Division
Planner II
907-861-7862
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From: Michelle Olsen
To: Peggy Horton
Subject: AK Legacy Genetics Driveway - 6315B01L011
Date: Tuesday, February 8, 2022 2:50:17 PM

Hi Peggy,
 
The existing driveway is fine for a cultivation facility. No modification is necessary.
 
Respectfully,
 
Michelle Olsen, CFM
Permit Technician
Matanuska-Susitna Borough
907-861-7822
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From: Mandy Bledsoe
To: Peggy Horton
Subject: Application for Marijuana Cultivation Facility #tax ID 6315B01Lo11&Lo12
Date: Sunday, March 27, 2022 12:35:44 PM

[EXTERNAL EMAIL - CAUTION: Do not open unexpected attachments or links.]
Good morning,

We received a letter from the planning committee for the above proposed establishment.

We own 7221 W Terry L Circle (parcel 1 on the map) directly across the street.

We’d like our comments to be included in the Planning Commission packet: 

Our biggest concern is our property value.  These are our concerns:

We would be able to see the facility, thus devaluing our property
That there would be increased traffic along Sylvan
That there would be odors from the facility
That there would be business sign postings visible on Sylvan
That sales of marijuana are taking place on the property
Adding a marijuana business potentially increases the crime rates in our area

We bought a house in a residential neighborhood.  We would never have bought it if we
thought a marijuana center was setting up shop across the road.  Children play here and there
is a great community feel to the Hollywood Hills subdivision.  There are plenty of other land
parcels for sale that are not in developed neighborhood areas.  Overall we oppose the proposed
site.

Thank you for your consideration.

Phillip and Mandy Bledsoe
7221 W Terry L Circle
Wasilla AK 99623
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From: Mandy Bledsoe
To: Peggy Horton
Subject: Application for Marijuana Cultivation Facility #tax ID 6315B01Lo11&Lo12
Date: Monday, March 28, 2022 3:46:25 PM

[EXTERNAL EMAIL - CAUTION: Do not open unexpected attachments or links.]

Please add the following comments to my email yesterday.

Following up from my email yesterday, today we were able to see plans.  I am disappointed to see that an entrance
and exit driveway onto Sylvan has already been approved. That means, even with landscaping, the facility will be
seen from my property, through the driveway exit and entrance openings.   This will devalue my property.

Also I did not read about signage.  If it is on Sylvan then we will see it.

Nobody wants to live on a road where a marijuana facility is.  Who is going to want to buy my house if it is facing a
marijuana cultivation site?  All properties surrounding the facility are residential.

I do not think concerns about water run-off pollutants have been adequately addressed in the application.  We have
well water, any run-off will leech into the soil. “Minimal” run-off is not a good enough response for the health of
our family.

The applicants note that at the moment there is minimal traffic on Sylvan and this is correct and it’s one of the
reasons we moved here has it has trails and is safe for pets and children.  School bus stops are located on Sylvan. 
Increased traffic means increased noise, increased pollution and increased accidents.

This is not the right place.

Mandy and Phillip Bledsoe
7221 W Terry L Circle
Wasilla
AK 99623

Sent from my iPhone
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From: Peggy Horton
To: "Jarrett Carson"
Subject: RE: Notice for Comment
Date: Tuesday, March 29, 2022 9:16:37 AM

Good Morning,
 
In answer to your questions,

1.     Yes, notices are sent to the addresses on file at the borough to the owners of
property within the Tierra Verde Subdivision, and to owners of property within 600
feet of the subject property per MSB 17.03.020(A).
 

2.    The meeting is a public hearing, for all members of the public, per MSB
4.05.090(A).  Any member of the public may comment, no matter if they live near
the subject property or far.  As noted in the public notice, the application material
and notice is posted on the borough website at www.matsugov.us, look for Public
Notices & Announcements on that page.  All public comments are welcome and will
be addressed in our report to the Planning Commission or given to the commission
as a handout at the meeting, if the comments are received after April 13th.  Persons
are welcome to attend the public hearing in person, or by phone at 1-855-290-3803. 
Planning Commission hearings are also streamed live on Facebook, but comments
sent through that media are not provided to the Planning Commission.
 

3.    As written in the public notice mailed out or on the website, “Provide written
comments by e-mail to peggy.horton@matsugov.us, or by mail to MSB
Development Services Division, 350 E. Dahlia Avenue, Palmer, AK 99645.”

 
Regards,
 
Peggy Horton
Matanuska-Susitna Borough
Development Services Division
Planner II
907-861-7862
 
 
 
From: Jarrett Carson <jarrettc@zofinancial.com> 
Sent: Monday, March 28, 2022 1:44 PM
To: Peggy Horton <Peggy.Horton@matsugov.us>
Subject: Notice for Comment
 
[EXTERNAL EMAIL - CAUTION: Do not open unexpected attachments or links.]
Ms. Horton,
 
I have several neighbors that have informed our local community that they received a notice for
public comment about a marijuana cultivation request in our neighborhood. However, there are
many of us who have not received any notice for comment. I live on the first street into a
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neighborhood that does not have an additional exits and therefore I feel this would have an impact
on my property, my family, and would like to voice my concerns.
 
The public hearing s set for Monday, May 16, 2022 and is for 3097 S Sylvan Lane for AK Legacy
Genetics.
 
My questions to you are:

1. Is there a process where notifications are sent to only specific houses within a specific
distance from this site?

2. Do other members of this immediate community have any recourse to adding comments?
3. If I am able to provide a response, what is the formal channel to do this?

 
Thank you for any assistance you can provide in this matter. 
 
 

   

Jarrett Carson, MBA, NCCO
Service Manager, Zo Financial LLC
(907) 230-4000 jarrettc@zofinancial.com
3035 E Palmer-Wasilla Hwy, Ste 601, Wasilla, AK 99654
www.zofinancial.com
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1

Peggy Horton

From: Karri Donahue <karridonahue@mtaonline.net>
Sent: Saturday, April 9, 2022 8:51 PM
To: Peggy Horton
Cc: marijuana@alaska.gov
Subject: AK Legacy Genetics, filed application for a conditional use permit

[EXTERNAL EMAIL - CAUTION: Do not open unexpected attachments or links.] 
 
Hello Peggy, 
I’m writing today with concern about the planned AK Legacy Genetics, filed application for a conditional use 
permit under MSB 17.60 – Conditional Uses, for the operation of a standard marijuana cultivation facility 
located at 3097 South Sylvan Lane, Tax ID# 6315B01L011 & L012; within Township 17 North, Range 2 West, 
Section 22, Seward Meridian. 
 
Let me start by saying S Sylvan Ln has been our home since 2006. From the time we moved in, we have dealt 
with constant drug related crime on our road. 
A call to the local Wasilla police department and Alaska State Troopers can verify the call logs to S. Sylvan Ln. 
Recently, our street was closed down due to criminal shooting from vehicles. 
 
As a neighborhood, we have banded together to establish a watch group for criminal activity, which has been 
quite successful with our vigilance. We know who belongs in our neighborhood and who doesn’t. Adding a  
marijuana cultivation facility would hinder our group efforts in watching for possible criminal activity. 
 
In January 2018, a stray bullet came through our front living room window, narrowly missing my son's face 
while sitting on the couch. You can’t imagine the trauma we have dealt with from this. 
I have personally chased off 3 convicted felons from my property within the last 4 years. One crashed through 
my fence with her SUV in 2020. 
I’m concerned that a marijuana grow, may bring unwanted attention and possibly an influx of criminal activity to 
our neighborhood. 
 
That area is a school bus drop off for our children in the neighborhood. 
Not to mention, there’s not been enough adequate data as to how this may affect our home values in the 
future. 
 
Jana Weilter herself, stated in an interview with AND from 2017, and I quote “ if it’s a tightly resident 
neighborhood… it might not be the smartest idea in the world to put a grow there.” 
(The link to the article below) 
https://linkprotect.cudasvc.com/url?a=https%3a%2f%2fwww.adn.com%2falaska-
marijuana%2f2017%2f09%2f04%2facross-alaska-commercial-marijuana-grows-sprout-near-
neighborhoods%2f&c=E,1,eNsc9Sapx_XYFN4KQAYXCUcG5MA931EqJF2nz7tHk4JzReduaFyD5mUlT6oXQa
h6fuFp7qkquF5JV1AOVtfvYCt47PiNJf2dLa8ueQ4rScq8Glqa3cMofk08UA,,&typo=1 
 
I agree with Jana, a marijuana grow operation does not belong in our neighborhood. 
 
Thank you for your time, 
Sincerely 
Karri Donahue 
907-982-1050 
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From: Tara Hannah
To: Peggy Horton
Subject: Fwd: 3097 S Sylvan Lane
Date: Sunday, March 20, 2022 4:38:42 PM

[EXTERNAL EMAIL - CAUTION: Do not open unexpected attachments or links.]

We received notice of a conditional use permit for this location to do cultivation of marijuana. 
This is a residential area not a commercial area and this does not belong in our housing area. 
We have several young families in this area and I have grandchildren.  
Please consider our concerns and do NOT grant this permit.  We don’t want this in our
housing area.  We bought our home here with intent to be away from commercial areas.  See
definition of RESIDENTIAL  area.
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housing.  
-- 
Thank you,
Tara Hannah
-- 
Thank you,
Tara Hannah
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Adopted:  

 By: Peggy Horton 

 Introduced: May 2, 2022 

 Public Hearing: May 16, 2022 

 Action:  

 

MATANUSKA-SUSITNA BOROUGH 

PLANNING COMMISSION RESOLUTION NO. 22-08 

 

A RESOLUTION OF THE MATANUSKA-SUSITNA BOROUGH PLANNING COMMISSION 

APPROVING A CONDITIONAL USE PERMIT TO OPERATE A MARIJUANA 

CULTIVATION FACILITY AT 3097 SOUTH SYLVAN LANE, TAX ID# 6315B01L011 

& L012; WITHIN TOWNSHIP 17 NORTH, RANGE 2 WEST, SECTION 22, SEWARD 

MERIDIAN. 

WHEREAS, Ryan McKay and Jana Weltzin on behalf of AK Legacy 

Genetics, submitted a conditional use permit application to 

operate a marijuana cultivation facility at 3097 South Sylvan Lane, 

Tax ID# 6315B01L011 & L012; within Township 17 North, Range 2 West, 

Section 22, Seward Meridian; and 

WHEREAS, MSB 17.60.030 requires a conditional use permit for 

the operation of marijuana cultivation facilities; and   

WHEREAS, unless this type of use is maintained under and in 

accordance with a lawfully issued permit, a marijuana cultivation 

facility is declared to be a public nuisance.  Operation of such 

a land use without a permit is prohibited; and 

WHEREAS, the proposed use is wholly contained within a 1,650 

square foot facility; and 

WHEREAS, according to the application material, the applicant 

is refurbishing a garage structure, originally built in 1975, for 

the proposed use; and 
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WHEREAS, the applicant stated the entire structure will 

receive a green metal panels on all sides to blend in with the 

trees and natural landscaping; and 

WHEREAS, the applicant received Borough approved driveway 

permits for both access points onto South Sylvan Lane; and 

WHEREAS, Surrounding parcels range in size from one to five 

acres; and 

WHEREAS, the subdivisions to the west of South Sylvan Lane 

are fully built out with residential uses.  Lots to the north, 

east, and south of the proposed use are developed with residential 

uses with a few vacant parcels mixed in; and 

WHEREAS, according to the application material, the proposed 

use is set back approximately 141 feet from the West Cielo Court 

right-of-way to the north, 117 feet from the South Sylvan Lane 

right-of-way to the west, 122 feet from the south lot line, and 

224 feet from the east lot line; and 

WHEREAS, the subject parcel is mostly forested and a buffer 

of trees separates the proposed facility from South Sylvan Lane; 

and 

WHEREAS, according to the application material, the facility 

will not be open to the public; and 

WHEREAS, according to the application material, the proposed 

use has policies and procedures in place to prevent loitering; and 
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WHEREAS, according to the application material, the use will 

require between two and five employees, and for short periods, up 

to seven; and 

WHEREAS, there are no industrial equipment or processes that 

generate noise or dust associated with the proposed use; and 

WHEREAS, according to the application material, there is no 

advertising signage for the facility; and 

WHEREAS, according to the application material, all exterior 

lighting will be directed downward and shielded to mitigate any 

unwanted light pollution; and 

WHEREAS, according to the security plan, a combination of 

cameras, motion detectors, alarms, and lighting will be used to 

secure the site and monitor all activities at the facility; and 

WHEREAS, the closest school, Goose Bay Elementary, is 

approximately 3,000 feet away from the proposed use; and 

WHEREAS, Consumption of marijuana is prohibited at the site; 

and 

WHEREAS, persons under the age of 21 are prohibited from 

entering the facility; and 

WHEREAS, according to the application material, the applicant 

provided a security plan, which includes education of employees on 

all security measures; and 

WHEREAS, according to the application material, after proper 

notification to the State of Alaska Alcohol & Marijuana Control 
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Office, all marijuana products deemed unusable will be mixed with 

compostable waste, stored within locked containers inside the 

facility, and eventually taken to the landfill; and 

WHEREAS, the Central Mat-Su Deputy Fire Marshal has issued 

Plan Review Certificate #2022-061, approving the renovation and 

remodeling of the garage for the proposed use; and 

WHEREAS, the commercial structure is in full compliance with 

the applicable State of Alaska fire code; and 

WHEREAS, the subject parcel is approximately 2.84 acres in 

size; and 

WHEREAS, the closest residential structure, not within this 

property, is located approximately 270 feet west of the proposed 

use; and 

WHEREAS, the applicant provided all of the required site plans 

and operational information for the proposed use; and 

WHEREAS, according to the application material, marijuana 

product will be packaged in sealed, air-tight containers and air 

sanitizers will be used when transporting marijuana to and from 

the premises; and 

WHEREAS, according to the application material, the air 

filtration system will be outfitted with multiple charcoal filters 

to filter air for odor particles; and 
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WHEREAS, according to the application material, the applicant 

will maintain the charcoal filters and exhaust fans according to 

the manufacturer’s specifications; and 

WHEREAS, The structure’s foundation lies approximately four 

feet below South Sylvan Lane and 12 feet below West Cielo Court; 

and 

WHEREAS, AK Legacy Genetics, LLC received delegated approval 

from the State Marijuana Control Board for marijuana cultivation 

license #28628, in accordance with 3 AAC 306.005; and 

WHEREAS, the applicant provided written documentation showing 

delegated approval from the State Marijuana Control Board for 

marijuana cultivation license #28628; and 

WHEREAS, according to the application material, the applicant 

will ensure that only Environmental Protection Agency approved 

insecticide and fungicide are used in the facility; and 

WHEREAS, according to the application material, the facility 

will have designated shelving areas for storage of herbicides, 

fungicides, insecticides, fertilizers, cleaning products, and 

other chemicals; and 

WHEREAS, according to the application material, the applicant 

will use and dispose of all chemicals, fertilizers, herbicides, 

fungicides, insecticides, cleaning chemicals, etc., in accordance 

with their respective manufacturers’ recommendations, and comply 

with all local, state, and federal laws; and 
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WHEREAS, the Planning Commission has reviewed this 

application with respect to applicable standards set forth in MSB 

17.60.100, 17.60.150 and 17.60.160; and 

WHEREAS, the Planning Commission conducted a public hearing 

on May 16, 2022 on this matter. 

NOW, THEREFORE, BE IT RESOLVED, that the Matanuska-Susitna 

Borough Planning Commission hereby adopts the aforementioned 

findings of fact and makes the following conclusions of law 

supporting approval of Planning Commission Resolution 22-08: 

1. The proposed use, with conditions, will preserve and not 

detract from the value, character and integrity of the 

surrounding area (MSB 17.60.100(B)(1)). 

2. The proposed use will not be harmful to the public 

health, safety, convenience and welfare (MSB 

17.60.100(B)(2)). 

3. Sufficient setbacks, lot area, buffers or other 

safeguards are being provided (MSB 17.60.100(B)(3)). 

4. The applicant has met all of the requirements of this 

chapter (MSB 17.60.100(B)(4)). 

5. The proposed use will not negatively affect other 

properties due to factors such as noise and odor (MSB 

17.60.150(A)(1)). 

6. Measures are in place to reduce negative affects upon 

adjacent properties (MSB 17.60.150(A)(2)(a-c)). 
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7. The proposed use is compatible with the character of the 

surrounding area (MSB 17.60.150(A)(3)). 

8. The proposed use is more than 1,000 feet away from any 

school grounds (MSB 17.60.150(B)(1)). 

9. The applicant has provided documentation demonstrating 

all applicable licenses pertaining to 3 AAC 306.005 have 

been obtained (MSB 17.60.150(D)(1)). 

10. The applicant must still provide documentation 

demonstrating the proposed use is in full compliance 

with all applicable fire code (MSB 17.60.150(D)(2)). 

11. The wastewater and waste material disposal plan 

demonstrates compliance with the Alaska State Department 

of Environmental Conservation (MSB 17.60.160(A)). 

12. The odor mitigation plan demonstrates mitigation 

measures will prevent odors from materially impacting 

adjoining properties (MSB 17.60.160(B)). 

13. Storage of nutrients, natural pesticides, and cleaners 

will comply with all local, state, and federal laws (MSB 

17.60.160(C)). 

14. A security plan which includes education for employees 

on security measures has been provided (MSB 

17.60.160(D)). 

15. The proposed use meets the minimum setback requirements 

for marijuana cultivation facilities (MSB 17.60.160(E)). 
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BE IT FURTHER RESOLVED, that the Planning Commission finds 

this application does meet the standards of MSB 17.60 and does 

hereby approve the conditional use permit for the operation of a 

marijuana cultivation facility, with the following conditions: 

1. The operation shall comply with all applicable state and 

local regulations. 

2. All aspects of the operation shall comply with the 

description detailed in the application material and 

with the conditions of this permit. An amendment to the 

Conditional Use Permit shall be required prior to any 

expansion of the conditional use. 

3. Borough staff shall be permitted to enter premises 

subject to this permit to monitor compliance with permit 

requirements. Such access will at minimum, be allowed on 

demand when activity is occurring, and/or with prior 

verbal or written notice, and/or at other times as 

necessary to monitor compliance. Denial of access to 

Borough staff shall be a violation of this Conditional 

Use Permit. 

/ 

/ 

/ 

/ 

/ 
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ADOPTED by the Matanuska-Susitna Borough Planning Commission 

this ___ day of ______, 2022. 

 

 STAFFORD GLASHAN, Chair 

ATTEST  

  

KAROL RIESE, Planning Clerk  

(SEAL) 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

YES:  

NO:  
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PUBLIC HEARING QUASI-JUDICIAL 

Resolution No. PC 22-11
Matt Gittlein for KG Enterprises, LLC

(Pages 431-594)

PUBLIC HEARING 
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MSB 17.70.020 requires a conditional use permit for the operation of an alcoholic beverage 

package store.  Unless this type of use is maintained under and in accordance with a lawfully issued 

permit, an alcoholic beverage package store is declared to be a public nuisance.  Operation of such 

a land use without a permit is prohibited. 

 

LAND USE 
 

Historic Use: 

The subject property was used as farmland according to Borough 1985 aerial photos.  In 1997, a 

racetrack was constructed on land immediately north and the subject area was used as parking for 

the racetrack.  The racetrack ceased operation sometime around 2011.  Since that time the owner 

used the property for truck and trailer parking.  The South Trunk Road extension was constructed 

in 2017 to address increased development and growth south of the Parks Highway as well as traffic 

congestion.  The two driveways onto the property were built as part of that road construction 

project.  In 2021, the property was replatted into Lot 1A and 1B, Happy Valley Subdivision.  The 

subject property for the proposed use is Lot 1B, consisting of 3.01 acres.  

 

Existing Land Use: 

The applicant constructed the store building and gas pumps as proposed in the application.  The 

Borough did not object when the applicant requested permission to have a soft opening, using only 

four of the eight gas pumps for credit card use only.  According to the application material, this 

“soft opening” use does not generate traffic in excess of 100 vehicles during the morning or 

afternoon peak hour or more than 750 vehicles per day and therefore does not require a permit. 

 

Surrounding Land Uses: 

The subject property is located on the west side of South Trunk Road, approximately 1,600 feet 

southwest of the south roundabout for East Parks Highway and South Trunk Road.  Land uses to 

the east include a private airstrip, residential, and vacant land on large parcels ranging from 10 to 

51 acres.  South and further west of the subject lot is a partially developed 160-lot residential use 

master plan development, with a community water system serving mostly one-half-acre lots.  The 

adjacent lot to the north and west is a 12-acre parcel, largely cleared of vegetation that includes 

residential and commercial uses.  Further to the north are residential and commercial use lots 

ranging in size from 0.8 to seven acres.   

 

REVIEW OF APPLICABLE CRITERIA AND FINDINGS 

 

MSB 17.03 – Public Notification 
Borough staff mailed a total of 19 notices on March 16, 2022, to all property owners within the 

Happy Valley Subdivision and within 600 feet of the subject lot.  The Frontiersman published the 

public hearing notice in the April 6, 2022 issue.  Staff posted the application material on the 

Borough's website and emailed the public notice, application material, and a request for comments 

to outside agencies and the Gateway Community Council on March 10, 2022.  Staff did not receive 

any comments from the community council or the public. 
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Section 17.70.100 Standards 

(A) A conditional use may be approved only if it meets the general requirements of this section 

in addition to any other standards required by this chapter: 

(1) Findings.  In granting a conditional use permit the planning commission must make 

the following findings: 

(a) The conditional use is compatible with and will preserve or not materially detract 

from the value, character and integrity of the surrounding area. 

 

Findings of Fact: 
1. Land uses to the east include a private airstrip, residential, and vacant land on large parcels 

ranging from 10 to 51 acres.  South and further west of the subject lot is a partially 

developed 160-lot residential master plan development, with a community water system 

serving mostly one-half-acre lots.  The adjacent lot to the north and west is a 12-acre parcel, 

largely cleared of vegetation that includes a residence and commercial uses.  Further to the 

north are residential and commercial lots ranging in size from 0.8 to seven acres.   

2. The proposed use will access South Trunk Road. 

3. South Trunk Road is classified as a minor arterial, which is capable of accommodating 

traffic generated by several commercial retail businesses. 

4. There is a mixture of industrial, residential, and commercial uses with frontage on South 

Trunk Road.   

5. According to the application material, the building is approximately 4,467 square feet in 

size, with the alcoholic beverage package store occupying approximately 1,167 square feet.  

The remainder of the building will be occupied by convenience market with gas pumps. 

6. According to the application material, the proposed hours of operation for the package store 

are 8:00 a.m. to 12:00 a.m., daily. 

7. The applicant provided an exterior lighting design plan with downward directed and 

shielded fixtures to mitigate light spillage onto nearby properties. 

8. The applicant constructed a six-foot tall chain-link fence with privacy slats along the south 

property boundary, and plans for landscaping with trees along the south and east sides of 

the property. 

9. The one-story market is flat-roofed with lowered shed roof overhangs on three sides, 

covered in red lap siding on the upper portion, and buff colored T1-11 below. 

 

Conclusions of Law: Based on the above findings, and with conditions, the proposed use is 

compatible with and will preserve or not materially detract from the value, character and integrity 

of the surrounding area (MSB 17.70.100(A)(1)(a)). 

 

(b) That granting the conditional use permit will not be harmful to the public health, 

safety, convenience and welfare. 

 

Findings of Fact: 

1. The proposed use will access South Trunk Road. 
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2. South Trunk Road is classified as a minor arterial, which is capable of accommodating 

traffic generated by several commercial retail businesses. 

3. The applicant is actively working with the Permit Center and Public Works Engineer to 

finalize the driveway permits.  

4. According to the application material, the building is approximately 4,467 square feet in 

size, with the alcoholic beverage package store occupying approximately 1,167 square feet.  

The remainder of the building will be occupied by convenience market with gas pumps. 

5. The nearest school (Machetanz Elementary) is approximately 8,700 feet southwest of the 

site.  State regulations preclude package store licenses within 200 feet of a school. 

6. The Borough has no record of complaints filed under MSB 8.40 Liquor License Referrals, 

against any of the other Valley Country Store operations. 

7. The Alcohol and Marijuana Control Office (AMCO) has not suspended or revoked any 

alcohol licenses in the last 12 months relating to KG Enterprises, LLC. 

8. The applicant provided a Traffic Impact Analysis for the proposed use. 

9. The Traffic Impact Analysis indicates the proposed use will generate more than 100 

vehicles during morning and afternoon peak hours.  

10. The Traffic Impact Analysis indicates the proposed use will generate less than 250 vehicles 

during morning and afternoon peak hours. 

11. The Traffic Impact Analysis makes the following findings/recommendations: 1) 

Approaches shall be permitted and constructed in accordance with MSB guidelines; 2) 

Because the posted speed limit is below 50 MPH and furthermore that peak hour site traffic 

volumes are less than 100 vehicles at both approaches, speed-change lanes are not required; 

3) Because driveway sight distances exceed minimum distances, no sight distance 

obstruction mitigation is required.  

12. According to the application material, the applicant will provide a retention basin 

constructed between the gas pumps and the eastern property line to capture any potential 

contaminated runoff leaving the site. 

13. The applicant submitted Matanuska-Susitna Borough Deputy Fire Marshal approved plan 

reviews for the store (#2022-007), fuel tank or dispensing system (#2022-008), the fuel 

canopy (#2022-009), and the propane tank or dispensing system (#2022-012), to ensure the 

development is in compliance with the applicable fire code. 

Discussion: Staff recommends a condition which requires the applicant to provide 

documentation showing the proposed septic system has been designed in accordance with the 

Alaska Department of Environmental Conservation (ADEC) regulations applicable to this 

development.  Staff also recommends a condition which requires the applicant to obtain approved 

driveway permits for both driveways onto the site.   

 

Conclusions of Law: Based on the above findings, and with conditions, the proposed use will not 

be harmful to the public health, safety, convenience, and welfare (MSB 17.70.100(A)(1)(b)). 
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(c) That sufficient setbacks, lot area, buffers or other safeguards are being provided to 

meet the conditions listed in subsections (A) and (B) of this section. 

 

Findings of Fact: 
1. The subject parcel is approximately 3.01 acres in size. 

2. According to the application material, the structure is approximately 147.5 feet from the 

South Trunk Road right-of-way, 294 feet from the south property line, 40 feet from the 

west property line, and 98.3 feet from the north property line. 

3. The closest residential structure is approximately 350 feet south of the proposed use. 

4. According to the application material, the proposed alcoholic beverage package store will 

be located within the convenience market. 

5. According to the application material, the proposed store design includes separate cashier 

counters for the alcoholic beverage package store and convenience market. 

6. The nearest school (Machetanz Elementary) is approximately 8,700 feet southwest of the 

site.  State regulations preclude package store licenses within 200 feet of a school. 

7. The proposed use will access South Trunk Road. 

8. South Trunk Road is classified as a minor arterial, which is capable of accommodating 

traffic generated by several commercial retail businesses. 

9. The applicant is actively working with the Permit Center and Public Works Engineer to 

finalize the driveway permits.  

10. The applicant provided a Traffic Impact Analysis for the proposed use. 

11. The Traffic Impact Analysis indicates the proposed use will generate more than 100 

vehicles during morning and afternoon peak hours.  

12. The Traffic Impact Analysis indicates the proposed use will generate less than 250 vehicles 

during morning and afternoon peak hours. 

13. The Traffic Impact Analysis makes the following findings/recommendations: 1) 

Approaches shall be permitted and constructed in accordance with MSB guidelines; 2) 

Because the posted speed limit is below 50 MPH and furthermore that peak hour site traffic 

volumes are less than 100 vehicles at both approaches, speed-change lanes are not required; 

3) Because driveway sight distances exceed minimum distances, no sight distance 

obstruction mitigation is required.  

14. According to the application material, the applicant will provide a retention basin 

constructed between the gas pumps and the eastern property line to capture any potential 

contaminated runoff leaving the site. 

15. The applicant submitted Matanuska-Susitna Borough Deputy Fire Marshal approved plan 

reviews for the store (#2022-007), fuel tank or dispensing system (#2022-008), the fuel 

canopy (#2022-009), and the propane tank or dispensing system (#2022-012), to ensure the 

development is in compliance with the applicable fire code. 

Discussion: Staff recommends a condition which requires the applicant to provide 

documentation showing the proposed septic system has been designed in accordance with the 
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Alaska Department of Environmental Conservation (ADEC) regulations applicable to this 

development.  Staff also recommends a condition which requires the applicant to obtain approved 

driveway permits for both driveways onto the site.   

 

Conclusions of Law: Based on the above findings, and with conditions, sufficient setbacks, lot 

area, buffers or other safeguards are being provided (MSB 17.70.100(A)(1)(c)). 

 

(2) General Standards.  In considering whether the general standards are satisfied, the 

planning commission may weight factors contributing or detracting from the development of a 

safe, convenient and attractive community, including, but not limited to: 

(a) Any potential negative effect upon other properties in the area due to such factors 

as dust, noise, obtrusive advertising and glare. 

 

Findings of Fact: 
1. According to the application material, the structure is approximately 147.5 feet from the 

South Trunk Road right-of-way, 294 feet from the south property line, 40 feet from the 

west property line, and 98.3 feet from the north property line. 

2. The applicant has paved the area around the convenience market and fuel station, which 

will control the dust. 

3. The applicant provided an exterior lighting design plan with downward directed and 

shielded fixtures to mitigate light spillage onto nearby properties. 

4. The lighting design includes exterior lights mounted under the overhangs of the store, 

downward-directed lights in the fuel canopy, and 25-foot tall pole lights focusing on the 

driveways and various ancillary uses of the site. 

5. According to the application material, signs will be limited to a 36-foot tall lighted sign 

near the northern driveway, on the fuel canopy, and on the building itself. 

6. The closest residential structure is approximately 350 feet south of the proposed use. 

7. The applicant is not proposing any outdoor amplified sound activities. 

8. The operation must comply with the maximum permissible sound level limits allowed, per 

the requirements of MSB 8.52 – Noise, Amplified Sound and Vibration. 

 

Conclusions of Law: Based on the above findings, there will not be any negative effects upon the 

properties in the area due to such factors as dust, noise, obtrusive advertising and glare (MSB 

17.70.100(A)(2)(a)). 

 

(b) Any potential negative effect on the safe, efficient flow of traffic on any highway 

arterial, collector or street from which access to and from the establishment is obtained. 

 

Findings of Fact: 
1. The proposed use will access South Trunk Road. 

2. The applicant is actively working with the Permit Center and Public Works Engineer to 

finalize the driveway permits.  
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3. South Trunk Road is classified as a minor arterial, which is capable of accommodating 

traffic generated by several commercial retail businesses. 

4. The South Trunk Road extension was constructed in 2017 to address increased 

development and growth south of the Parks Highway as well as traffic congestion. 

5. The applicant provided a Traffic Impact Analysis for the proposed use. 

6. The project engineer determined the north and south driveway intersections with South 

Trunk Road have a Level of Service of A. 

7. The Traffic Impact Analysis indicates the proposed use will generate more than 100 

vehicles during morning and afternoon peak hours.  

8. The Traffic Impact Analysis indicates the proposed use will generate less than 250 vehicles 

during morning and afternoon peak hours. 

9. The Traffic Impact Analysis makes the following findings/recommendations: 1) 

Approaches shall be permitted and constructed in accordance with MSB guidelines; 2) 

Because the posted speed limit is below 50 MPH and furthermore that peak hour site traffic 

volumes are less than 100 vehicles at both approaches, speed-change lanes are not required; 

3) Because driveway sight distances exceed minimum distances, no sight distance 

obstruction mitigation is required.  

Discussion: Staff recommends a condition which requires the applicant to obtain approved 

driveway permits for both driveways onto the site.  The applicant has applied for a Core Area 

Conditional Use Permit concurrently with this Conditional Use Permit application.  

 

Conclusions of Law: Based on the above findings, and with conditions, the proposed use will not 

negatively affect the safe, efficient flow of traffic on any highway, arterial, collector or street from 

which access to and from the establishment is obtained (MSB 17.70.100(A)(2)(b)). 

 

(c) The effectiveness of any measures to reduce any negative effect upon adjacent and 

nearby properties by property line buffers and arterial buffers, planted berms, 

landscaping, reduction or elimination of obtrusive or garish signing or other features, 

lowered building elevation, clustering with other commercial establishments and use of 

frontage roads to reduce the number of entries and exists onto highways, arterials and 

collectors, and where the surrounding area is predominantly residential in character, site 

and building design features that contribute to the residential character of the 

development. 

 

Findings of Fact: 
1. The subject parcel is approximately 3.01 acres in size. 

2. According to the application material, the structure is approximately 147.5 feet from the 

South Trunk Road right-of-way, 294 feet from the south property line, 40 feet from the 

west property line, and 98.3 feet from the north property line. 

3. The applicant constructed a six-foot tall chain-link fence with privacy slats along the south 

property boundary, and plans for landscaping with trees along the south and east sides of 

the property. 
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4. According to the application material, signs will be limited to a 36-foot tall lighted sign 

near the northern driveway, on the fuel canopy, and on the building itself. 

5. The applicant provided an exterior lighting design plan with downward directed and 

shielded fixtures to mitigate light spillage onto nearby properties. 

6. The lighting design includes exterior lights mounted under the overhangs of the store, 

downward-directed lights in the fuel canopy, and 25-foot tall pole lights focusing on the 

driveways and various ancillary uses of the site. 

7. The one-story market is flat-roofed with lowered shed roof overhangs on three sides, 

covered in red lap siding on the upper portion, and buff colored T1-11 below. 

8. There is a mixture of industrial, residential, and commercial uses with frontage on south 

Trunk Road.   

9. Land uses to the east include a private airstrip, residential, and vacant land on large parcels 

ranging from 10 to 51 acres.  South and further west of the subject lot is a partially 

developed 160-lot residential master plan development, with a community water system 

serving mostly one-half-acre lots.  The adjacent lot to the north and west is a 12-acre parcel, 

largely cleared of vegetation that includes a residence and commercial uses.  Further to the 

north are residential and commercial lots ranging in size from 0.8 to seven acres.   

10. The proposed use will access South Trunk Road. 

11. South Trunk Road is classified as a minor arterial, which is capable of accommodating 

traffic generated by several commercial retail businesses. 

12. The applicant is actively working with the Permit Center and Public Works Engineer to 

finalize the driveway permits.  

 

Conclusions of Law: Based on the above findings, measures will be in place to reduce any 

negative effect upon adjacent and nearby properties (MSB 17.70.100(A)(2)(c)). 

 

(d) Whether there are adequate parking facilities to accommodate a reasonably 

expected increased demand for parking created by issuing the permit. 

 

Finding of Fact: 
1. According to the site plan, the project will provide 20 customer parking spaces. 

2. According to the site plan, the applicant will provide two customer parking spaces 

designated for persons with disabilities.  

3. There will be approximately one parking space for every 200 square feet of building floor 

area. 

 

Conclusion of Law: Based on the above findings, and with conditions, adequate parking will be 

provided (MSB 17.70.100(A)(2)(d)). 

 

(e) Whether access to the premises will create an unreasonable traffic hazard. 

 

May 16, 2022 Planning Commission Packet 
Page 440 of 764



Page 9 of 13 

Findings of Fact: 
1. The proposed use will access South Trunk Road. 

2. The applicant is actively working with the Permit Center and Public Works Engineer to 

finalize the driveway permits.  

3. South Trunk Road is classified as a minor arterial, which is capable of accommodating 

traffic generated by several commercial retail businesses. 

4. The South Trunk Road extension was constructed in 2017 to address increased 

development and growth south of the Parks Highway as well as traffic congestion. 

5. The applicant provided a Traffic Impact Analysis for the proposed use. 

6. The project engineer determined the north and south driveway intersections with South 

Trunk Road have a Level of Service of A. 

7. The Traffic Impact Analysis indicates the proposed use will generate more than 100 

vehicles during morning and afternoon peak hours.  

8. The Traffic Impact Analysis indicates the proposed use will generate less than 250 vehicles 

during morning and afternoon peak hours. 

9. The Traffic Impact Analysis makes the following findings/recommendations: 1) 

Approaches shall be permitted and constructed in accordance with MSB guidelines; 2) 

Because the posted speed limit is below 50 MPH and furthermore that peak hour site traffic 

volumes are less than 100 vehicles at both approaches, speed-change lanes are not required; 

3) Because driveway sight distances exceed minimum distances, no sight distance 

obstruction mitigation is required.  

Discussion: Staff recommends a condition which requires the applicant to obtain approved 

driveway permits for both driveways onto the site.  The applicant has applied for a Core Area 

Conditional Use Permit concurrently with this Conditional Use Permit application. 

 

Conclusion of Law: Based on the above findings, and with conditions, access to the premises 

will not create an unreasonable traffic hazard (MSB 17.70.100(A)(2)(e)). 

 

(f) Whether a reasonably expected increase in traffic will overtax existing road 

systems. 

 

Findings of Fact: 
1. The proposed use will access South Trunk Road. 

2. The applicant is actively working with the Permit Center and Public Works Engineer to 

finalize the driveway permits.  

3. South Trunk Road is classified as a minor arterial, which is capable of accommodating 

traffic generated by several commercial retail businesses. 

4. The South Trunk Road extension was constructed in 2017 to address increased 

development and growth south of the Parks Highway as well as traffic congestion. 
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5. The Matanuska-Susitna Borough Long Range Transportation Plan, was adopted in 2017 

and lists Trunk Road at a Level of Service (LOS) of “C or better”. 

6. The project engineer determined the north and south driveway intersections with South 

Trunk Road have a Level of Service of A. 

7. The applicant provided a Traffic Impact Analysis for the proposed use. 

8. The Traffic Impact Analysis indicates the proposed use will generate more than 100 

vehicles during morning and afternoon peak hours.  

9. The Traffic Impact Analysis indicates the proposed use will generate less than 250 vehicles 

during morning and afternoon peak hours. 

10. The Traffic Impact Analysis makes the following findings/recommendations: 1) 

Approaches shall be permitted and constructed in accordance with MSB guidelines; 2) 

Because the posted speed limit is below 50 MPH and furthermore that peak hour site traffic 

volumes are less than 100 vehicles at both approaches, speed-change lanes are not required; 

3) Because driveway sight distances exceed minimum distances, no sight distance 

obstruction mitigation is required.  

Discussion: Staff recommends a condition which requires the applicant to obtain approved 

driveway permits for both driveways onto the site.  The applicant has applied for a Core Area 

Conditional Use Permit concurrently with this Conditional Use Permit application. 

 

Conclusion of Law: Based on the above findings, and with conditions, traffic will not overtax 

existing road systems (MSB 17.70.100(A)(2)(f)). 

 

(g) Whether the use is incompatible with the character of the surrounding 

neighborhood. 

 

Findings of Fact: 
1. The subject parcel is approximately 3.01 acres in size. 

2. Land uses to the east include a private airstrip, residential, and vacant land on large parcels 

ranging from 10 to 51 acres.  South and further west of the subject lot is a partially 

developed 160-lot residential master plan development, with a community water system 

serving mostly one-half-acre lots.  The adjacent lot to the north and west is a 12-acre parcel, 

largely cleared of vegetation that includes a residence and commercial uses.  Further to the 

north are residential and commercial lots ranging in size from 0.8 to seven acres.   

3. There is a mixture of industrial, residential, and commercial uses with frontage on South 

Trunk Road.   

4. The one-story market is flat-roofed with lowered shed roof overhangs on three sides, 

covered in red lap siding on the upper portion, and buff colored T1-11 below. 

5. According to the application material, the building is approximately 4,467 square feet in 

size, with the alcoholic beverage package store occupying approximately 1,167 square feet.  

The remainder of the building will be occupied by convenience market with gas pumps. 
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6. The applicant constructed a six-foot tall chain-link fence with privacy slats along the south 

property boundary, and plans for landscaping with trees along the south and east sides of 

the property. 

7. The applicant provided an exterior lighting design plan with downward directed and 

shielded fixtures to mitigate light spillage onto nearby properties. 

8. The closest residential structure is approximately 350 feet south of the proposed use. 

9. The applicant is not proposing any outdoor amplified sound activities. 

10. The proposed use will access South Trunk Road. 

11. South Trunk Road is classified as a minor arterial, which is capable of accommodating 

traffic generated by several commercial retail businesses. 

12. According to the application material, the proposed hours of operation for the package store 

are 8:00 a.m. to 12:00 a.m., daily. 

 

Conclusion of Law: Based on the above findings, and with conditions, the proposed use is 

compatible with the character of the surrounding area (MSB 17.70.100(A)(2)(g)). 

 

(3) The commission shall deny the application if it does not meet the application standards. 

 

17.70.110 Special Standards for Liquor Uses. 

(A) In addition to the general standards, a commercial use shall only be approved if it meets 

the requirements of this section. 

(B) An application shall be denied if the planning commission finds, based on the evidence 

presented, that one or more of the following are applicable. 

(1) There is, or the use would tend to result in, a high crime rate or a high incidence 

of alcohol-related accidents in the area. 

 

Findings of Fact: 
1. There is no information available to determine where individuals involved in an alcohol-

related accident obtained alcoholic beverage(s). 

2. A package store does not serve liquor on the premises. 

3. Consumption on site is prohibited. 

4. According to the application material, if a customer is seen consuming alcohol on the 

premises, they will be asked to leave, and if necessary, State Troopers may be called. 

5. Persons under the age of 21 are prohibited from purchasing alcoholic beverages. 

6. Alaska Statute 04.16.030 specifically prohibits the sale of alcoholic beverages to drunken 

persons.  

 

Conclusion of Law: Based on the above findings, and with conditions, the proposed use will not 

increase the crime rate in the area or increase alcohol-related accidents (MSB 17.70.110(B)(1)). 
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(2) The applicant or a person with an interest in the application has had an interest in a liquor 

license which was suspended or revoked in the 12 month preceding the application. 

 

Finding of Fact: 
1. The Alcoholic & Marijuana Control Office has no record of violations by KG Enterprises, 

LLC. 

 

Conclusion of Law: Based on the above finding, the applicant has not had a liquor license 

suspended or revoked in the 12 months preceding the application (MSB 17.70.110(B)(2)). 

 

(3) The applicant or person with an interest in the application demonstrated that the person is 

untrustworthy or unfit to conduct the operation of a licensed business, or is a potential source of 

harm to the public. 

 

Finding of Fact: 

1. Staff has no information indicating the applicant, KG Enterprises, LLC (dba Valley 

Country Store) is untrustworthy or unfit to conduct business in the Borough or that the 

applicant is a potential source of harm to the public. 

 

Conclusion of Law: Based on the above finding, the applicant is trustworthy or fit to conduct 

business in the Borough and the applicant is not a potential source of harm to the public (MSB 

17.70.110(B)(3)). 

 

STAFF RECOMMENDATIONS 
 

Staff recommends approval of the Conditional Use Permit to operate an alcoholic beverage 

package store within a convenience market with gas pumps at 3068 South Trunk Road (Tax ID# 

8150000L001B).  The proposed use meets all the standards of MSB 17.70.100 and 17.70.110.  

Staff also recommends the following conditions: 

 

1. The operation shall comply with all other applicable federal, state, and local regulations. 

2. All aspects of the operation shall comply with the description detailed in the application 

material and with the conditions of this permit.  An amendment to the Conditional Use 

Permit shall be required prior to any expansion of the conditional use. 

3. Prior to operation, obtain approved driveway permits for both driveways onto the site. 

4. The operation shall comply with the maximum permissible sound level limits allowed, per 

the requirements of MSB 17.61.080 – Noise Standards and MSB 8.52 – Noise, Amplified 

Sound and Vibration. 

5. Prior to operating, a copy of the approval issued by ADEC for the on-site septic system 

shall be provided to the MSB Development Services Division. 

6. Provide a copy of the approved State of Alaska package store license #1241, within 30 

days of its issuance.  
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If the Planning Commission chooses to deny this permit, findings for denial must be prepared by 

the Commission. 
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1

Peggy Horton

From: Peggy Horton
Sent: Thursday, March 10, 2022 9:58 AM
To: Allen Kemplen AICP-CTP - DOT&PF (allen.kemplen@alaska.gov); Melanie Nichols 

(Melanie.nichols@alaska.gov); Kyler Hylton (kyler.hylton@alaska.gov); George C Horton 
(george.horton@alaska.gov); James Walker (james.walker2@alaska.gov); 
'oran.woolley@alaska.gov'; mearow@matanuska.com; 'row@enstarnaturalgas.com'; 
'row@mtasolutions.com'; GCI ROW (ospdesign@gci.com); Fire Code; Jill Irsik; Eric 
Phillips; regpagemaster@usace.army.mil; Terry Dolan; Jamie Taylor; Brad Sworts; Elaine 
Flagg; Charlyn Spannagel; Alex Strawn; Planning; Fred Wagner; Permit Center; Jason 
Ortiz; Theresa Taranto; Andy Dean; John Aschenbrenner; Dolores McKee; 
'gatewaycommunitycouncil@gmail.com'; 'kcelliot@alaska.edu'; 
'opt.tim.us.breeden@gmail.com'; 'antiquetuck@gmail.com'; 'lisah_ak@hotmail.com'; 
'markmobley@ymail.com'; davemtp@mtaonline.net; 'lszipszky@palmerpolice.com'; 
'susansteele550@gmail.com'; 'blushingmoose@yahoo.com'

Subject: Request for Review and Comments: Valley Country Store #4 Core Area CUP and 
Package Store CUP

Good Morning, 
 
APPLICANT:        Matt Gittlein, for KG Enterprises, LLC 
 
LOCATION:         Tax ID #8125000L001B; within Township 17 North, Range 1 East, Section 16, Seward Meridian   RSA: 9 
 
A conditional use permit application under MSB 17.61, Core Area, and a conditional use permit application under MSB
17.70, Regulation of Alcoholic Beverage Uses, for the operation of a convenience market with gas pumps and alcoholic
beverage package store at 3068 South Trunk Road.  The Planning Commission will conduct a public hearing on these two
requests on May 16, 2022. 

 
Application materials may be viewed online at www.matsugov.us by clicking on ‘All Public Notices & Announcements’. A 
direct link to the application material is here: Matanuska‐Susitna Borough ‐ Public Hearing Notice for Conditional Use 
Permits for a Convenience Market with gas pumps and alcohol package store (matsugov.us) 
 
Comments are due on or before April 15, 2022 and will be included in the Planning Commission packet for the 
Commissioner’s review and information. Please be advised that comments received from the public after that date will 
not be included in the staff report to the Planning Commission. Thank you for your review. 
 
Regards, 
 
Peggy Horton 
Matanuska‐Susitna Borough 
Development Services Division 
Planner II 
907‐861‐7862 
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PUBLIC HEARING 

 

Matt Gittlein, of KG Enterprises, LLC, filed a conditional use permit application under MSB 

17.61, Core Area, and a conditional use permit application under MSB 17.70, Regulation of 

Alcoholic Beverage Uses, for the operation of a convenience market with gas pumps and alcoholic 

beverage package store at 3068 South Trunk Road, Tax ID #8150000L001B; within Township 17 

North, Range 1 East, Section 16, Seward Meridian. 

 

The Matanuska-Susitna Borough Planning Commission will conduct a public hearing concerning 

the applications on Monday, May 16, 2022, at 6:00 p.m. in the Borough Assembly Chambers 

located at 350 E. Dahlia Avenue in Palmer.  This may be the only presentation of these items 

before the Planning Commission and you are invited to attend.  Planning Commission members 

may not receive or engage in ex-parte contact with the applicant, other interested parties in the 

applications, or members of the public concerning the applications or issues presented in the 

applications. 

 

Application material may be viewed online at www.matsugov.us by clicking on “All Public 

Notices & Announcements.”  For additional information or to submit comments, please contact 

Peggy Horton, Planner II, at 861-7862 or email: peggy.horton@matsugov.us.  Written comments 

can be mailed to: MSB Development Services Division, 350 E. Dahlia Avenue, Palmer, AK 99645.   

 

The public may provide verbal testimony in person at the meeting or telephonically by calling 1-

855-290-3803.  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 the 

definition of “interested party.”  The procedures governing appeals to the Board of Adjustment 

and Appeals are contained in MSB 15.39.010-250, which is available on the Borough home page:  

www.matsugov.us, in the Borough Clerk’s office, and at various libraries within the borough.  

 

Written comments are due on or before April 15, 2022, and will be included in the Planning 

Commission packet for the Commissioner’s review and information.  Please be advised that 

comments received from the public after that date will not be included in the staff report, but will 

be provided to the Commission at the meeting.   
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1

Peggy Horton

From: Ben Borg <ben.borg@frontiersman.com>
Sent: Wednesday, March 2, 2022 11:18 AM
To: Peggy Horton
Cc: Melissa Iverson; Debra Wetherhorn; Jill Irsik
Subject: Re: 3.4 MSB Page 2

[EXTERNAL EMAIL - CAUTION: Do not open unexpected attachments or links.]  
Thank you, Peggy! 
 
On Wed, Mar 2, 2022 at 11:17 AM Peggy Horton <Peggy.Horton@matsugov.us> wrote: 

The public hearing notice looks good to me, thanks Ben. 

Peggy Horton 

Matanuska‐Susitna Borough 

Development Services Division 

Planner II 

907‐861‐7862 

From: Ben Borg <ben.borg@frontiersman.com>  
Sent: Wednesday, March 2, 2022 10:27 AM 
To: Melissa Iverson <Melissa.Iverson@matsugov.us>; Debra Wetherhorn <Debra.Wetherhorn@matsugov.us>; Jill Irsik 
<Jill.Irsik@matsugov.us>; Peggy Horton <Peggy.Horton@matsugov.us> 
Subject: 3.4 MSB Page 2 

[EXTERNAL EMAIL - CAUTION: Do not open unexpected attachments or links.]  

Attached is a proof of the second page. If you did not find your ad on page 1, it should be here.  
 

--  

Ben Borg 
907-987-2059 cell (call or text)  

907-352-2270 office 

 
 
 
--  
Ben Borg 
907-987-2059 cell (call or text)  
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Public Hearing Notice for Conditional Use Permits for a Convenience Market with gas pumps 
and alcohol package store 

 
Matt Gittlein of KG Enterprises, LLC, filed a conditional use permit application under MSB 17.61, 

Core Area, and a conditional use permit application under MSB 17.70, Regulation of Alcoholic 

Beverage Uses, for the operation of a convenience market with gas pumps and alcoholic 

beverage package store at 3068 South Trunk Road, Tax ID #8150000L001B; within Township 17 

North, Range 1 East, Section 16, Seward Meridian. 

 

The Planning Commission will conduct a public hearing concerning the applications on Monday, 

May 16, 2022, at 6:00 p.m. in the Borough Assembly Chambers located at 350 E. Dahlia Avenue 

in Palmer.  This may be the only presentation of these items before the Planning Commission and 

you are invited to attend. Planning Commission members may not receive or engage in ex-parte 

contact with the applicant, other interested parties 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 by clicking on “All Public Notices 

& Announcements.”  For additional information or to submit comments, please contact Peggy 

Horton, Planner II, at 861-7862 or email: peggy.horton@matsugov.us.  Written comments can be 

mailed to MSB Development Services Division, 350 E. Dahlia Avenue, Palmer, AK 99645.   

 

The public may provide verbal testimony in person at the meeting or telephonically by calling 1-

855-290-3803.  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 the 

definition of “interested party.”  The procedures governing appeals to the Board of Adjustment 

and Appeals are contained in MSB 15.39.010-250, which is available on the Borough home page:  

www.matsugov.us, in the Borough Clerk’s office, and at various libraries within the borough.  

 

Written comments are due on or before April 15, 2022, and will be included in the Planning 

Commission packet for the Commissioner’s review and information.  Please be advised that 

comments received from the public after that date will not be included in the staff report, but 

will be provided to the Commission at the meeting.   

 

 

 

 

 

MSB Web Public Notice 

May 16, 2022 Planning Commission Packet 
Page 460 of 764

mailto:peggy.horton@matsugov.us


 

 

 

 

 

 

 

 

 

 

 

 

Photographs taken 

during the April 1, 2022 site visit 
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VICINITY MAP 
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SITE PLAN 
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APPLICATION MATERIAL 
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1

Peggy Horton

From: Matt Gittlein <mattgittlein59@hotmail.com>
Sent: Thursday, February 3, 2022 10:05 AM
To: Peggy Horton; Tim Alley
Subject: Re: Scanned image from 2-2 submittal for VCS #4

[EXTERNAL EMAIL - CAUTION: Do not open unexpected attachments or links.]  
Peggy,  
 
That has to do with site lighting.  It shows where and how much candle foot power each exterior light 
produces.  Let me know if you want further clarification and I can have my electrical engineer respond.  
 
Matt Gittlein 
Valley Country Store & Fuel 
907‐841‐5666 

From: Peggy Horton <Peggy.Horton@matsugov.us> 
Sent: Thursday, February 3, 2022 9:58 AM 
To: Tim Alley <talley@tbcak.com>; Matt Gittlein <mattgittlein59@hotmail.com> 
Subject: Scanned image from 2‐2 submittal for VCS #4  
  
Good Morning, 
 
Matt, you dropped this off with the rest of the submittal docs for VCS #4 yesterday.  Can anyone tell me what this is and 
why it's applicable? 
 
Thanks, 
 
Peggy Horton 
Matanuska-Susitna Borough 
Development Services Division 
Planner II 
907-861-7862 
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High Volume Driveway Permit Review   updated April 22, 2022 
Jamie Taylor 

Page 1 of 2 
 

Submittal Item Associated code Standard  
11.12.040(A)(2)    
(a) Street being accessed   S Trunk Road 

Functional classification   Minor Arterial 
Posted speed limit   45 mph 
Surface type   Asphalt 

(b) Driveway dimensions    
Landing slope 11.12.050(A)(3) -2% Not specified 
Landing length 11.12.050(A)(4) 10 – 30 feet Not specified 
Landing angle 11.12.050(A)(5) >= 60 degrees Looks close to 90 degrees 
Fill or cut slope grades 11.12.050(A)(6) 2:1 max or designed 

by engineer 
Contours shown, but grades not specified 

Corner clearance 11.12.050(A)(11) >= 60 feet N/A 
Edge clearance 11.12.050(A)(12) >= 20 feet, or curve 

return radius if larger 
S d/w: >> 20 feet 
N d/w: N/A because shared d/w 

Width 11.12.070(A)(3)(a)&(b) 24 – 35 feet 24 feet 
Curve return radii 11.12.070(A)(3)(c)&(d) >= 20 feet Not specified 
Driveway spacing 11.12.070(A)(8) 300 feet 

600 feet 
300 feet 

Gateway Drive to S d/w: 444 feet 
S d/w to N d/w: 283 feet 
N d/w to 2533 S Trunk: 500 feet 

(c) Pathway or sidewalk dimensions   11 feet wide 
Curb cuts 11.12.050(A)(14)  N/A 
ADA requirements 11.12.050(A)(15)  Detectable warning tiles look intact 
Relocate in front of stop bar 11.12.070(B)(3)  Done 

(d) Culvert    
Type 11.12.050(A)(7) CMP, 16 gauge Not specified 
Diameter 11.12.050(A)(7) 

11.12.070(A)(2) 
 
18 inch 

 
36 inch 

Stream crossing? 11.12.050(A)(7)(b)  N/A 
Length 11.12.050(A)(8)(a)  S d/w: 45 feet 

N d/w: 40 feet 
Slope 11.12.050(A)(8)(b) >=0.5% Not specified 
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High Volume Driveway Permit Review   updated April 22, 2022 
Jamie Taylor 

Page 2 of 2 
 

Set back 11.12.050(A)(8)(c) 0 – 6 feet from ditch 
line 

0 feet 

End sections 11.12.070(A)(2)  Not specified 
(e) Expected completion date   Existing 
(f) Driveway surface type   Asphalt 

Paved apron? 11.12.070(A)(6) >=20 feet OK 
(g) Proposed land use   Gas station, convenience store & coffee kiosk 
(h) Estimated traffic    

Peak hour   239* 
Average daily   3974-4341 
Trip generation rate used 11.12.040(A)(2)(h)(i)-(iii)  ITE trip generation rates identified in TIA* 

11.12.040(A)(3) >10 vph    
(a) Design vehicle 11.12.020  Not specified 
(b) Driveway sight triangles 11.12.050(A)(9) varies Not provided 
(c) Driveway plan & profile 11.12.070(A)(1)  Not provided  

Stop sign & stop bar 11.12.070(B)(3) Required for 
driveways that access 
parcels that generate 
more than 50 vehicle 
trips in the peak hour 

Not specified 

11.12.040(A)(4) >50 vph    
Turn lane warrants 11.12.070(B)(4)&(5)  Not provided 

11.12.040(A)(5) >100 vph    
Traffic Impact Analysis 11.12.080  Submitted (comments in email) 
Traffic Impact Mitigation 11.12.090  Likely not applicable 
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Memorandum 

 

THE BOUTET COMPANY, INC. 

Date: May 4, 2022

 
1508 E. Bogard Rd. #7 
Wasilla, AK 99654 

 
Tel: (907) 522-6776   
Fax: (907) 522-6779 
e-mail: talley@tbcak.com

 

To:  Peggy Horton 
 Planner II 
 Matanuska-Susitna Borough 
 
From:  Tim Alley, PE 
 Project Manager 
 The Boutet Company, Inc 
 

Subject: Valley Country Store 4 
 Stormwater Runoff Analysis 
 
 

 
 
 
 

 
 

Introduction 
 
This Stormwater Runoff Analysis was prepared in support of the stormwater treatment 
methods constructed for the proposed development located at 3068 S. Trunk Road, 
Palmer, Alaska.  
 
Project Description and Location 
 
KG Enterprises, LLC (KGE) proposes to construct a convenience store with gas pumps 
at 3068 South Trunk Road (STR) approximately 1,500 feet south of the roundabout 
intersection with East Fireweed Road in Palmer, Alaska; more specifically, the project 
would be located Happy Valley Subdivision Lot 1B. 
 
KGE is constructing a convenience store consisting of a 4,467 square foot structure and 
four (4) fuel pumps (eight (8) fueling positions). These improvements would be 
constructed within a 75,000 square foot paved apron that would also accommodate 
traffic circulation, parking, loading and fuel storage.  Attached is an overall site plan for 
the proposed development. 
 
 
Pre-development Site Conditions 
 
As indicated the aerial image below (acquired in 2021), the site has been cleared and 
was utilized for truck and trailer parking prior to development. Existing vegetation was 
sparce, consisting of grasses and small growth trees primarily cottonwood and birch. 
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The topography is relatively flat. Natural drainage is from northwest to southeast toward 
the STR.  
 

 
 
The project location is subject to a 2-year, 24-hour storm event of 1.26 inches and a 10-
year, 24-hour storm event is 1.83 inches of precipitation. This information was gathered 
from closest weather station and reported on the National Oceanic and Aeronautic 
Administration’s (NOAA) website. 
 
Post Development Conditions 
 
The Development is a convenience store consisting of a 4,467 square foot structure and 
four (4) fuel pumps with covered fueling positions. These improvements would be 
constructed within a 75,000 square foot paved apron that would also accommodate 
traffic circulation, parking, loading and fuel storage.  
 
To most effectively treat stormwater runoff the development is divided into five drainage 
areas. The majority of runoff from the north and east portion of the site will drain to a 
retention basin to the greatest extent possible. With the rest of the drainage draining to 
the south and west from the building. This drainage will percolate into the existing gravel 
surfaces outside of the pavement footprint. The retention basin will also capture any 
protentional spills from the fueling area to prevent contaminated runoff leaving the site. 
See attached Drainage Area Exhibit. The retention basin cross-section will be 16’ wide 
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with +/- 4:1 slopes for a maximum depth of 2 feet and average depth of 1 foot and if 
over topped will drain at the southern end into ROW. 
 

Area 
ID 

Area 
(Ac) 

2yr/24hr 
event (in) 

10yr/24hr 
event (in) 

Flow Rate 5 min 
intensity 
(CFS) 

Daily Discharge 
(CF) 

2yr/24hr 2yr/24hr 10yr/24hr 
1 1.08 1.26 1.83 0.81 4,954 7,195 

 
Retention ID Area (SF) Depth (Ft) Volume (CF) 

1 3,538 1(Avg) 3,538 
    

Percolation Rate Area CFS(perc) CF per hour 
1in/hr 3,538 0.98 295 

 
The site was designed to separate standard pavement and roof runoff from being 
contaminated by any incidental spills in the fueling and fuel storage tank areas. 
Stormwater runoff from area 1 sheet flows to a dedicated retention basin constructed 
along the east side of the pavement area. The retention areas were maximized to 
collect as much of the stormwater via overland sheet flow rather than concentrating the 
drainage prior to entering the retention areas. While the retention area cannot fully 
contain the 2yr/24hr rain event, applying the percolation rate of the soils stormwater will 
percolate into the pond faster than the maximum 5-minute intensity of the 2yr/24hr 
storm event. The 5-minute intensity of the 10yr/24 hr event was not analyzed. The 
existing soils are low density silty gravels (GM). A percolation rate of 1 in/hour was 
estimated as the worst-case scenario based on visual observation of the soils which is 
expected with high density silty gravels. 
 
Conclusions 
 

1. The development has been constructed using industry standard for stormwater 
retention and treatment. 

2. The retention basin will percolate stormwater higher than the peak intensity of the 
2yr/24hr storm.  

3. The basin can retain/treat the 10yr/24hr storm provided the intensity does not 
exceed the percolation rate of the soils. 

4. The retention basin exceeds the criteria for stormwater treatment as required by 
the Municipality of Anchorage Stormwater Manual.  

May 16, 2022 Planning Commission Packet 
Page 566 of 764



 

 

 

 

 

 

COMMENTS 
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Peggy Horton

From: Matt Gittlein <mattgittlein59@hotmail.com>
Sent: Friday, April 22, 2022 10:37 AM
To: Peggy Horton
Cc: Tim Alley; Hans Hill
Subject: Re: VCS #4 questions

[EXTERNAL EMAIL - CAUTION: Do not open unexpected attachments or links.]  
Peggy,  
 

1. The convenience store and gas pumps will be open 24 hours.   That was not asked anywhere in the 
Core Area application that I saw.  We ran into this same issue the last time we did this.  If this is 
information that is required for the Core Area application, I would suggest they add that question to 
the application in the future.   

2. Staff will be using the parking area as well as parking in the rear of the building, or parking in the 
vacant lot to the south.    

Hopefully Tim will be able to get you some answers on the driveway issues and other questions early next 
week.   
 
Matt Gittlein 
Valley Country Store & Fuel 
907‐841‐5666 

From: Peggy Horton <Peggy.Horton@matsugov.us> 
Sent: Friday, April 22, 2022 9:44 AM 
To: 'Matt Gittlein' <mattgittlein59@hotmail.com> 
Cc: 'Tim Alley' <talley@tbcak.com> 
Subject: VCS #4 questions  
  
Good Morning, 
  
I’m writing the staff report and have a couple questions.   

1.    What are the proposed hours of operation for the convenience market?  Same as the package store? 
2.    In the application, you stated that all the parking spaces will be available for the liquor store 

customers.  Are the employees going to park elsewhere? 
  

Note: Jamie Taylor hasn’t heard from Tim Alley after contacting him about our collective questions in 
March.  The permit center has not received the information for the driveway permits either.  Time is swiftly 
ticking away.  The staff report for the public hearing is due within a week.   
  

  
Thank you, 
  
Peggy Horton 
Matanuska‐Susitna Borough 
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Development Services Division 
Planner II 
907‐861‐7862 
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Peggy Horton

From: Jamie Taylor
Sent: Friday, April 22, 2022 2:31 PM
To: Tim Alley
Cc: Peggy Horton; Michelle Olsen; Brad Sworts; Andy Dean
Subject: Valley Country Store/Trunk Road
Attachments: D28450 Driveway Review 2022.04.22 update.pdf

Hi Tim – 
 
Here is the written summary of my comments that we discussed a few weeks ago. 
 
Driveway permit comments: 
1. The landing slope, length, curve return radii, and cut/fill slopes are not specified in the permit application. The 

construction plans submitted for the original driveway permits shows standard plan & profile design information 
with a range of allowable landing slopes, but since these driveways are existing the actual dimensions and slopes 
should be given.  

2. 11.12.070(A)(8)(f) allows for reduced spacing for a variety of reasons when recommended by the engineer and 
approved by the Borough. The TBC memo dated 11/2/2021 regarding driveway spacing does not identify any of the 
reasons listed in 11.12.070(A)(8)(f) as the basis for recommendation of approval for reduced spacing. 

3. What is the culvert gauge and slope? End sections are required per 11.12.070(A)(2). 
4. What is the design vehicle? 
5. Submit plan showing driveway sight triangles. The design vehicle will determine the minimum sight distance. 
6. Submit a plan & profile showing asbuilt conditions with information in comment #1. Also show stop signs and 

painted stop bars. 
7. Provide turn lane warrants per 11.12.070(B)(4)&(5) 
 
TIA comments: 
Page 2                   Required sight distance listed does not account for a design vehicle other than a passenger vehicle. I 

assume the design vehicle is a tank truck, for which AASHTO requires 695/765 feet of sight distance. 
(Perhaps fuel trucks could be restricted to exiting from the north driveway only.) 

Page 4                   That AADT count is from 2019. There is 2020 data, but I recommend still using the 2019 data because 
the 2020 data is likely skewed due to COVID shut downs. 

Page 6                   Add discussion of accident history. 
Page 7                   The projected traffic discussion should include ALL uses within the properties using the driveways and 

the assumptions used in determining the peak hour traffic volume. 
Pages 7‐9             The PM base traffic flow is 229 (2021)/286 (2032), which is more than the ITETG estimate of 158 for 

pass‐by traffic. I agree that the pass‐by traffic estimate is probably high, though. What percentage of 
new trips come from and return to the north and what percentage come from and return to the south? I 
would guess a higher percentage of new trips will come from the north/Parks Highway which doesn’t 
seem to be reflected in the turning movement estimates and also will skew the existing 55/45 peak hour 
traffic flow split. 

Page 10                 Other Planned Developments: 89 lots have been created in the View Pointe at the Ranch subdivision 
since late 2020, which has potentially increased the traffic on S Trunk more than 2% per year for the last 
two years. 

Page 10                 LOS is listed for the driveway intersections, but not the road segments themselves. 11.12.080(A)(5)(b) 
segments of roadways between intersections where total traffic is expected to increase, as a result of 
the proposed development, by at least five percent of the segments’ capacity. Discuss whether this 
criteria will be met and include LOS analysis if so. 
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Page 11                 The TIA previously stated 67% of the 239 trips generated by the site would be new trips (160). If more 
than 60% of these new trips come from and return to the north, ADOT/PF’s threshold of 100 new trips is 
met. 

Page 12                 The second recommendation is not clear. Show if turn lanes are warranted per the two publications 
listed in 11.12.070(B)(4)&(5). 

 
 
CUP comments: 
A. More information is needed about the detention pond – what storm event it is sized for, contours or spot elevations 

showing how deep it is, how the impervious areas are graded to the detention basin, where overflow will go, and 
how overflow will be treated (for example with a grass filter strip). One of the grading and drainage plans submitted 
has contours but they do not seem to reflect what is currently constructed (it shows the north driveway slopes to 
Trunk Road at 10%, but it is actually relatively flat). 

B. Traffic flow diagram does not show traffic flow to the coffee kiosk, this is important in regards to vehicle and 
pedestrian conflicts. 

 
Let me know if you have any questions. 
 

Jamie Taylor, PE (she/her) 
Civil Engineer 
Matanuska‐Susitna Borough 
Department of Public Works 
t: 907‐861‐7765  c: 907‐355‐9810 
jamie.taylor@matsugov.us 
http://www.matsugov.us/ 
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No public comments 
were received for this 

planning action

May 16, 2022 Planning Commission Packet 
Page 583 of 764



 

 

 

 

 

 

PLANNING COMMISSION 

RESOLUTION 

May 16, 2022 Planning Commission Packet 
Page 584 of 764



 

Planning Commission Resolution 22-11 Page 1 of 10 

Adopted:  

 By: Peggy Horton 

 Introduced: May 2, 2022 

 Public Hearing: May 16, 2022 

 Action:  

 

MATANUSKA-SUSITNA BOROUGH 

PLANNING COMMISSION RESOLUTION NO. 22-11 

 

A RESOLUTION OF THE MATANUSKA-SUSITNA BOROUGH PLANNING COMMISSION 

APPROVING A CONDITIONAL USE PERMIT TO OPERATE AN ALCOHOLIC BEVERAGE 

PACKAGE STORE WITHIN A CONVENIENCE MARKET AT 3068 SOUTH TRUNK ROAD, 

TAX ID# 8150000L001B; LOCATED WITHIN TOWNSHIP 17 NORTH, RANGE 1 

EAST, SECTION 16; SEWARD MERIDIAN. 

WHEREAS, Matt Gittlein of KG Enterprises, LLC, submitted a 

conditional use permit application to operate an alcoholic 

beverage package store within a convenience market at 3068 South 

Trunk Road, Tax ID# 8150000L001B; within Township 17 North, Range 

1 East, Section 16, Seward Meridian; and 

WHEREAS, land uses to the east include a private airstrip, 

residential, and vacant land on large parcels ranging from 10 to 

51 acres.  South and further west of the subject lot is a partially 

developed 160-lot residential master plan development, with a 

community water system serving mostly one-half-acre lots.  The 

adjacent lot to the north and west is a 12-acre parcel, largely 

cleared of vegetation that includes a residence and commercial 

uses.  Further to the north are residential and commercial lots 

ranging in size from 0.8 to seven acres; and 

WHEREAS, the proposed use will access South Trunk Road; and 
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Adopted:  

WHEREAS, South Trunk Road is classified as a minor arterial, 

which is capable of accommodating traffic generated by several 

commercial retail businesses; and 

WHEREAS, there is a mixture of industrial, residential, and 

commercial uses with frontage on South Trunk Road; and 

WHEREAS, according to the application material, the building 

is approximately 4,467 square feet in size, with the alcoholic 

beverage package store occupying approximately 1,167 square feet.  

The remainder of the building will be occupied by convenience 

market with gas pumps; and 

WHEREAS, according to the application material, the proposed 

hours of operation for the package store are 8:00 a.m. to 12:00 

a.m., daily; and 

WHEREAS, the applicant provided an exterior lighting design 

plan with downward directed and shielded fixtures to mitigate light 

spillage onto nearby properties; and 

WHEREAS, the applicant constructed a six-foot tall chain-link 

fence with privacy slats along the south property boundary, and 

plans for landscaping with trees along the south and east sides of 

the property; and 

WHEREAS, the one-story market is flat-roofed with lowered 

shed roof overhangs on three sides, covered in red lap siding on 

the upper portion, and buff colored T1-11 below; and 
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Adopted:  

WHEREAS, the applicant is actively working with the Permit 

Center and Public Works Engineer to finalize the driveway permits; 

and 

WHEREAS, the nearest school (Machetanz Elementary) is 

approximately 8,700 feet southwest of the site.  State regulations 

preclude package store licenses within 200 feet of a school; and 

WHEREAS, the Borough has no record of complaints filed under 

MSB 8.40 Liquor License Referrals, against any of the other Valley 

Country Store operations; and 

WHEREAS, the Alcohol and Marijuana Control Office (AMCO) has 

not suspended or revoked any alcohol licenses in the last 12 months 

relating to KG Enterprises, LLC; and 

WHEREAS, the applicant provided a Traffic Impact Analysis for 

the proposed use; and 

WHEREAS, the Traffic Impact Analysis indicates the proposed 

use will generate more than 100 vehicles during morning and 

afternoon peak hours; and 

WHEREAS, the Traffic Impact Analysis indicates the proposed 

use will generate less than 250 vehicles during morning and 

afternoon peak hours; and 

WHEREAS, the Traffic Impact Analysis makes the following 

findings/recommendations: 1) Approaches shall be permitted and 

constructed in accordance with MSB guidelines; 2) Because the 

posted speed limit is below 50 MPH and furthermore that peak hour 
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Adopted:  

site traffic volumes are less than 100 vehicles at both approaches, 

speed-change lanes are not required; 3) Because driveway sight 

distances exceed minimum distances, no sight distance obstruction 

mitigation is required; and 

WHEREAS, according to the application material, the applicant 

will provide a retention basin constructed between the gas pumps 

and the eastern property line to capture any potential contaminated 

runoff leaving the site; and 

WHEREAS, the applicant submitted Matanuska-Susitna Borough 

Deputy Fire Marshal approved plan reviews for the store (#2022-

007), fuel tank or dispensing system (#2022-008), the fuel canopy 

(#2022-009), and the propane tank or dispensing system (#2022-

012), to ensure the development is in compliance with the 

applicable fire code; and 

WHEREAS, the subject parcel is approximately 3.01 acres in 

size; and 

WHEREAS, according to the application material, the structure 

is approximately 147.5 feet from the South Trunk Road right-of-

way, 294 feet from the south property line, 40 feet from the west 

property line, and 98.3 feet from the north property line; and 

WHEREAS, the closest residential structure is approximately 

350 feet south of the proposed use; and 
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WHEREAS, according to the application material, the proposed 

alcoholic beverage package store will be located within the 

convenience market; and 

WHEREAS, according to the application material, the proposed 

store design includes separate cashier counters for the alcoholic 

beverage package store and convenience market; and 

WHEREAS, the applicant has paved the area around the 

convenience market and fuel station, which will control the dust; 

and 

WHEREAS, the lighting design includes exterior lights mounted 

under the overhangs of the store, downward-directed lights in the 

fuel canopy, and 25-foot tall pole lights focusing on the driveways 

and various ancillary uses of the site; and 

WHEREAS, according to the application material, signs will be 

limited to a 36-foot tall lighted sign near the northern driveway, 

on the fuel canopy, and on the building itself; and 

WHEREAS, the applicant is not proposing any outdoor amplified 

sound activities; and 

WHEREAS, the operation must comply with the maximum 

permissible sound level limits allowed, per the requirements of 

MSB 8.52 – Noise, Amplified Sound and Vibration; and 

WHEREAS, the South Trunk Road extension was constructed in 

2017 to address increased development and growth south of the Parks 

Highway as well as traffic congestion; and 
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WHEREAS, the project engineer determined the north and south 

driveway intersections with South Trunk Road have a Level of 

Service of A; and 

WHEREAS, according to the site plan, the project will provide 

20 customer parking spaces; and 

WHEREAS, according to the site plan, the applicant will 

provide two customer parking spaces designated for persons with 

disabilities; and 

WHEREAS, there will be approximately one parking space for 

every 200 square feet of building floor area; and 

WHEREAS, the Matanuska-Susitna Borough Long Range 

Transportation Plan, was adopted in 2017 and lists Trunk Road at 

a Level of Service (LOS) of “C or better”; and 

WHEREAS, there is no information available to determine where 

individuals involved in an alcohol-related accident obtained 

alcoholic beverage(s); and 

WHEREAS, a package store does not serve liquor on the 

premises; and 

WHEREAS, consumption on site is prohibited; and 

WHEREAS, according to the application material, if a customer 

is seen consuming alcohol on the premises, they will be asked to 

leave, and if necessary, State Troopers may be called; and 

WHEREAS, persons under the age of 21 are prohibited from 

purchasing alcoholic beverages; and 

May 16, 2022 Planning Commission Packet 
Page 590 of 764



 

Planning Commission Resolution 22-11 Page 7 of 10 

Adopted:  

WHEREAS, Alaska Statute 04.16.030 specifically prohibits the 

sale of alcoholic beverages to drunken persons; and 

WHEREAS, the Alcoholic & Marijuana Control Office has no 

record of violations by KG Enterprises, LLC; and 

WHEREAS, staff has no information indicating the applicant, 

KG Enterprises, LLC (dba Valley Country Store) is untrustworthy or 

unfit to conduct business in the Borough or that the applicant is 

a potential source of harm to the public; and 

WHEREAS, the Planning Commission has reviewed this 

application with respect to applicable standards set forth in MSB 

17.61; and 

WHEREAS, the Planning Commission conducted a public hearing 

on May 16, 2022 on this matter. 

NOW, THEREFORE, BE IT RESOLVED, that the Matanuska-Susitna 

Borough Planning Commission hereby adopts the aforementioned 

findings of fact and makes the following conclusions of law 

supporting approval of Planning Commission Resolution 22-11: 

1. The proposed use is compatible with and will preserve or 

not materially detract from the value, character and 

integrity of the surrounding area (MSB 

17.70.100(A)(1)(a)). 

2. The proposed use will not be harmful to the public 

health, safety, convenience, and welfare (MSB 

17.70.100(A)(1)(b)). 
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3. Sufficient setbacks, lot area, buffers or other 

safeguards are being provided (MSB 17.70.100(A)(1)(c)). 

4. There will not be any negative effects upon the 

properties in the area due to such factors as dust, 

noise, obtrusive advertising and glare (MSB 

17.70.100(A)(2)(a)). 

5. The proposed use will not negatively affect the safe, 

efficient flow of traffic on any highway, arterial, 

collector or street from which access to and from the 

establishment is obtained (MSB 17.70.100(A)(2)(b)). 

6. Measures will be in place to reduce any negative effect 

upon adjacent and nearby properties (MSB 

17.70.100(A)(2)(c)). 

7. Adequate parking will be provided (MSB 

17.70.100(A)(2)(d)). 

8. Access to the premises will not create an unreasonable 

traffic hazard (MSB 17.70.100(A)(2)(e)). 

9. Traffic will not overtax existing road systems (MSB 

17.70.100(A)(2)(f)). 

10. The proposed use is compatible with the character of the 

surrounding area (MSB 17.70.100(A)(2)(g)). 

11. The proposed use will not increase the crime rate in the 

area or increase alcohol-related accidents (MSB 

17.70.110(B)(1)). 
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12. The applicant has not had a liquor license suspended or 

revoked in the 12 months preceding the application (MSB 

17.70.110(B)(2)). 

13. The applicant is trustworthy or fit to conduct business 

in the Borough and the applicant is not a potential 

source of harm to the public (MSB 17.70.110(B)(3)). 

BE IT FURTHER RESOLVED, the Planning Commission finds this 

application does meet the standards of MSB 17.70 and does hereby 

approve the Conditional Use Permit to operate an alcoholic beverage 

package store within a convenience market with gas pumps, with the 

following conditions: 

1. The operation shall comply with all other applicable 

federal, state, and local regulations. 

2. All aspects of the operation shall comply with the 

description detailed in the application material and 

with the conditions of this permit.  An amendment to the 

Conditional Use Permit shall be required prior to any 

expansion of the conditional use.  

3. Prior to operation, obtain approved driveway permits for 

both driveways onto the site. 

4. The operation shall comply with the maximum permissible 

sound level limits allowed, per the requirements of MSB 

17.61.080 – Noise Standards and MSB 8.52 – Noise, 

Amplified Sound and Vibration. 
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5. Prior to operating, a copy of the approval issued by 

ADEC for the on-site septic system shall be provided to 

the MSB Development Services Division. 

6. Provide a copy of the approved State of Alaska package 

store license #1241, within 30 days of its issuance. 

ADOPTED by the Matanuska-Susitna Borough Planning Commission 

this ___ day of ______, 2022. 

 

 STAFFORD GLASHAN, Chair 

ATTEST  

  

KAROL RIESE, Planning Clerk  

(SEAL) 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

YES:  

NO:  
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Matt Gittlein for KG Enterprises, LLC

(Pages 595-760)
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MSB 17.61.090 requires a conditional use permit for new commercial or industrial uses within the 
core area that generate traffic in excess of 100 vehicles during the morning or afternoon peak hour 
or more than 750 vehicles per day.  Operation of such a land use within the core area without a 
permit is prohibited. 

LAND USE 

Historic Use: 
The subject property was used as farmland according to Borough 1985 aerial photos.  In 1997, a 
racetrack was constructed on land immediately north and the subject area was used as parking for 
the racetrack.  The racetrack ceased operation sometime around 2011.  Since that time the owner 
used the property for truck and trailer parking.  The South Trunk Road extension was constructed 
in 2017 to address increased development and growth south of the Parks Highway as well as traffic 
congestion.  The two driveways onto the property were built as part of that road construction 
project.  In 2021, the property was replatted into Lot 1A and 1B, Happy Valley Subdivision.  The 
subject property for the proposed use is Lot 1B, consisting of 3.01 acres.  

Existing Land Use: 
The applicant constructed the store building and gas pumps as proposed in the application.  The 
Borough did not object when the applicant requested permission to have a soft opening, using only 
four of the eight gas pumps for credit card use only.  According to the application material, this 
“soft opening” use does not generate traffic in excess of 100 vehicles during the morning or 
afternoon peak hour or more than 750 vehicles per day and therefore does not require a permit. 

Surrounding Land Uses: 
The subject property is located on the west side of South Trunk Road, approximately 1,600 feet 
southwest of the south roundabout for East Parks Highway and South Trunk Road.  Land uses to 
the east include a private airstrip, residential, and vacant land on large parcels ranging from 10 to 
51 acres.  South and further west of the subject lot is a partially developed 160-lot residential use 
master plan development, with a community water system serving mostly one-half-acre lots.  The 
adjacent lot to the north and west is a 12-acre parcel, largely cleared of vegetation that includes 
residential and commercial uses.  Further to the north are residential and commercial use lots 
ranging in size from 0.8 to seven acres.   

REVIEW OF APPLICABLE CRITERIA AND FINDINGS 

MSB 17.03 – Public Notification 
Borough staff mailed a total of 19 notices on March 16, 2022, to all property owners within the 
Happy Valley Subdivision and within 600 feet of the subject lot.  The Frontiersman published the 
public hearing notice in the April 6, 2022 issue.  Staff posted the application material on the 
Borough's website and emailed the public notice, application material, and a request for comments 
to outside agencies and the Gateway Community Council on March 10, 2022.  Staff did not receive 
any comments from the community council or the public. 
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Section 17.61.070 General Standards 
(A) A conditional use may be approved only if it meets the requirements of this section in 
addition to any other standards required by this chapter. 
(B) In granting a conditional use permit, the commission must make the following findings: 

(1) the conditional use will preserve and not detract from the value, character and 
integrity of the surrounding area; 

 
Findings of Fact: 

1. Land uses to the east include a private airstrip, residential, and vacant land on large parcels 
ranging from 10 to 51 acres.  South and further west of the subject lot is a partially 
developed 160-lot residential master plan development, with a community water system 
serving mostly one-half-acre lots.  The adjacent lot to the north and west is a 12-acre parcel, 
largely cleared of vegetation that includes a residence and commercial uses.  Further to the 
north are residential and commercial lots ranging in size from 0.8 to seven acres.   

2. The proposed use will access South Trunk Road. 
3. South Trunk Road is classified as a minor arterial, which is capable of accommodating 

traffic generated by several commercial retail businesses. 
4. There is a mixture of industrial, residential, and commercial uses with frontage on south 

Trunk Road.   
5. According to the application material, the building is approximately 4,467 square feet in 

size, with the alcoholic beverage package store occupying approximately 1,167 square feet.  
The remainder of the building will be occupied by convenience market with gas pumps. 

6. According to the application material, the convenience market and gas pumps will be open 
24 hours a day. 

7. The applicant provided an exterior lighting design plan with downward directed and 
shielded fixtures to mitigate light spillage onto nearby properties. 

8. The applicant constructed a six-foot tall chain-link fence with privacy slats along the south 
property boundary, and plans for landscaping with trees along the south and east sides of 
the property. 

9. The one-story market is flat-roofed with lowered shed roof overhangs on three sides, 
covered in red lap siding on the upper portion, and buff colored T1-11 below. 

Conclusions of Law: Based on the above findings, the proposed use will preserve and not detract 
from the value, character and integrity of the surrounding area (MSB 17.61.070(B)(1)). 
 

(2) that granting the conditional use permit will not be harmful to the health, safety, 
convenience or general welfare of the public; and 

 
Findings of Fact: 

1. The proposed use will access South Trunk Road. 
2. South Trunk Road is classified as a minor arterial, which is capable of accommodating 

traffic generated by several commercial retail businesses. 
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3. The applicant is actively working with the Permit Center and Public Works Engineer to 
finalize the driveway permits.  

4. According to the application material, the building is approximately 4,467 square feet in 
size, with the alcoholic beverage package store occupying approximately 1,167 square feet.  
The remainder of the building will be occupied by convenience market with gas pumps. 

5. The nearest school (Machetanz Elementary) is approximately 8,700 feet southwest of the 
site.  State regulations preclude package store licenses within 200 feet of a school. 

6. The Borough has no record of complaints filed under MSB 8.40 Liquor License Referrals, 
against any of the other Valley Country Store operations. 

7. The Alcohol and Marijuana Control Office (AMCO) has not suspended or revoked any 
alcohol licenses in the last 12 months relating to KG Enterprises, LLC. 

8. The applicant provided a Traffic Impact Analysis for the proposed use. 
9. The Traffic Impact Analysis indicates the proposed use will generate more than 100 

vehicles during morning and afternoon peak hours.  
10. The Traffic Impact Analysis indicates the proposed use will generate less than 250 vehicles 

during morning and afternoon peak hours. 
11. The Traffic Impact Analysis makes the following findings/recommendations: 1) 

Approaches shall be permitted and constructed in accordance with MSB guidelines; 2) 
Because the posted speed limit is below 50 MPH and furthermore that peak hour site traffic 
volumes are less than 100 vehicles at both approaches, speed-change lanes are not required; 
3) Because driveway sight distances exceed minimum distances, no sight distance 
obstruction mitigation is required.  

12. According to the application material, the applicant will provide a retention basin 
constructed between the gas pumps and the eastern property line to capture any potential 
contaminated runoff leaving the site. 

13. The applicant submitted Matanuska-Susitna Borough Deputy Fire Marshal approved plan 
reviews for the store (#2022-007), fuel tank or dispensing system (#2022-008), the fuel 
canopy (#2022-009), and the propane tank or dispensing system (#2022-012), to indicate 
the development is in compliance with the applicable fire code. 

Discussion: Staff recommends a condition which requires the applicant to provide 
documentation showing the proposed septic system has been designed in accordance with the 
Alaska Department of Environmental Conservation (ADEC) regulations applicable to this 
development.  Staff also recommends a condition which requires the applicant to obtain approved 
driveway permits for both driveways onto the site.   
 
Conclusions of Law: Based on the above findings, and with conditions, the proposed use will not 
be harmful to the public health, safety, convenience, and welfare (MSB 17.61.070(B)(2)). 
 

(3) that sufficient setback, lot area, buffers, or other safeguards are being provided to 
meet the conditions listed in subsections (B) (1) and (2) of this section. 
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Findings of Fact: 
1. The subject parcel is approximately 3.01 acres in size. 
2. According to the application material, the structure is approximately 147.5 feet from the 

South Trunk Road right-of-way, 294 feet from the south property line, 40 feet from the 
west property line, and 98.3 feet from the north property line. 

3. According to the application material, the gas pump canopy is approximately 77.5 feet 
from the South Trunk Road right-of-way.  

4. The closest residential structure is approximately 350 feet south of the proposed use. 
5. According to the application material, the proposed alcoholic beverage package store will 

be located within the convenience market. 
6. According to the application material, the proposed store design includes separate cashier 

counters for the alcoholic beverage package store and convenience market. 
7. The nearest school (Machetanz Elementary) is approximately 8,700 feet southwest of the 

site.  State regulations preclude package store licenses within 200 feet of a school. 
8. The proposed use will access South Trunk Road. 
9. South Trunk Road is classified as a minor arterial, which is capable of accommodating 

traffic generated by several commercial retail businesses. 
10. The applicant is actively working with the Permit Center and Public Works Engineer to 

finalize the driveway permits.  
11. The applicant provided a Traffic Impact Analysis for the proposed use. 
12. The Traffic Impact Analysis indicates the proposed use will generate more than 100 

vehicles during morning and afternoon peak hours.  
13. The Traffic Impact Analysis indicates the proposed use will generate less than 250 vehicles 

during morning and afternoon peak hours. 
14. The Traffic Impact Analysis makes the following findings/recommendations: 1) 

Approaches shall be permitted and constructed in accordance with MSB guidelines; 2) 
Because the posted speed limit is below 50 MPH and furthermore that peak hour site traffic 
volumes are less than 100 vehicles at both approaches, speed-change lanes are not required; 
3) Because driveway sight distances exceed minimum distances, no sight distance 
obstruction mitigation is required.  

15. According to the application material, the applicant will provide a retention basin 
constructed between the gas pumps and the eastern property line to capture any potential 
contaminated runoff leaving the site. 

16. The applicant submitted Matanuska-Susitna Borough Deputy Fire Marshal approved plan 
reviews for the store (#2022-007), fuel tank or dispensing system (#2022-008), the fuel 
canopy (#2022-009), and the propane tank or dispensing system (#2022-012), to ensure the 
development is in compliance with the applicable fire code. 

Discussion: Staff recommends a condition which requires the applicant to provide 
documentation showing the proposed septic system has been designed in accordance with the 
Alaska Department of Environmental Conservation (ADEC) regulations applicable to this 
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development.  Staff also recommends a condition which requires the applicant to obtain approved 
driveway permits for both driveways onto the site.   
 
Conclusions of Law: Based on the above findings, and with conditions, sufficient setbacks, lot 
area, buffers or other safeguards are being provided (MSB 17.61.070(B)(3)). 
 
Section 17.61.080 Noise Standards 
(A) Except as provided in subsection (B) below, no person shall operate or cause to be 
operated on private property a new commercial or industrial use creating sound in such a manner 
as to create a sound level that exceeds the limits set forth for the adjacent land use category in 
Table 1 when measured at or within the property line of the receiving land use without first 
obtaining a conditional use permit. The use of the adjacent parcel shall be determined at the time 
of conditional use permit application. If there are mixed uses on adjacent parcels the most 
restrictive sound category shall apply. 
 

Table 1: Maximum Permissible A-weighted Sound levels 
 

Land Use of 
Sound Source Land Use of Adjacent Property 

  Residential Commercial Industrial 
  Day Night     
  Monday through 

Friday 7 a.m. to 
10 p.m. or 9 a.m. 

to 10 p.m. on 
weekends 

Monday 
through Friday 

10 p.m. to 7 
a.m. 

Weekend 10 p.m. 
to 9 a.m. 

Commercial 60dB (A) 50dB (A) 50dB (A) 70dB (A) 75dB (A) 
Industrial 60dB (A) 50dB (A) 50dB (A) 70dB (A) 80dB (A) 

(B) For any sound which is of short duration, between the hours of 7 a.m. and 7 p.m. the levels 
established in Table 1 may be increased by: 

(1) Five (5) dB(A) for a total of fifteen minutes in any one hour, or 
(2) Ten (10) dB(A) for a total of five minutes in any hour, or 
(3) Fifteen (15) dB(A) for a total of one and one half minutes in any one hour period. 

 
Findings of Fact: 

1. According to the application material, the structure is approximately 147.5 feet from the 
South Trunk Road right-of-way, 294 feet from the south property line, 40 feet from the 
west property line, and 98.3 feet from the north property line. 

2. According to the application material, the gas pump canopy is approximately 77.5 feet 
from the South Trunk Road right-of-way.  

3. The closest residential structure is approximately 350 feet south of the proposed use. 
4. The applicant is not proposing any outdoor amplified sound activities. 

May 16, 2022 Planning Commission Packet 
Page 602 of 764



Page 7 of 14 

5. The operation must comply with the maximum permissible sound level limits allowed, per 
the requirements of MSB 8.52 – Noise, Amplified Sound and Vibration. 

 
Conclusions of Law: Based on the above findings, the proposed use will operate in accordance 
with the noise standards (MSB 17.61.080). 
 
Section 17.61.090 Traffic Standards 
(A) No new commercial or industrial use that generates traffic in excess of 100 vehicles during 
the morning or afternoon peak hour or more than 750 vehicles per day may operate in the core 
area without first obtaining a conditional use permit unless roadway improvements are funded, 
scheduled for construction, and expected to mitigate any impacts associated with the proposed 
project and the existing level of service along the roadway is not expected to drop below Level of 
Service “D” due to the proposed project. 
(B) The minimum acceptable LOS at intersections and on road segments both on the 
development’s opening date and ten years from the opening date for land uses generating 250 or 
more vehicle trips during the peak traffic hour of an adjacent highway, is: 

(1) LOS C, if the existing LOS on the date of the application is C or better; or 
(2) LOS D, if the existing LOS on the date of application is LOS D or poorer; however, 
if the LOS is poorer than LOS D, a lower minimum LOS is acceptable if the operation of 
the highway does not deteriorate more than ten percent in terms of delay time or other 
appropriate measure of effectiveness from the LOS before the development’s opening date. 

 
Findings of Fact: 

1. The proposed use will access South Trunk Road. 
2. The applicant is actively working with the Permit Center and Public Works Engineer to 

finalize the driveway permits.  
3. The Matanuska-Susitna Borough Long Range Transportation Plan, was adopted in 2017 

and lists Trunk Road at a Level of Service (LOS) of “C or better”. 
4. The project engineer determined the north and south driveway intersections with South 

Trunk Road have a Level of Service of A. 
5. South Trunk Road is classified as a minor arterial, which is capable of accommodating 

traffic generated by several commercial retail businesses. 
6. The South Trunk Road extension was constructed in 2017 to address increased 

development and growth south of the Parks Highway as well as traffic congestion. 
7. The applicant provided a Traffic Impact Analysis for the proposed use. 
8. The Traffic Impact Analysis indicates the proposed use will generate more than 100 

vehicles during morning and afternoon peak hours.  
9. The Traffic Impact Analysis indicates the proposed use will generate less than 250 vehicles 

during morning and afternoon peak hours. 
10. The Traffic Impact Analysis makes the following findings/recommendations: 1) 

Approaches shall be permitted and constructed in accordance with MSB guidelines; 2) 
Because the posted speed limit is below 50 MPH and furthermore that peak hour site traffic 
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volumes are less than 100 vehicles at both approaches, speed-change lanes are not required; 
3) Because driveway sight distances exceed minimum distances, no sight distance 
obstruction mitigation is required.  

Discussion: Staff recommends a condition which requires the applicant to obtain approved 
driveway permits for both driveways onto the site.   
 
Conclusions of Law: Based on the above findings, and with conditions, the proposed use will not 
negatively affect the safe, efficient flow of traffic on any highway, arterial, collector or street from 
which access to and from the establishment is obtained and the adjacent road segment and 
intersection are at an acceptable level of service (MSB 17.61.090(A) & (B)). 
 
(C) Commercial and industrial uses requiring a conditional use permit must provide sufficient 
off-street parking to prevent use of public rights-of-way for parking; 
 
Finding of Fact: 

1. According to the site plan, the project will provide 20 customer parking spaces. 
2. According to the site plan, the applicant will provide two customer parking spaces 

designated for persons with disabilities.  
3. There will be approximately one parking space for every 200 square feet of building floor 

area. 
 
Conclusion of Law: Based on the above findings, adequate parking will be provided (MSB 
17.61.090(C)). 
 
Section 17.61.110 Action on Permit Applications 
(A) A conditional use permit must be reviewed and acted upon by the commission following a 
public hearing. Notice of the public hearing shall be as provided under MSB 17.03, Public 
Notification. 
(B) After a public hearing, and upon review of staff’s analysis and recommendations, the 
commission shall consider: 

(1) whether the proposed use, even with mitigation, would be incompatible with and 
adversely affect surrounding residential neighborhoods; 

 
Findings of Fact: 

1. There is a mixture of industrial, residential, and commercial uses with frontage on south 
Trunk Road.   

2. Land uses to the east include a private airstrip, residential, and vacant land on large parcels 
ranging from 10 to 51 acres.  South and further west of the subject lot is a partially 
developed 160-lot residential master plan development, with a community water system 
serving mostly one-half-acre lots.  The adjacent lot to the north and west is a 12-acre parcel, 
largely cleared of vegetation that includes a residence and commercial uses.  Further to the 
north are residential and commercial lots ranging in size from 0.8 to seven acres.   
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3. According to the application material, the building is approximately 4,467 square feet in 
size, with the alcoholic beverage package store occupying approximately 1,167 square feet.  
The remainder of the building will be occupied by convenience market with gas pumps. 

4. The applicant provided an exterior lighting design plan with downward directed and 
shielded fixtures to mitigate light spillage onto nearby properties. 

5. The closest residential structure is approximately 350 feet south of the proposed use. 
6. The applicant is not proposing any outdoor amplified sound activities. 
7. According to the application material, the convenience market and gas pumps will be open 

24 hours a day. 
8. The applicant constructed a six-foot tall chain-link fence with privacy slats along the south 

property boundary, and plans for landscaping with trees along the south and east sides of 
the property. 

9. According to the application material, the applicant will provide a retention basin 
constructed between the gas pumps and the eastern property line to capture any potential 
contaminated runoff leaving the site. 

10. The one-story market is flat-roofed with lowered shed roof overhangs on three sides, 
covered in red lap siding on the upper portion, and buff colored T1-11 below. 

11. The proposed use will access South Trunk Road. 
12. The applicant is actively working with the Permit Center and Public Works Engineer to 

finalize the driveway permits.  
13. South Trunk Road is classified as a minor arterial, which is capable of accommodating 

traffic generated by several commercial retail businesses. 
14. The applicant provided a Traffic Impact Analysis for the proposed use. 
15. The Traffic Impact Analysis indicates the proposed use will generate more than 100 

vehicles during morning and afternoon peak hours.  
16. The Traffic Impact Analysis indicates the proposed use will generate less than 250 vehicles 

during morning and afternoon peak hours. 
17. The Traffic Impact Analysis makes the following findings/recommendations: 1) 

Approaches shall be permitted and constructed in accordance with MSB guidelines; 2) 
Because the posted speed limit is below 50 MPH and furthermore that peak hour site traffic 
volumes are less than 100 vehicles at both approaches, speed-change lanes are not required; 
3) Because driveway sight distances exceed minimum distances, no sight distance 
obstruction mitigation is required.  

18. The applicant submitted Matanuska-Susitna Borough Deputy Fire Marshal approved plan 
reviews for the store (#2022-007), fuel tank or dispensing system (#2022-008), the fuel 
canopy (#2022-009), and the propane tank or dispensing system (#2022-012), to ensure the 
development is in compliance with the applicable fire code. 

Discussion: Staff recommends a condition which requires the applicant to obtain approved 
driveway permits for both driveways onto the site.   
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Conclusion of Law: Based on the above findings, and with conditions, the proposed use is 
compatible with and will not adversely affect the surrounding residential uses (MSB 
17.61.110(B)(1)). 
 

(2) whether the proposed use would adversely affect property values of surrounding 
areas; 

 
Findings of Fact: 

1. There is a mixture of industrial, residential, and commercial uses with frontage on south 
Trunk Road.   

2. Land uses to the east include a private airstrip, residential, and vacant land on large parcels 
ranging from 10 to 51 acres.  South and further west of the subject lot is a partially 
developed 160-lot residential master plan development, with a community water system 
serving mostly one-half-acre lots.  The adjacent lot to the north and west is a 12-acre parcel, 
largely cleared of vegetation that includes a residence and commercial uses.  Further to the 
north are residential and commercial lots ranging in size from 0.8 to seven acres.   

3. The proposed use will access South Trunk Road. 
4. South Trunk Road is classified as a minor arterial, which is capable of accommodating 

traffic generated by several commercial retail businesses. 
5. According to the application material, the building is approximately 4,467 square feet in 

size, with the alcoholic beverage package store occupying approximately 1,167 square feet.  
The remainder of the building will be occupied by convenience market with gas pumps. 

6. The applicant provided an exterior lighting design plan with downward directed and 
shielded fixtures to mitigate light spillage onto nearby properties. 

7. The closest residential structure is approximately 350 feet south of the proposed use. 
8. The applicant is not proposing any outdoor amplified sound activities. 
9. According to the application material, the convenience market and gas pumps will be open 

24 hours a day. 
10. The applicant constructed a six-foot tall chain-link fence with privacy slats along the south 

property boundary, and plans for landscaping with trees along the south and east sides of 
the property. 

11. The one-story market is flat-roofed with lowered shed roof overhangs on three sides, 
covered in red lap siding on the upper portion, and buff colored T1-11 below. 

12. The applicant is actively working with the Permit Center and Public Works Engineer to 
finalize the driveway permits.  

13. The applicant provided a Traffic Impact Analysis for the proposed use. 
14. The Traffic Impact Analysis indicates the proposed use will generate more than 100 

vehicles during morning and afternoon peak hours.  
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15. The Traffic Impact Analysis indicates the proposed use will generate less than 250 vehicles 
during morning and afternoon peak hours. 

16. The Traffic Impact Analysis makes the following findings/recommendations: 1) 
Approaches shall be permitted and constructed in accordance with MSB guidelines; 2) 
Because the posted speed limit is below 50 MPH and furthermore that peak hour site traffic 
volumes are less than 100 vehicles at both approaches, speed-change lanes are not required; 
3) Because driveway sight distances exceed minimum distances, no sight distance 
obstruction mitigation is required.  

17. According to the application material, the applicant will provide a retention basin 
constructed between the gas pumps and the eastern property line to capture any potential 
contaminated runoff leaving the site. 

18. The applicant submitted Matanuska-Susitna Borough Deputy Fire Marshal approved plan 
reviews for the store (#2022-007), fuel tank or dispensing system (#2022-008), the fuel 
canopy (#2022-009), and the propane tank or dispensing system (#2022-012), to ensure the 
development is in compliance with the applicable fire code. 

Discussion: Staff recommends a condition which requires the applicant to obtain approved 
driveway permits for both driveways onto the site.   
 
Conclusion of Law: Based on the above findings, and with conditions, the proposed use will not 
adversely affect property values of surrounding areas (MSB 17.61.110(B)(2)). 
 

(3) whether the proposed use would create unreasonable noise levels beyond the 
property lines of the proposed location; 

 
Findings of Fact: 

1. According to the application material, the structure is approximately 147.5 feet from the 
South Trunk Road right-of-way, 294 feet from the south property line, 40 feet from the 
west property line, and 98.3 feet from the north property line. 

2. According to the application material, the gas pump canopy is approximately 77.5 feet 
from the South Trunk Road right-of-way.  

3. The closest residential structure is approximately 350 feet south of the proposed use. 
4. The applicant is not proposing any outdoor amplified sound activities. 
5. The operation must comply with the maximum permissible sound level limits allowed, per 

the requirements of MSB 8.52 – Noise, Amplified Sound and Vibration.  
 
Conclusion of Law: Based on the above findings, the proposed use will not create unreasonable 
noise levels beyond the property of the proposed location (MSB 17.61.110(B)(3)). 
 

(4) based upon a completed traffic impact analysis, whether the proposed use would 
adversely affect the safe and efficient flow of traffic on any highway, arterial, collector, or 
street from which access to and from the business occurs; 
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Finding of Fact: 
1. The proposed use will access South Trunk Road. 
2. South Trunk Road is classified as a minor arterial, which is capable of accommodating 

traffic generated by several commercial retail businesses. 
3. The South Trunk Road extension was constructed in 2017 to address increased 

development and growth south of the Parks Highway as well as traffic congestion. 
4. The applicant is actively working with the Permit Center and Public Works Engineer to 

finalize the driveway permits.  
5. The project engineer determined the north and south driveway intersections with South 

Trunk Road have a Level of Service of A. 
6. The applicant provided a Traffic Impact Analysis for the proposed use. 
7. The Traffic Impact Analysis indicates the proposed use will generate more than 100 

vehicles during morning and afternoon peak hours.  
8. The Traffic Impact Analysis indicates the proposed use will generate less than 250 vehicles 

during morning and afternoon peak hours. 
9. The Traffic Impact Analysis makes the following findings/recommendations: 1) 

Approaches shall be permitted and constructed in accordance with MSB guidelines; 2) 
Because the posted speed limit is below 50 MPH and furthermore that peak hour site traffic 
volumes are less than 100 vehicles at both approaches, speed-change lanes are not required; 
3) Because driveway sight distances exceed minimum distances, no sight distance 
obstruction mitigation is required.  

Discussion: Staff recommends a condition which requires the applicant to obtain approved 
driveway permits for both driveways onto the site.   
 
Conclusion of Law: Based on the above findings, and with conditions, the proposed use will not 
adversely affect the safe and efficient flow of traffic on any highway, arterial, collector, or street 
from which access to and from the business occurs (MSB 17.61.110(B)(4)). 
 

(5) whether there are adequate off-street parking facilities to accommodate a 
reasonably expected increased demand for parking generated by the business; 
 

Finding of Fact: 
1. According to the site plan, the project will provide 20 customer parking spaces. 
2. According to the site plan, the applicant will provide two customer parking spaces 

designated for persons with disabilities.  
3. There will be approximately one parking space for every 200 square feet of building floor 

area. 
 
Conclusion of Law: Based on the above findings, the proposed use will provide adequate off-
street parking (MSB 17.61.110(B)(5)). 
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(6) the effectiveness of any measures proposed by the applicant or any other person to 
reduce any negative effect upon adjacent properties by property line buffers and roadway 
buffers, berms, landscaping, clustering with other similar uses, and where surrounding 
area is predominantly residential in character, whether the site and building design 
features contribute to the residential character of surrounding development; and 

 
Findings of Fact: 

1. The subject parcel is approximately 3.01 acres in size. 
2. Land uses to the east include a private airstrip, residential, and vacant land on large parcels 

ranging from 10 to 51 acres.  South and further west of the subject lot is a partially 
developed 160-lot residential master plan development, with a community water system 
serving mostly one-half-acre lots.  The adjacent lot to the north and west is a 12-acre parcel, 
largely cleared of vegetation that includes a residence and commercial uses.  Further to the 
north are residential and commercial lots ranging in size from 0.8 to seven acres.   

3. There is a mixture of industrial, residential, and commercial uses with frontage on south 
Trunk Road.   

4. The one-story market is flat-roofed with lowered shed roof overhangs on three sides, 
covered in red lap siding on the upper portion, and buff colored T1-11 below. 

5. According to the application material, the structure is approximately 147.5 feet from the 
South Trunk Road right-of-way, 294 feet from the south property line, 40 feet from the 
west property line, and 98.3 feet from the north property line. 

6. The applicant constructed a six-foot tall chain-link fence with privacy slats along the south 
property boundary, and plans for landscaping with trees along the south and east sides of 
the property. 

7. According to the application material, signs will be limited to a 36-foot tall lighted sign 
near the northern driveway, on the fuel canopy, and on the building itself. 

8. The applicant provided an exterior lighting design plan with downward directed and 
shielded fixtures to mitigate light spillage onto nearby properties. 

9. The lighting design includes exterior lights mounted under the overhangs of the store, 
downward-directed lights in the fuel canopy, and 25-foot tall pole lights focusing on the 
driveways and various ancillary uses of the site. 

 
Conclusions of Law: Based on the above findings, measures will be in place to reduce any 
negative effect upon adjacent properties (MSB 17.61.110(B)(6)). 
 

(7) whether the proposed site plans and plan of operations, together with any 
amendments thereto, are consistent with the purposes of this chapter. 

 
Findings of Fact: 

1. All of the required site plans and operational information have been provided by the 
applicant. 
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2. The applicant is actively working with the Permit Center and Public Works Engineer to 
finalize the driveway permits.  

Discussion: Staff recommends a condition which requires the applicant to obtain approved 
driveway permits for both driveways onto the site.   
 
Conclusions of Law: The application material, with conditions, has met all of the purposes of this 
chapter (MSB 17.61.110(B)(7)). 
 
STAFF RECOMMENDATIONS 
 
Staff recommends approval of the Core Area Conditional Use Permit to operate a convenience 
market with gas pumps and an alcoholic beverage package store at 3068 South Trunk Road (Tax 
ID# 8150000L001B).  The proposed use meets all applicable standards of MSB 17.61.  Staff also 
recommends the following conditions: 
 

1. The operation shall comply with all other applicable federal, state, and local regulations. 
2. All aspects of the operation shall comply with the description detailed in the application 

material and with the conditions of this permit.  An amendment to the Conditional Use 
Permit shall be required prior to any expansion of the conditional use. 

3. The operation shall comply with the maximum permissible sound level limits allowed, per 
the requirements of MSB 17.61.080 – Noise Standards and MSB 8.52 – Noise, Amplified 
Sound and Vibration. 

4. Prior to operation, obtain approved driveway permits for both driveway onto the site. 
5. Prior to operating, a copy of the approval issued by ADEC for the on-site septic system 

shall be provided to the MSB Development Services Division. 
6. Provide a copy of the approved State of Alaska package store license #1241, within 30 

days of its issuance.  
 
If the Planning Commission chooses to deny this permit, findings for denial must be prepared by 
the Commission. 
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1

Peggy Horton

From: Peggy Horton
Sent: Thursday, March 10, 2022 9:58 AM
To: Allen Kemplen AICP-CTP - DOT&PF (allen.kemplen@alaska.gov); Melanie Nichols 

(Melanie.nichols@alaska.gov); Kyler Hylton (kyler.hylton@alaska.gov); George C Horton 
(george.horton@alaska.gov); James Walker (james.walker2@alaska.gov); 
'oran.woolley@alaska.gov'; mearow@matanuska.com; 'row@enstarnaturalgas.com'; 
'row@mtasolutions.com'; GCI ROW (ospdesign@gci.com); Fire Code; Jill Irsik; Eric 
Phillips; regpagemaster@usace.army.mil; Terry Dolan; Jamie Taylor; Brad Sworts; Elaine 
Flagg; Charlyn Spannagel; Alex Strawn; Planning; Fred Wagner; Permit Center; Jason 
Ortiz; Theresa Taranto; Andy Dean; John Aschenbrenner; Dolores McKee; 
'gatewaycommunitycouncil@gmail.com'; 'kcelliot@alaska.edu'; 
'opt.tim.us.breeden@gmail.com'; 'antiquetuck@gmail.com'; 'lisah_ak@hotmail.com'; 
'markmobley@ymail.com'; davemtp@mtaonline.net; 'lszipszky@palmerpolice.com'; 
'susansteele550@gmail.com'; 'blushingmoose@yahoo.com'

Subject: Request for Review and Comments: Valley Country Store #4 Core Area CUP and 
Package Store CUP

Good Morning, 
 
APPLICANT:        Matt Gittlein, for KG Enterprises, LLC 
 
LOCATION:         Tax ID #8125000L001B; within Township 17 North, Range 1 East, Section 16, Seward Meridian   RSA: 9 
 
A conditional use permit application under MSB 17.61, Core Area, and a conditional use permit application under MSB
17.70, Regulation of Alcoholic Beverage Uses, for the operation of a convenience market with gas pumps and alcoholic
beverage package store at 3068 South Trunk Road.  The Planning Commission will conduct a public hearing on these two
requests on May 16, 2022. 

 
Application materials may be viewed online at www.matsugov.us by clicking on ‘All Public Notices & Announcements’. A 
direct link to the application material is here: Matanuska‐Susitna Borough ‐ Public Hearing Notice for Conditional Use 
Permits for a Convenience Market with gas pumps and alcohol package store (matsugov.us) 
 
Comments are due on or before April 15, 2022 and will be included in the Planning Commission packet for the 
Commissioner’s review and information. Please be advised that comments received from the public after that date will 
not be included in the staff report to the Planning Commission. Thank you for your review. 
 
Regards, 
 
Peggy Horton 
Matanuska‐Susitna Borough 
Development Services Division 
Planner II 
907‐861‐7862 
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PUBLIC HEARING 

 

Matt Gittlein, of KG Enterprises, LLC, filed a conditional use permit application under MSB 

17.61, Core Area, and a conditional use permit application under MSB 17.70, Regulation of 

Alcoholic Beverage Uses, for the operation of a convenience market with gas pumps and alcoholic 

beverage package store at 3068 South Trunk Road, Tax ID #8150000L001B; within Township 17 

North, Range 1 East, Section 16, Seward Meridian. 

 

The Matanuska-Susitna Borough Planning Commission will conduct a public hearing concerning 

the applications on Monday, May 16, 2022, at 6:00 p.m. in the Borough Assembly Chambers 

located at 350 E. Dahlia Avenue in Palmer.  This may be the only presentation of these items 

before the Planning Commission and you are invited to attend.  Planning Commission members 

may not receive or engage in ex-parte contact with the applicant, other interested parties in the 

applications, or members of the public concerning the applications or issues presented in the 

applications. 

 

Application material may be viewed online at www.matsugov.us by clicking on “All Public 

Notices & Announcements.”  For additional information or to submit comments, please contact 

Peggy Horton, Planner II, at 861-7862 or email: peggy.horton@matsugov.us.  Written comments 

can be mailed to: MSB Development Services Division, 350 E. Dahlia Avenue, Palmer, AK 99645.   

 

The public may provide verbal testimony in person at the meeting or telephonically by calling 1-

855-290-3803.  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 the 

definition of “interested party.”  The procedures governing appeals to the Board of Adjustment 

and Appeals are contained in MSB 15.39.010-250, which is available on the Borough home page:  

www.matsugov.us, in the Borough Clerk’s office, and at various libraries within the borough.  

 

Written comments are due on or before April 15, 2022, and will be included in the Planning 

Commission packet for the Commissioner’s review and information.  Please be advised that 

comments received from the public after that date will not be included in the staff report, but will 

be provided to the Commission at the meeting.   
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1

Peggy Horton

From: Ben Borg <ben.borg@frontiersman.com>
Sent: Wednesday, March 2, 2022 11:18 AM
To: Peggy Horton
Cc: Melissa Iverson; Debra Wetherhorn; Jill Irsik
Subject: Re: 3.4 MSB Page 2

[EXTERNAL EMAIL - CAUTION: Do not open unexpected attachments or links.]  
Thank you, Peggy! 
 
On Wed, Mar 2, 2022 at 11:17 AM Peggy Horton <Peggy.Horton@matsugov.us> wrote: 

The public hearing notice looks good to me, thanks Ben. 

Peggy Horton 

Matanuska‐Susitna Borough 

Development Services Division 

Planner II 

907‐861‐7862 

From: Ben Borg <ben.borg@frontiersman.com>  
Sent: Wednesday, March 2, 2022 10:27 AM 
To: Melissa Iverson <Melissa.Iverson@matsugov.us>; Debra Wetherhorn <Debra.Wetherhorn@matsugov.us>; Jill Irsik 
<Jill.Irsik@matsugov.us>; Peggy Horton <Peggy.Horton@matsugov.us> 
Subject: 3.4 MSB Page 2 

[EXTERNAL EMAIL - CAUTION: Do not open unexpected attachments or links.]  

Attached is a proof of the second page. If you did not find your ad on page 1, it should be here.  
 

--  

Ben Borg 
907-987-2059 cell (call or text)  

907-352-2270 office 

 
 
 
--  
Ben Borg 
907-987-2059 cell (call or text)  
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Public Hearing Notice for Conditional Use Permits for a Convenience Market with gas pumps 
and alcohol package store 

 
Matt Gittlein of KG Enterprises, LLC, filed a conditional use permit application under MSB 17.61, 
Core Area, and a conditional use permit application under MSB 17.70, Regulation of Alcoholic 
Beverage Uses, for the operation of a convenience market with gas pumps and alcoholic 
beverage package store at 3068 South Trunk Road, Tax ID #8150000L001B; within Township 17 
North, Range 1 East, Section 16, Seward Meridian. 
 
The Planning Commission will conduct a public hearing concerning the applications on Monday, 
May 16, 2022, at 6:00 p.m. in the Borough Assembly Chambers located at 350 E. Dahlia Avenue 
in Palmer.  This may be the only presentation of these items before the Planning Commission and 
you are invited to attend. Planning Commission members may not receive or engage in ex-parte 
contact with the applicant, other interested parties 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 by clicking on “All Public Notices 
& Announcements.”  For additional information or to submit comments, please contact Peggy 
Horton, Planner II, at 861-7862 or email: peggy.horton@matsugov.us.  Written comments can be 
mailed to MSB Development Services Division, 350 E. Dahlia Avenue, Palmer, AK 99645.   
 
The public may provide verbal testimony in person at the meeting or telephonically by calling 1-
855-290-3803.  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 the 
definition of “interested party.”  The procedures governing appeals to the Board of Adjustment 
and Appeals are contained in MSB 15.39.010-250, which is available on the Borough home page:  
www.matsugov.us, in the Borough Clerk’s office, and at various libraries within the borough.  
 
Written comments are due on or before April 15, 2022, and will be included in the Planning 
Commission packet for the Commissioner’s review and information.  Please be advised that 
comments received from the public after that date will not be included in the staff report, but 
will be provided to the Commission at the meeting.   
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Peggy Horton

From: Matt Gittlein <mattgittlein59@hotmail.com>
Sent: Thursday, February 3, 2022 10:05 AM
To: Peggy Horton; Tim Alley
Subject: Re: Scanned image from 2-2 submittal for VCS #4

[EXTERNAL EMAIL - CAUTION: Do not open unexpected attachments or links.]  
Peggy,  
 
That has to do with site lighting.  It shows where and how much candle foot power each exterior light 
produces.  Let me know if you want further clarification and I can have my electrical engineer respond.  
 
Matt Gittlein 
Valley Country Store & Fuel 
907‐841‐5666 

From: Peggy Horton <Peggy.Horton@matsugov.us> 
Sent: Thursday, February 3, 2022 9:58 AM 
To: Tim Alley <talley@tbcak.com>; Matt Gittlein <mattgittlein59@hotmail.com> 
Subject: Scanned image from 2‐2 submittal for VCS #4  
  
Good Morning, 
 
Matt, you dropped this off with the rest of the submittal docs for VCS #4 yesterday.  Can anyone tell me what this is and 
why it's applicable? 
 
Thanks, 
 
Peggy Horton 
Matanuska-Susitna Borough 
Development Services Division 
Planner II 
907-861-7862 
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High Volume Driveway Permit Review   updated April 22, 2022 
Jamie Taylor 

Page 1 of 2 
 

Submittal Item Associated code Standard  
11.12.040(A)(2)    
(a) Street being accessed   S Trunk Road 

Functional classification   Minor Arterial 
Posted speed limit   45 mph 
Surface type   Asphalt 

(b) Driveway dimensions    
Landing slope 11.12.050(A)(3) -2% Not specified 
Landing length 11.12.050(A)(4) 10 – 30 feet Not specified 
Landing angle 11.12.050(A)(5) >= 60 degrees Looks close to 90 degrees 
Fill or cut slope grades 11.12.050(A)(6) 2:1 max or designed 

by engineer 
Contours shown, but grades not specified 

Corner clearance 11.12.050(A)(11) >= 60 feet N/A 
Edge clearance 11.12.050(A)(12) >= 20 feet, or curve 

return radius if larger 
S d/w: >> 20 feet 
N d/w: N/A because shared d/w 

Width 11.12.070(A)(3)(a)&(b) 24 – 35 feet 24 feet 
Curve return radii 11.12.070(A)(3)(c)&(d) >= 20 feet Not specified 
Driveway spacing 11.12.070(A)(8) 300 feet 

600 feet 
300 feet 

Gateway Drive to S d/w: 444 feet 
S d/w to N d/w: 283 feet 
N d/w to 2533 S Trunk: 500 feet 

(c) Pathway or sidewalk dimensions   11 feet wide 
Curb cuts 11.12.050(A)(14)  N/A 
ADA requirements 11.12.050(A)(15)  Detectable warning tiles look intact 
Relocate in front of stop bar 11.12.070(B)(3)  Done 

(d) Culvert    
Type 11.12.050(A)(7) CMP, 16 gauge Not specified 
Diameter 11.12.050(A)(7) 

11.12.070(A)(2) 
 
18 inch 

 
36 inch 

Stream crossing? 11.12.050(A)(7)(b)  N/A 
Length 11.12.050(A)(8)(a)  S d/w: 45 feet 

N d/w: 40 feet 
Slope 11.12.050(A)(8)(b) >=0.5% Not specified 
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High Volume Driveway Permit Review   updated April 22, 2022 
Jamie Taylor 

Page 2 of 2 
 

Set back 11.12.050(A)(8)(c) 0 – 6 feet from ditch 
line 

0 feet 

End sections 11.12.070(A)(2)  Not specified 
(e) Expected completion date   Existing 
(f) Driveway surface type   Asphalt 

Paved apron? 11.12.070(A)(6) >=20 feet OK 
(g) Proposed land use   Gas station, convenience store & coffee kiosk 
(h) Estimated traffic    

Peak hour   239* 
Average daily   3974-4341 
Trip generation rate used 11.12.040(A)(2)(h)(i)-(iii)  ITE trip generation rates identified in TIA* 

11.12.040(A)(3) >10 vph    
(a) Design vehicle 11.12.020  Not specified 
(b) Driveway sight triangles 11.12.050(A)(9) varies Not provided 
(c) Driveway plan & profile 11.12.070(A)(1)  Not provided  

Stop sign & stop bar 11.12.070(B)(3) Required for 
driveways that access 
parcels that generate 
more than 50 vehicle 
trips in the peak hour 

Not specified 

11.12.040(A)(4) >50 vph    
Turn lane warrants 11.12.070(B)(4)&(5)  Not provided 

11.12.040(A)(5) >100 vph    
Traffic Impact Analysis 11.12.080  Submitted (comments in email) 
Traffic Impact Mitigation 11.12.090  Likely not applicable 
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Memorandum 

 

THE BOUTET COMPANY, INC. 

Date: May 4, 2022

 
1508 E. Bogard Rd. #7 
Wasilla, AK 99654 

 
Tel: (907) 522-6776   
Fax: (907) 522-6779 
e-mail: talley@tbcak.com

 

To:  Peggy Horton 
 Planner II 
 Matanuska-Susitna Borough 
 
From:  Tim Alley, PE 
 Project Manager 
 The Boutet Company, Inc 
 

Subject: Valley Country Store 4 
 Stormwater Runoff Analysis 
 
 

 
 
 
 

 
 

Introduction 
 
This Stormwater Runoff Analysis was prepared in support of the stormwater treatment 
methods constructed for the proposed development located at 3068 S. Trunk Road, 
Palmer, Alaska.  
 
Project Description and Location 
 
KG Enterprises, LLC (KGE) proposes to construct a convenience store with gas pumps 
at 3068 South Trunk Road (STR) approximately 1,500 feet south of the roundabout 
intersection with East Fireweed Road in Palmer, Alaska; more specifically, the project 
would be located Happy Valley Subdivision Lot 1B. 
 
KGE is constructing a convenience store consisting of a 4,467 square foot structure and 
four (4) fuel pumps (eight (8) fueling positions). These improvements would be 
constructed within a 75,000 square foot paved apron that would also accommodate 
traffic circulation, parking, loading and fuel storage.  Attached is an overall site plan for 
the proposed development. 
 
 
Pre-development Site Conditions 
 
As indicated the aerial image below (acquired in 2021), the site has been cleared and 
was utilized for truck and trailer parking prior to development. Existing vegetation was 
sparce, consisting of grasses and small growth trees primarily cottonwood and birch. 
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The topography is relatively flat. Natural drainage is from northwest to southeast toward 
the STR.  
 

 
 
The project location is subject to a 2-year, 24-hour storm event of 1.26 inches and a 10-
year, 24-hour storm event is 1.83 inches of precipitation. This information was gathered 
from closest weather station and reported on the National Oceanic and Aeronautic 
Administration’s (NOAA) website. 
 
Post Development Conditions 
 
The Development is a convenience store consisting of a 4,467 square foot structure and 
four (4) fuel pumps with covered fueling positions. These improvements would be 
constructed within a 75,000 square foot paved apron that would also accommodate 
traffic circulation, parking, loading and fuel storage.  
 
To most effectively treat stormwater runoff the development is divided into five drainage 
areas. The majority of runoff from the north and east portion of the site will drain to a 
retention basin to the greatest extent possible. With the rest of the drainage draining to 
the south and west from the building. This drainage will percolate into the existing gravel 
surfaces outside of the pavement footprint. The retention basin will also capture any 
protentional spills from the fueling area to prevent contaminated runoff leaving the site. 
See attached Drainage Area Exhibit. The retention basin cross-section will be 16’ wide 
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with +/- 4:1 slopes for a maximum depth of 2 feet and average depth of 1 foot and if 
over topped will drain at the southern end into ROW. 
 

Area 
ID 

Area 
(Ac) 

2yr/24hr 
event (in) 

10yr/24hr 
event (in) 

Flow Rate 5 min 
intensity 
(CFS) 

Daily Discharge 
(CF) 

2yr/24hr 2yr/24hr 10yr/24hr 
1 1.08 1.26 1.83 0.81 4,954 7,195 

 
Retention ID Area (SF) Depth (Ft) Volume (CF) 

1 3,538 1(Avg) 3,538 
    

Percolation Rate Area CFS(perc) CF per hour 
1in/hr 3,538 0.98 295 

 
The site was designed to separate standard pavement and roof runoff from being 
contaminated by any incidental spills in the fueling and fuel storage tank areas. 
Stormwater runoff from area 1 sheet flows to a dedicated retention basin constructed 
along the east side of the pavement area. The retention areas were maximized to 
collect as much of the stormwater via overland sheet flow rather than concentrating the 
drainage prior to entering the retention areas. While the retention area cannot fully 
contain the 2yr/24hr rain event, applying the percolation rate of the soils stormwater will 
percolate into the pond faster than the maximum 5-minute intensity of the 2yr/24hr 
storm event. The 5-minute intensity of the 10yr/24 hr event was not analyzed. The 
existing soils are low density silty gravels (GM). A percolation rate of 1 in/hour was 
estimated as the worst-case scenario based on visual observation of the soils which is 
expected with high density silty gravels. 
 
Conclusions 
 

1. The development has been constructed using industry standard for stormwater 
retention and treatment. 

2. The retention basin will percolate stormwater higher than the peak intensity of the 
2yr/24hr storm.  

3. The basin can retain/treat the 10yr/24hr storm provided the intensity does not 
exceed the percolation rate of the soils. 

4. The retention basin exceeds the criteria for stormwater treatment as required by 
the Municipality of Anchorage Stormwater Manual.  
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COMMENTS 
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Agency Comments 
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Peggy Horton

From: Matt Gittlein <mattgittlein59@hotmail.com>
Sent: Friday, April 22, 2022 10:37 AM
To: Peggy Horton
Cc: Tim Alley; Hans Hill
Subject: Re: VCS #4 questions

[EXTERNAL EMAIL - CAUTION: Do not open unexpected attachments or links.]  
Peggy,  
 

1. The convenience store and gas pumps will be open 24 hours.   That was not asked anywhere in the 
Core Area application that I saw.  We ran into this same issue the last time we did this.  If this is 
information that is required for the Core Area application, I would suggest they add that question to 
the application in the future.   

2. Staff will be using the parking area as well as parking in the rear of the building, or parking in the 
vacant lot to the south.    

Hopefully Tim will be able to get you some answers on the driveway issues and other questions early next 
week.   
 
Matt Gittlein 
Valley Country Store & Fuel 
907‐841‐5666 

From: Peggy Horton <Peggy.Horton@matsugov.us> 
Sent: Friday, April 22, 2022 9:44 AM 
To: 'Matt Gittlein' <mattgittlein59@hotmail.com> 
Cc: 'Tim Alley' <talley@tbcak.com> 
Subject: VCS #4 questions  
  
Good Morning, 
  
I’m writing the staff report and have a couple questions.   

1.    What are the proposed hours of operation for the convenience market?  Same as the package store? 
2.    In the application, you stated that all the parking spaces will be available for the liquor store 

customers.  Are the employees going to park elsewhere? 
  

Note: Jamie Taylor hasn’t heard from Tim Alley after contacting him about our collective questions in 
March.  The permit center has not received the information for the driveway permits either.  Time is swiftly 
ticking away.  The staff report for the public hearing is due within a week.   
  

  
Thank you, 
  
Peggy Horton 
Matanuska‐Susitna Borough 
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Development Services Division 
Planner II 
907‐861‐7862 
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Peggy Horton

From: Jamie Taylor
Sent: Friday, April 22, 2022 2:31 PM
To: Tim Alley
Cc: Peggy Horton; Michelle Olsen; Brad Sworts; Andy Dean
Subject: Valley Country Store/Trunk Road
Attachments: D28450 Driveway Review 2022.04.22 update.pdf

Hi Tim – 
 
Here is the written summary of my comments that we discussed a few weeks ago. 
 
Driveway permit comments: 
1. The landing slope, length, curve return radii, and cut/fill slopes are not specified in the permit application. The 

construction plans submitted for the original driveway permits shows standard plan & profile design information 
with a range of allowable landing slopes, but since these driveways are existing the actual dimensions and slopes 
should be given.  

2. 11.12.070(A)(8)(f) allows for reduced spacing for a variety of reasons when recommended by the engineer and 
approved by the Borough. The TBC memo dated 11/2/2021 regarding driveway spacing does not identify any of the 
reasons listed in 11.12.070(A)(8)(f) as the basis for recommendation of approval for reduced spacing. 

3. What is the culvert gauge and slope? End sections are required per 11.12.070(A)(2). 
4. What is the design vehicle? 
5. Submit plan showing driveway sight triangles. The design vehicle will determine the minimum sight distance. 
6. Submit a plan & profile showing asbuilt conditions with information in comment #1. Also show stop signs and 

painted stop bars. 
7. Provide turn lane warrants per 11.12.070(B)(4)&(5) 
 
TIA comments: 
Page 2                   Required sight distance listed does not account for a design vehicle other than a passenger vehicle. I 

assume the design vehicle is a tank truck, for which AASHTO requires 695/765 feet of sight distance. 
(Perhaps fuel trucks could be restricted to exiting from the north driveway only.) 

Page 4                   That AADT count is from 2019. There is 2020 data, but I recommend still using the 2019 data because 
the 2020 data is likely skewed due to COVID shut downs. 

Page 6                   Add discussion of accident history. 
Page 7                   The projected traffic discussion should include ALL uses within the properties using the driveways and 

the assumptions used in determining the peak hour traffic volume. 
Pages 7‐9             The PM base traffic flow is 229 (2021)/286 (2032), which is more than the ITETG estimate of 158 for 

pass‐by traffic. I agree that the pass‐by traffic estimate is probably high, though. What percentage of 
new trips come from and return to the north and what percentage come from and return to the south? I 
would guess a higher percentage of new trips will come from the north/Parks Highway which doesn’t 
seem to be reflected in the turning movement estimates and also will skew the existing 55/45 peak hour 
traffic flow split. 

Page 10                 Other Planned Developments: 89 lots have been created in the View Pointe at the Ranch subdivision 
since late 2020, which has potentially increased the traffic on S Trunk more than 2% per year for the last 
two years. 

Page 10                 LOS is listed for the driveway intersections, but not the road segments themselves. 11.12.080(A)(5)(b) 
segments of roadways between intersections where total traffic is expected to increase, as a result of 
the proposed development, by at least five percent of the segments’ capacity. Discuss whether this 
criteria will be met and include LOS analysis if so. 
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Page 11                 The TIA previously stated 67% of the 239 trips generated by the site would be new trips (160). If more 
than 60% of these new trips come from and return to the north, ADOT/PF’s threshold of 100 new trips is 
met. 

Page 12                 The second recommendation is not clear. Show if turn lanes are warranted per the two publications 
listed in 11.12.070(B)(4)&(5). 

 
 
CUP comments: 
A. More information is needed about the detention pond – what storm event it is sized for, contours or spot elevations 

showing how deep it is, how the impervious areas are graded to the detention basin, where overflow will go, and 
how overflow will be treated (for example with a grass filter strip). One of the grading and drainage plans submitted 
has contours but they do not seem to reflect what is currently constructed (it shows the north driveway slopes to 
Trunk Road at 10%, but it is actually relatively flat). 

B. Traffic flow diagram does not show traffic flow to the coffee kiosk, this is important in regards to vehicle and 
pedestrian conflicts. 

 
Let me know if you have any questions. 
 

Jamie Taylor, PE (she/her) 
Civil Engineer 
Matanuska‐Susitna Borough 
Department of Public Works 
t: 907‐861‐7765  c: 907‐355‐9810 
jamie.taylor@matsugov.us 
http://www.matsugov.us/ 
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 By: Peggy Horton 

 Introduced: May 2, 2022 

 Public Hearing: May 16, 2022 

 Action:  

 

MATANUSKA-SUSITNA BOROUGH 

PLANNING COMMISSION RESOLUTION NO. 22-10 

 

A RESOLUTION OF THE MATANUSKA-SUSITNA BOROUGH PLANNING COMMISSION 

APPROVING A CONDITIONAL USE PERMIT TO OPERATE A CONVENIENCE MARKET 

WITH GAS PUMPS AND AN ALCOHOLIC BEVERAGE PACKAGE STORE WITHIN THE 

CORE AREA, AT 3068 SOUTH TRUNK ROAD, TAX ID# 8150000L001B; LOCATED 

WITHIN TOWNSHIP 17 NORTH, RANGE 1 EAST, SECTION 16, SEWARD 

MERIDIAN. 

WHEREAS, Matt Gittlein of KG Enterprises, LLC, submitted an 

application for a Core Area Conditional Use Permit to operate a 

convenience market with gas pumps and an alcoholic beverage package 

store at 3068 South Trunk Road, Tax ID# 8150000L001B; within 

Township 17 North, Range 1 East, Section 16, Seward Meridian; and 

WHEREAS, land uses to the east include a private airstrip, 

residential, and vacant land on large parcels ranging from 10 to 

51 acres.  South and further west of the subject lot is a partially 

developed 160-lot residential master plan development, with a 

community water system serving mostly one-half-acre lots.  The 

adjacent lot to the north and west is a 12-acre parcel, largely 

cleared of vegetation that includes a residence and commercial 

uses.  Further to the north are residential and commercial lots 

ranging in size from 0.8 to seven acres; and 

WHEREAS, the proposed use will access South Trunk Road; and 
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WHEREAS, South Trunk Road is classified as a minor arterial, 

which is capable of accommodating traffic generated by several 

commercial retail businesses; and 

WHEREAS, there is a mixture of industrial, residential, and 

commercial uses with frontage on South Trunk Road; and 

WHEREAS, according to the application material, the building 

is approximately 4,467 square feet in size, with the alcoholic 

beverage package store occupying approximately 1,167 square feet.  

The remainder of the building will be occupied by convenience 

market with gas pumps; and 

WHEREAS, according to the application material, the 

convenience market and gas pumps will be open 24 hours a day; and 

WHEREAS, the applicant provided an exterior lighting design 

plan with downward directed and shielded fixtures to mitigate light 

spillage onto nearby properties; and 

WHEREAS, the applicant constructed a six-foot tall chain-link 

fence with privacy slats along the south property boundary, and 

plans for landscaping with trees along the south and east sides of 

the property; and 

WHEREAS, the applicant is actively working with the Permit 

Center and Public Works Engineer to finalize the driveway permits; 

and 
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WHEREAS, the nearest school (Machetanz Elementary) is 

approximately 8,700 feet southwest of the site.  State regulations 

preclude package store licenses within 200 feet of a school; and 

WHEREAS, the Borough has no record of complaints filed under 

MSB 8.40 Liquor License Referrals, against any of the other Valley 

Country Store operations; and 

WHEREAS, the Alcohol and Marijuana Control Office (AMCO) has 

not suspended or revoked any alcohol licenses in the last 12 months 

relating to KG Enterprises, LLC; and 

WHEREAS, the applicant provided a Traffic Impact Analysis for 

the proposed use; and 

WHEREAS, the Traffic Impact Analysis indicates the proposed 

use will generate more than 100 vehicles during morning and 

afternoon peak hours; and 

WHEREAS, the Traffic Impact Analysis indicates the proposed 

use will generate less than 250 vehicles during morning and 

afternoon peak hours; and 

WHEREAS, the Traffic Impact Analysis makes the following 

findings/recommendations: 1) Approaches shall be permitted and 

constructed in accordance with MSB guidelines; 2) Because the 

posted speed limit is below 50 MPH and furthermore that peak hour 

site traffic volumes are less than 100 vehicles at both approaches, 

speed-change lanes are not required; 3) Because driveway sight 
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distances exceed minimum distances, no sight distance obstruction 

mitigation is required; and 

WHEREAS, according to the application material, the applicant 

will provide a retention basin constructed between the gas pumps 

and the eastern property line to capture any potential contaminated 

runoff leaving the site; and 

WHEREAS, the applicant submitted Matanuska-Susitna Borough 

Deputy Fire Marshal approved plan reviews for the store (#2022-

007), fuel tank or dispensing system (#2022-008), the fuel canopy 

(#2022-009), and the propane tank or dispensing system (#2022-

012), to ensure the development is in compliance with the 

applicable fire code; and 

WHEREAS, the subject parcel is approximately 3.01 acres in 

size; and 

WHEREAS, according to the application material, the structure 

is approximately 147.5 feet from the South Trunk Road right-of-

way, 294 feet from the south property line, 40 feet from the west 

property line, and 98.3 feet from the north property line; and 

WHEREAS, the closest residential structure is approximately 

350 feet south of the proposed use; and 

WHEREAS, according to the application material, the proposed 

alcoholic beverage package store will be located within the 

convenience market; and 
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WHEREAS, according to the application material, the proposed 

store design includes separate cashier counters for the alcoholic 

beverage package store and convenience market; and 

WHEREAS, the applicant has paved the area around the 

convenience market and fuel station, which will control the dust; 

and 

WHEREAS, the lighting design includes exterior lights mounted 

under the overhangs of the store, downward-directed lights in the 

fuel canopy, and 25-foot tall pole lights focusing on the driveways 

and various ancillary uses of the site; and 

WHEREAS, according to the application material, signs will be 

limited to a 36-foot tall lighted sign near the northern driveway, 

on the fuel canopy, and on the building itself; and 

WHEREAS, the applicant is not proposing any outdoor amplified 

sound activities; and 

WHEREAS, the operation must comply with the maximum 

permissible sound level limits allowed, per the requirements of 

MSB 8.52 – Noise, Amplified Sound and Vibration; and 

WHEREAS, the South Trunk Road extension was constructed in 

2017 to address increased development and growth south of the Parks 

Highway as well as traffic congestion; and 

WHEREAS, the project engineer determined the north and south 

driveway intersections with South Trunk Road have a Level of 

Service of A; and 
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WHEREAS, according to the site plan, the project will provide 

20 customer parking spaces; and 

WHEREAS, according to the site plan, the applicant will 

provide two customer parking spaces designated for persons with 

disabilities; and 

WHEREAS, there will be approximately one parking space for 

every 200 square feet of building floor area; and 

WHEREAS, the Matanuska-Susitna Borough Long Range 

Transportation Plan, was adopted in 2017 and lists Trunk Road at 

a Level of Service (LOS) of “C or better”; and 

WHEREAS, according to the application material, the gas pump 

canopy is approximately 77.5 feet from the South Trunk Road right-

of-way; and 

WHEREAS, all of the required site plans and operational 

information have been provided by the applicant. 

WHEREAS, the Planning Commission has reviewed this 

application with respect to applicable standards set forth in MSB 

17.61; and 

WHEREAS, the Planning Commission conducted a public hearing 

on May 16, 2022 on this matter. 

NOW, THEREFORE, BE IT RESOLVED, that the Matanuska-Susitna 

Borough Planning Commission hereby adopts the aforementioned 

findings of fact and makes the following conclusions of law 

supporting approval of Planning Commission Resolution 22-10: 
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1. The proposed use will preserve or not materially detract 

from the value, character and integrity of the 

surrounding area (MSB 17.61.070(B)(1)). 

2. The proposed use will not be harmful to the public 

health, safety, convenience, and welfare (MSB 

17.61.070(B)(2)). 

3. Sufficient setbacks, lot area, buffers or other 

safeguards are being provided (MSB 17.61.070(B)(3)). 

4. The proposed use will operate in accordance with the 

noise standards (MSB 17.61.080). 

5. The proposed use will not negatively affect the safe, 

efficient flow of traffic on any highway, arterial, 

collector or street from which access to and from the 

establishment is obtained (MSB 17.61.090(A)). 

6. The adjacent road segment and intersection are at an 

acceptable level of service (MSB 17.61.090(B)). 

7. Adequate parking will be provided (MSB 17.61.090(C)). 

8. The proposed use is compatible with and will not 

adversely affect the surrounding residential uses (MSB 

17.61.110(B)(1)). 

9. The proposed use will not adversely affect property 

values of surrounding areas (MSB 17.61.110(B)(2)). 
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10. The proposed use will not create unreasonable noise 

levels beyond the property of the proposed location (MSB 

17.61.110(B)(3)). 

11. The proposed use will not adversely affect the safe and 

efficient flow of traffic on any highway, arterial, 

collector, or street from which access to and from the 

business occurs (MSB 17.61.110(B)(4)). 

12. The proposed use will provide adequate off-street 

parking (MSB 17.61.110(B)(5)). 

13. Measures will be in place reduce any negative effect 

upon adjacent properties (MSB 17.61.110(B)(6)). 

14. The application material has met all of the purposes of 

this chapter (MSB 17.61.110(B)(7)). 

BE IT FURTHER RESOLVED, the Planning Commission finds this 

application does meet the standards of MSB 17.61 and does hereby 

approve the Core Area Conditional Use Permit to operate a 

convenience market with gas pumps and an alcoholic beverage package 

store, with the following conditions: 

1. The operation shall comply with all other applicable 

federal, state, and local regulations. 

2. All aspects of the operation shall comply with the 

description detailed in the application material and 

with the conditions of this permit.  An amendment to the 
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Conditional Use Permit shall be required prior to any 

expansion of the conditional use.  

3. The operation shall comply with the maximum permissible 

sound level limits allowed, per the requirements of MSB 

17.61.080 – Noise Standards and MSB 8.52 – Noise, 

Amplified Sound and Vibration. 

4. Prior to operation, obtain approved driveway permits for 

both driveway onto the site. 

5. Prior to operating, a copy of the approval issued by 

ADEC for the on-site septic system shall be provided to 

the MSB Development Services Division. 

6. Provide a copy of the approved State of Alaska package 

store license #1241, within 30 days of its issuance. 

ADOPTED by the Matanuska-Susitna Borough Planning Commission 

this ___ day of ______, 2022. 

 

 STAFFORD GLASHAN, Chair 

ATTEST  

  

KAROL RIESE, Planning Clerk  

(SEAL) 

 

YES:  

NO:  
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