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PLATTING BOARD

Ron Johnson, District 1
Brian Goodman, District 2
Eric Koan, District 3

Dan Bush, District 4
Michelle Traxler, District 5
Sandra Kreger, District 6
Alan Leonard, District 7
Vacant, Alternate A

Robert Hallford, Alternate B

February 15, 2024

Ways you can participate in Platting Board meetings:

IN PERSON

IN WRITING: You can submit written comments by email to platting@matsugov.us or by mail to
Matanuska-Susitna Borough, Platting Division, 350 E. Dahlia Avenue, Palmer, AK 99645

TELEPHONIC TESTIMONY: (Audio only)
(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 Wednesday 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.”
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.

OBSERVE: You can observe the meeting via the live stream video at:

https://www.facebook.com/MatSuBorough
Matanuska-Susitna Borough — YouTube

1. CALL TO ORDER

cawp

Roll Call and Determination of Quorum (by Secretary)
Pledge of Allegiance

Approval of Agenda

Elections


mailto:platting@matsugov.us
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(a) Chair
(b) Vice-Chair

. APPROVAL OF MINUTES

A. January 18, 2024

. AUDIENCE PARTICIPATION & PRESENTATIONS

A. PERSONS TO BE HEARD (Three minutes per person for Items not scheduled for public
hearing)

B. UNFINISHED BUSINESS
(None)

. RECONSIDERATIONS/APPEALS

(None)

. PUBLIC HEARINGS

A. SETTLERS BAY SOUTH (SLEV): The request is to create 53 lots, two tracts from Parcel #3,
created by Waiver Resolution #2000-80PWm, and vacate a 33’ wide section line easement on the
east boundary of the property to be known as Settlers Bay South, containing 76.66 acres +/-. Tract
B will be a green space tract to serve as separation on the eastern boundary of the proposed
subdivision. The property is located west of Cottonwood Creek, north of Settlers Bay Park, and
directly south and east of S. Knik Goose Bay Road (Tax ID # 16N02W04A008); within the NE
1/4 Section 04, Township 16 North, Range 02 West, Seward Meridian, Alaska. (Petitioner/Owner:
Olympic Investments, Inc., Staff: Matthew Goddard, Case #2023-094/095)

. ITEMS OF BUSINESS & MISCELLANEOUS

(None)

. PLATTING STAFF & OFFICER COMMENTS

A. Adjudicatory (if needed)
e Definition: Law. To hear and settle an issue or a question regarding code.
B. Platting Board Training — John Aschenbrenner, Deputy Attorney
C. Upcoming Platting Board Agenda Items (Staff: Fred Wagner & Clerk: Theresa Taranto)
e March 7, 2024, Platting Board Meeting; We have two cases on the agenda.
o Misty Meadows
o Mountain View Farms

. BOARD COMMENTS

. ADJOURNMENT
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STAFF REVIEW AND RECOMMENDATIONS
PUBLIC HEARING
FEBRUARY 15, 2024

PRELIMINARY PLAT: SETTLERS BAY SOUTH

LEGAL DESCRIPTION:  SEC 04, T16N, R02W, SEWARD MERIDIAN AK
PETITIONERS: OLYMPIC INVESTMENTS, INC.
SURVEYOR/ENGINEER: BULL MOOSE SURVEYING / HOLLER ENGINEERING
ACRES: 76.66 + PARCELS: 54

REVIEWED BY: MATTHEW GODDARD CASE: #2023-094 /095

REQUEST: The request is to create 53 lots, and two tracts from Parcel #3, created by Waiver
Resolution #2000-80PWm, and to vacate the 33’ wide section line easement along the east boundary of
the property to be known as SETTLERS BAY SOUTH, containing 76.66 acres +/-. Tract B will be a
green space tract to serve as separation on the eastern boundary of the proposed subdivision. The property
is located west of Cottonwood Creek, north of Settlers Bay Park, and directly south and east of S. Knik
Goose Bay Road; within the NE 1/4 Section 04, Township 16 North, Range 02 West, Seward Meridian,
Alaska.

EXHIBITS

Vicinity Map and Aerial Photos

BMS Letter of Reconsideration

Geotechnical Report

Proposed Water Service Design

Preliminary DNR M/L/W SLE Vacation Approval
Variance Application

Posting of Notice of Vacation

Public Comments from November 2, 2023 Hearing Date

AGENCY COMMENTS
ADOT&PF

ADF&G

USACE

MSB Department of Public Works
Development Services

Emergency Services

Utilities

EXHIBIT A -5 pgs
EXHIBIT B -2 pgs
EXHIBIT C - 32 pgs
EXHIBIT D - 5 pgs
EXHIBIT E - 7 pg
EXHIBIT F -2 pgs
EXHIBIT G - 15 pgs
EXHIBIT H -4 pgs

EXHIBIT I -2 pgs
EXHIBIT J-1 pg
EXHIBIT K- 1 pg
EXHIBITL -1 pg
EXHIBIT M -1 pg
EXHIBIT N-1 pg
EXHIBIT O -5 pgs

DISCUSSION: The proposed Settlers Bay South subdivision was continued from the November 2, 2023
Platting Board to allow the petitioner time to address concerns brought forward from the public. The

Settlers Bay South Page 1 of 7
2023-094 /095 02/15/2024
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proposed subdivision is creating 53 lots and two tracts and vacating a 33’ wide section line easement on the
east boundary of the property. Proposed Tract B is to be dedicated as an open space green belt. Lot sizes
will be between 17,768 sf and 64,565 sf. Proposed Tract A will be 43.01 acres and Tract B will be 30,014
square feet. Per MSB 43.20.281(E)(1) the minimum individual lot area may be reduced up to 25% by the
dedication of an equal area of usable open space within the subdivision. The proposed open space will allow
for the reduction of Lots 2 through 13, Block 3 below the minimum required 20,000 square feet. Preliminary
approval for the section line easement vacation from the State of Alaska Department of Natural Resources
Division of Mining, Land, & Water has been obtained and can be seen at Exhibit E. All lots will take access
from the proposed internal streets. W. Ohlson Drive and S. Calista Drive will need to be upgraded/certified
to Residential Subcollector standard (Recommendation #4). The petitioner is requesting a variance from
MSB 43.20.140 Physical Access, as the curve radius of S. Calista Drive will not meet the requirements of
aresidential Subcollector street. The variance application and answers to criteria A-C can be seen at Exhibit
F.

The proposed Settlers Bay South subdivision will utilize a community water system, per MSB
43.20.281(A)(2) Lots containing at least 20,000 square feet but les than 40,000 square feet must be serviced
by an approved municipal or community water or municipal or community septic system. The platting
authority may approve lots having at least 20,000 square feet, provided each lot is serviced by an approved
municipal or community water system or municipal or community wastewater system....

The petitioner has provided proof of posting for the proposed Section Line Easement Vacation (SLEV),
this can be found at Exhibit G.

Access: Legal and physical access to the proposed lots are required pursuant to MSB 43.20.100 Access
Required, MSB 43.20.120 Legal Access and MSB 43.20.140 Physical Access. Access requirements will
be met once interior streets and cul-de-sacs are constructed.

Soils Report: A geotechnical report was submitted (Exhibit C), pursuant to MSB 43.20.281(A). Curtis
Holler, PE, notes that the soils investigation included 16 new test holes, monitoring groundwater levels,
review of existing proximate test holes, review of the available topography contours, review of aerial
imagery and other observations at the site. The parcel is split by Crocker Creek, within a low wide valley.
The portion north and west of the creek has a high plateau area along S. Knik Goose Bay Road, with a steep
substantial drop off to the lower ground along the creek. The large steep bluff area was the only portion
with steep slopes exceeding 25%. The total elevation differential indicated on the provided topographic
mapping is approximately 130°, and around 38’ for the portion southeast of the creek.

Groundwater was encountered in 5 test holes dug on 4/1/2021 or 4/2/2021. These test holes were fitted with
monitor pipes and measured on 5/10/2021. Groundwater was found in test holes 7, 10, 11, 12, & 13, with
levels of 4.2°,7.3°, 4.3, 4.6°, &5.1° respectively.

The proposed lots have a few limitations on areas defined by MSB code as useable septic area or useable
building area. Useable septic areas will be limited by lot lines, easements, setbacks to surface water, areas
with shallow groundwater, steep areas, and related setbacks. For useable building area, lot lines, utility
easements, and ROW/PUE setbacks will be limiting factors. Except as detailed below, each of the proposed
lots will have adequate unencumbered area meeting code requirements.

Based on the available soils and water table information, topography, MSB Title 43 Code definitions and
observations at the site, each of the new proposed lots labeled 1-11 block 1, lots 1, & 4-8 block 2, and 3-34
block 3, will contain over 10,000 square feet of contiguous usable septic area, and an additional 10,000
square feet of useable building area. The proposed Tract A contains more than 400,000 square feet of area
and does not require verification. Lots 1 & 2, Block 3, and Lot 2 & 3, Block 2 will each require the creation

Settlers Bay South Page 2 of 7
2023-094 /095 02/15/2024
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of additional useable septic area by constructing fill pads; alternately lot lines may be removed so the lots
are absorbed or combined as required to meet the area standard. The useable area determination assumes
the removal of an existing section line easement along the east boarder of the project site.

Platting staff notes that an updated soils report will be required once regrading has been completed
(Recommendation #5). All proposed lots will need to have the minimum 10,000 square feet of
unencumbered building area and an additional 10,000 square feet of unencumbered contiguous useable
septic area verified prior to recordation.

Topographic map and asbuilt are shown on the agenda plat. Drainage Plan and test hole location map at
Exhibit B-3. Average Daily Traffic (ADT) Calculations are at Exhibit B-32.

Proposed Water System Design: A proposed Main and service water line drawing was provided and is
seen at Exhibit D.

DNR Preliminary SLE Vacation Approval: The petitioner has provided preliminary approval from DNR
Division of Mining, Land and Water for the vacation of the section line easement as seen at Exhibit E.

Variance Application: The petitioner has submitted a variance application pursuant to MSB 43.15.075
with supporting criteria A-C answered (Exhibit F). The request is from MSB 43.20.140 Physical access.
S. Calista Drive from W. Ohlson Drive to S. Settlers Bay Drive will need to be upgraded to Residential
Subcollector standards. The curve will not meet the SCM Residential Subcollector standards for curve
radius. The existing curve bordering Tract G is 200’. Per the 2022 SCM Table A-1, the minimum allowed
radius is 275°.

Variance application criteria A-C with Petitioner answers:

Bull Moose Surveying and Olympic Investments are asking the Matanuska Susitna Borough Platting Board
to grant a variance from MSB 43.20.140 Physical Access for this subdivision.

A. The granting of the variance shall not be detrimental to the public health, safety or welfare, or
injurious to adjacent property: and
S. Calista Drive in Settlers Bay Subdivision, Unit No. 2 was dedicated and built in 1975 under
different Subdivision Construction standards. The road itself is built to Residential Subcollector
standards with a pavement width of at least 20’ and total width with gravel shoulders greater than
24ft and a current posted speed of 25 MPH. The problem is the dedicated centerline curve between
Tracts B-2 & G has a 200ft radius, smaller than the 350ft (or 275ft with DPW approval) required
in the 2022 Mat-Su Borough Subdivision Construction Manual (SCM). Granting this variance will
not change the current public or emergency access and so won't be detrimental or injurious since
the road is already built to Residential Subcollector standards except for the centerline radius.

B. The variance request is based upon conditions of the property that are atypical to other properties:
and
All curves in Settlers Bay Subdivision are below the standards required by the current Subdivision
Construction Manual and so any developments attaching to Settlers Bay will require a physical
access variance due to atypical conditions.

C. Because of unusual physical surroundings, shape, or topographical conditions of the property for
which the variance is sought, or because of the taking of a part of the property through condemnation

Settlers Bay South Page 3 of 7
2023-094 / 095 02/15/2024
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or because of surrounding development or conditions, the strict application of MSB 43.20 shall
result in undue substantial hardship to the owner of the property.

This is a special case due to the age of surrounding development in Settlers Bay Subdivision and
would result in undue substantial hardship to the owner of the property to try and remedy the
substandard curve radius on S. Calista Drive if the strict application of MSB 43.20 is maintained,

Comments;

ADOT&PF (Exhibit I) has no objections to the plat, section line easement vacation, or variance.
ADOT&PF notes that no direct access shall be granted to Knik-Goose Bay Road. Platting Staff notes that
a plat note will be required stating that no direct access shall be granted to Knik-Goose Bay Road unless
otherwise authorized by the permitting authority (Recommendation #7).

DOT&PF recommends the petitioner dedicate a 10-foot pedestrian easement on the western side of the
eastern boundary of the section line easement.

ADF&G (Exhibit J) notes that Crocker Creek is catalogued as an anadromous water body. At this time a
fish habitat permit is not expected to be required unless there is construction that takes place in Tract A

which includes the modification to the bed or banks of Crocker Creek, equipment crossing, or water
withdrawal.

U.S. Army Corps of Engineers (Exhibit K) Notes that Department of the Army authorization is required if
anyone proposes to place dredged and/or fill material into the waters of the U.S., including wetlands and/or
perform work in navigable waters of the U.S.

MSB Department of Public Works (Exhibit L) does not object to the section line easement vacation. The
petitioner should update the soils report to state that the proposed open space on Tract B meets the definition
of usable open space area and is the proper size to offset the lot size reduction of Lots 2 through 13, Block
3. Platting Staff notes that an updated geotechnical report has been submitted since this comment has made
addressing the open space statement. This is seen at Exhibit C.

MSB Public Works is in support of the variance to geometrical standards provided that advanced warning
signs are installed prior to the intersection of S. Calista Drive and S. Settler’s Bay Drive. The type of sign
and location to be reviewed and approved by PD&E at the preconstruction meeting (Recommendation #4-
c).

Extend the drainage easements on Lots 1 and 2, Block 1 so they reach to the back lot line to the west
(Recommendation #4-d).

Calista Drive will need to be certified to residential subcollector standards according to the 2022 SCM
(Recommendation #4-g).

Reclaim the existing cul-de-sac on W. Borigo Drive prior to the end of the warranty of the extension
(Recommendation #4-h).

MSB Development Services (Exhibit M) has no comments.

Utilities: (Exhibit O) ENSTAR has no comments or recommendations. GCI has no comments or
objections to the plat. MEA did not respond. MTA has no comments.

Settlers Bay South Page 4 of 7
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Public:
Public Comments from the November 2, 2023 hearing can be found at Exhibit H.

A? the time of staff report write-up, there were no responses to the Request for Comments from DNR
Division of M/L/W; Community Council #16 Knik Fairview; Road Service Area #17 Knik; Fire Service
Area #130 Central Matsu; MSB Community Development, Assessments, or Planning; or MEA.

CONCLUSION: The preliminary plat of Settlers Bay South is consistent with AS 29.40.070 Platting
Regulations, MSB 43.15.016 Preliminary Plats, and MSB 43.15.075 Variance; Standards for Approval.
There were no objections from any federal or state agencies, Borough departments, or utilities. There were
four objections to the plat from the public in response to the Notice of Public Hearing for the November 2,
2023 public hearing, there were no public comments received in response to the notice of public hearing
for the February 15, 2024 hearing date. Legal and physical access will exist to the proposed lots, consistent
with MSB 43.20.100 Access Required, MSB 43.20.120 Legal Access and MSB 43.20.140 Physical Access.
Frontage for the subdivision will exist, pursuant to MSB 43.20.320 Frontage. A soils report was submitted,
pursuant to MSB 43.20.218(A)(1). A preliminary water system design was submitted pursuant to MSB
43.15.016(A)(6)(a).

FINDINGS OF FACT

1. The plat of Settlers Bay South is consistent with AS 29.40.070 Platting Regulations and MSB 43.15.016

Preliminary Plats.

A soils report was submitted, pursuant to MSB 43.20.281(A)(1).

An updated soils report will be required once all regrading has been completed.

A preliminary water system design was submitted pursuant to MSB 43.15.016(A)(6)(a).

Lots will have the required frontage pursuant to MSB 43.20.320.

At the time of staff report write-up, there were no responses to the Request for Comments from DNR

Division of M/L/W; Community Council #16 Knik Fairview; Road Service Area #17 Knik; Fire Service

Area #130 Central Matsu; MSB Community Development, Assessments, or Planning; or MEA.

7. There were no objections from any federal or state agencies, Borough departments, or utilities.

8. At the time of staff report write up there were no new objections from the public in response to the
Notice of Public Hearing. There were four objections received from the public for the November 2,
2023, hearing date.

9. Crocker Creek is catalogued as an anadromous water body, any development of Tract A which includes
the modification to the bed or banks of Crocker Creek, equipment crossing, or water withdrawal will
require a permit from ADF&G.

10. Per ADOT&PF no direct access shall be granted to S. Knik-Goose Bay Road.

11. Proposed lots 2 through 13, Block 3 are less than 20,000 square feet in size, per MSB 43.20.281(E)(1)
the minimum individual lot area may be reduced up to 25 percent by the dedication of an equal area of
usable open space within the subdivision. The overall sizes of these lots are not reduced more than the
allowable 25 percent.

12. The petitioner has submitted a variance application pursuant to MSB 43.15.075 with supporting criteria
A-C answered (Exhibit E). The request is from MSB 43.20.140 Physical access. S. Calista Drive from
W. Ohlson Drive to S. Settlers Bay Drive will need to be upgraded to Residential Subcollector standards.

IR o

Settlers Bay South Page 5 of 7
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The curve will not meet the SCM Residential Subcollector standards for curve radius. The existing
curve boardering Tract G is 200°. Per the 2022 SCM Table A-1, the minimum allowed radius is 275°.

Variance application criteria A-C with Petitioner answers:

Bull Moose Surveying and Olympic Investments are asking the Matanuska Susitna Borough Platting Board
to grant a variance from MSB 43.20.140 Physical Access for this subdivision.

A. The granting of the variance shall not be detrimental to the public health, safety or welfare, or

injurious to adjacent property: and

S. Calista Drive in Settlers Bay Subdivision, Unit No. 2 was dedicated and built in 1975 under
different Subdivision Construction standards. The road itself is built to Residential Subcollector
standards with a pavement width of at least 20’ and total width with gravel shoulders greater than
24ft and a current posted speed of 25 MPH. The problem is the dedicated centerline curve between
Tracts B-2 & G has a 200ft radius, smaller than the 350ft (or 275t with DPW approval) required
in the 2022 Mat-Su Borough Subdivision Construction Manual (SCM). Granting this variance will
not change the current public or emergency access and so won't be detrimental or injurious since
the road is already built to Residential Subcollector standards except for the centerline radius.

. The variance request is based upon conditions of the property that are atypical to other properties:

and

All curves in Settlers Bay Subdivision are below the standards required by the current Subdivision
Construction Manual and so any developments attaching to Settlers Bay will require a physical
access variance due to atypical conditions.

. Because of unusual physical surroundings, shape, or topographical conditions of the property for

which the variance is sought, or because of the taking of a part of the property through condemnation
or because of surrounding development or conditions, the strict application of MSB 43.20 shall
result in undue substantial hardship to the owner of the property.

This is a special case due to the age of surrounding development in Settlers Bay Subdivision and
would result in undue substantial hardship to the owner of the property to try and remedy the
substandard curve radius on S. Calista Drive if the strict application of MSB 43.20 is maintained.

RECOMMENDATIONS OF CONDITIONS OF APPROVAL

Suggested motion: I move to approve the variance request from MSB 43.20.140 Physical Access, the
vacation of the section line easement, and the preliminary plat of Settlers Bay South, Section 04,
Township 16 North, Range 02 West, Seward Meridian, Alaska, contingent on staff recommendations

1. Taxes and special assessments must be paid in full for the year of recording, pursuant to MSB
43.15.053(F) and AS 40.15.020. Pay taxes and special assessments (LIDs), by CERTIFIED FUNDS
OR CASH.

2. Provide updated Certificate to Plat executed within seven (7) days of recording of plat and submit
Beneficiary Affidavit for any holders of a beneficial interest.

3. Pay postage and advertising fees.

4. Construct interior street and cul-de-sac MSB residential street standards, construct/certify W. Ohlson
Drive and S. Calista Drive to MSB residential Subcollector street standards according to the 2022
Subdivision Construction Manual (SCM):

a) Submit drainage report and construction plans to DPW for approval per SCM F01.2;

Settlers Bay South Page 6 of 7

2023-094 /095 02/15/2024



7.

8.
9.

b)

d)

€)

g)
h)

),
k)

Platting Board Packet - February 15, 2024
Page 11 of 97

Arrange preconstruction conference with DPW per SCM F01.3, sign Subdivision Construction
Plan, pay inspection fee, and obtain Notice to Proceed from Platting staff;

Install advanced warning signs prior to the intersection of Calista and Settler’s Bay Drive. Type of
sign and location to be reviewed and approved by PD&E at the Preconstruction Conference.
Extend the drainage easements on Lots 1 and 2, Block 1 to reach the back lot line to the west per
PD&E’s instructions.

Construct interior streets and cul-de-sacs to Residential Street standard according to the SCM.
Upgrade/Certify W. Ohlson Drive from the intersection of the proposed S. Olympic Drive to S.
Calista Drive to MSB residential subcollector street standard according to the SCM.
Upgrade/Certify S. Calista Drive from W. Ohlson Drive to S. Settlers Bay Drive to MSB
residential subcollector street standard according to the SCM.

Reclaim the existing cul-de-sac on W. Borigo Drive, per PD&E’s instructions to be discussed at
the pre-construction meeting.

Arrange Pre-Final and Final Inspections with DPW per SCM F01.6 and F01.7, submit Final
Report to Platting per FO1.8, and obtain Certificate of Construction Acceptance from DPW per
FO01.9;

Submit as-built of streets and drainage improvements once construction is complete; and

Obtain approval of street names from Platting Assistant.

Provide an updated geotechnical report once all reverification/regrading has been completed showing
that all lots contain the minimum required 10,000 square feet of useable building area and 10,000 square
feet of contiguous useable septic area.

Per MSB 43.15.049(1), construct the water lines, provide as-built drawing of the water system, and
provide ADEC certificate to operate for the water system extension prior to recordation.

Add a plat note stating that no direct access shall be granted to Knik-Goose Bay Road unless otherwise
authorized by the permitting authority.

Obtain approval of the vacation from the Assembly within 30 days of written decision.

Show all easements of record on final plat.

10. Submit recording fees, payable to Department of Natural Resources (DNR).

11. Submit plat in full compliance with Title 43.

Settlers Bay South Page 7 of 7
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Bull Moose Surveying LLC

Tim & Sara Carmen, Owners

Owen T. Dicks, P.L.S.
200 E. Hygrade Lane
Wasilla, Alaska 99654

Phone 907.357.6957
Email: office@bullmoosesurveying.com

SETTLERS BAY SOUTH
RECONSIDERATION

Date: December 16, 2023
To: Fred Wagner, PLS - Platting Officer

Subject: Vacation of Section Line Easement and Open Space Dedication (M.S.B.
43.15.035, 43.15.040 & 43.20.281)

At the November 2, 2023 Platting Board Meeting several members of the public
brought up opposition to the vacation of the section line easement this subdivision is
requesting. With only four Platting Board members present and discussion by Platting
Board members about the public concerns, we determined it would be best to ask for a
reconsideration to explore possible solutions for the concerns brought up by members of
the public and further discussed by the present Platting Board members.

We have revised the preliminary plat for Settlers Bay South Subdivision to
provide what we think is the best solution for our client and the neighbors in Settlers Bay
Subdivision, Unit No. 2 (Plat # 77-17). This is accomplished by providing an “Open
Space” or a “greenbelt” between our subdivision and the existing subdivision. We are
still requesting the section line easement be vacated with this action. Open Space Tract B
takes the place of the section line easement for separation of the two subdivisions. This
specifically benefits both subdivisions from vacation of the section line easement by
decreasing the building setbacks for Lots 7-18, Block 12 and Tract F of Settlers Bay
Subdivision, Unit No. 2 (Plat # 77-17) from 25ft to 10ft. This benefits specifically the
property owners of Lot 15A and Lot 18 who both have buildings inside the 25ft building
setback (see revised preliminary plat).

This subdivision complies with Alaska Statutes for section line easement
vacations, as found by the Department of Natural Resources approval letter 4/21/2023
which is attached to this letter. This subdivision also complies with Borough Code and
specifically portions 43.15.035 Vacations, 43.15.040 Section Line and State Recognized
RS-2477 Easement Vacations and 43.20.281(E) Open Space Incentive. There were no
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objections to the vacation of the section line easement from the State of Alaska Dept. Of
Transportation, other public departments or utility companies.

We have listened to the concerns of the public and discussion by the Platting
Board from the November 2" meeting and propose this solution that allows our
subdivision to move forward with the least impact and best benefit for all parties.

Respectfully,

D &L

Owen T. Dicks, P.L.S.
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Water, Wastewater & Soils Consulting 3375 n sams Dr. Wasilla, Alaska 99654 « 376-0410

January 18, 2024

Fred Wagner

MSB Platting Officer MW AT TN
350 East Dahlia Avenue

Palmer, Alaska 99645

Re: Settlers Bay South; Useable Areas, Roads, and Drainage. HE #20133
Dear Mr. Wagner:

At the request of the project owner, we have performed a soils review and related preliminary
design work for the referenced proposed subdivision. The project will create 53 new lots and
a large remainder tract from one existing parcel totaling approximately 78 acres. Due to the
recent addition of a greenbelt, the lots will be a minimum of 17,768 ft2 and served by
community water. Our soils evaluation included logging 16 new testholes, monitoring
groundwater levels, review of existing proximate testholes, review of the available
topography contours, review of aerial imagery and our other observations at the site. See the
attached testhole location and topography map for details.

Topography. The project site forms a north-south oriented near rectangle shape west of W.
Ohlson Drive and southeast of S. Knik Goose Bay Road. The parcel is split by Crocker
Creek, within a low wide valley. The portion north and west of the creek has a high plateau
area along S. Knik Goose Bay Road, with a step substantial drop off to the lower ground
along the creek. The large steep bluff area was the only portion with steep slopes exceeding
25%, as shown on the attached sketch. The total elevation differential indicated from the
provided topo- graphical map is approximately 130°, and around 38 for the portion southeast
of the creek alone.

Soils & Vegetation. The parent parcel remains mostly in its native or near native state with
little to no development aside from speculative clearing for the future right of way. Existing
native vegetation consists primarily of tall grasses interspersed between clusters of young and
mature birch and cottonwood trees with some sparse willow and young spruce trees
throughout. Sixteen testholes were dug to evaluate subsurface soils conditions. Near surface
soils typically included a thin organic mat over a layer of silty loess topsoils extending down
17 to 3°. Receiving soils under the topsoils were typically clean sands and gravels with the
exception of testholes 7 and 8 which contained some portion of silty sands and gravels
beneath a substantial layer of clean sands and gravels. A copy of each of the testhole logs,
and the location/topography map is attached.

Groundwater. Groundwater was encountered in 5 of the testholes which were dug on 4-01-
2021 or 4-02-2021, fitted with monitor pipes and measured on 5-10-2021. Groundwater was

1/18/2024 21019D Soils p.1/2
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found in testholes 7, 10, 11, 12, and 13, with levels of 4.2°, 7.3°. 4.3°.4.6". and 5.1°
respectively. Relatively shallow groundwater will be a limiting factor for areas on a few of
the proposed new lots, however each lot contains or can be graded to contain adequate
useable septic area. See the attached drawing for more details.

Useable Areas. The proposed lots have a few limitations on areas defined by MSB code as
useable septic area or useable building area. Useable septic areas will be limited by lotlines,
easements, setbacks to surface water, areas with shallow groundwater, steep areas, and
related setbacks. For useable building area, lotlines, utility easements, and ROW/PUE
setbacks will be limiting factors. Except as detailed below, each of the proposed lots will
have adequate unencumbered area meeting the code requirements. Based on the available
soils and water table information, topography, MSB Title 43 Code definitions, and our
observations at the site, each of the new proposed lots labeled 1-11 block 1, lots 1 and 4-8
block 2, and 3-34 block 3, will contain over 10,000 square feet of contiguous useable septic
area, and an additional 10,000 square feet of useable building area. Lots 1&2 block 3, and
lots 2& 3 block 2 will each require the creation of additional useable septic area by
constructing fill pads; alternately lotlines may be removed so the lots are absorbed or
combined as required to meet the area standard. Note that our useable area determination
assumes the removal of an existing section line easement along the east border of the project
site, and does not include area within the green space. The proposed Tract A contains more
than 400,000 square feet of area and does not require useable area verification. The new
Tract B appears to meet code requirements for open space, and exactly matches the area
taken from the now smaller lots which are adjacent to it. Useable septic area is shown for
Lots 1 — 13 Block 3 which were reduced in size.

Roads. Traffic and Drainage. The proposed master project will require the construction of
approximately 3,760° of new road, including two permanent cul-de-sac bulbs, and one
internal intersection. A portion of W. Ohlson Drive will need to be constructed within an
existing 50" right of way. An existing cul-de-sac on W. Borrigo Street will need to be de-
constructed as part of the road work. Sandy gravel materials adequate to construct the roads
can be mined from existing soils within some portions of the new right of way, mined from
some of the lots, or imported. A basic traffic analysis/lot count sketch is also attached.
Drainage along these new roads is addressed in the attached preliminary drainage plan, and
will include culverts, drainage basins, and infiltration structures. As always, the drainage
plan will be subject to field modification and improvement during construction, and a full
drainage report will be required prior to construction.

Public Water System. This design relies on a community water system; a conceptual design
for the water main and service locations is attached.

Please do not hesitate to call with any other questions you may have.

Sin ﬂ

Curtis Holler, PE

¢: Olympic Investments LLC, w/attachments
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Settlers Bay South Subdivision
Useable Area, Drainage, and Topography

HOLLER ENGINEERING
3375 N Sams Dr. Wasilla, Alaska 99654

1/18/24 [Job#20133  [Scale: 1"=125'
Notes })
1. Topois MSB 2011 2' LiDAR, not verified.
2. Locations of testholes approximate. v
3. Arrows denote apparent drainage patterns.
4. Hatched areas have slopes +25%. v/
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Settlers Bay South Subdivision
Useable Area, Drainage, and Topography

HOLLER ENGINEERING

3375 N Sams Dr. Wasilla, Alaska 99654
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1/18/24 [ Job #20133

[Scale: 1" = 175"

Notes
1. Topo is MSB 2011 2' LIDAR, not verified.
2. Locations of testholes approximate.

3. Arrows denote apparent drainage patterns.
4. Hatched areas have slopes +25%.
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Water, Wastewater & Soils Consulting 3375 n sams or. wasia, alaska 99654 » 376.0410

December 20, 2023

Fred Wagner

MSB Platting Officer
350 East Dahlia Avenue
Palmer, Alaska 99645

Re: Sertlers Bay South; Useable Areas, Roads, and Drainage. HE #20133
Dear Mr. Wagner:

At the request of the project owner, we have performed a soils review and related preliminary
design work for the referenced proposed subdivision. The project will create 53 new lots and
a large remainder tract from one existing parcel totaling approximately 78 acres. Due to the
recent addition of a greenbelt, the lots will be a minimum of 17,768 ft2 and served by
community water. Our soils evaluation included logging 16 new testholes, monitoring
groundwater levels, review of existing proximate testholes, review of the available
topography contours, review of aerial imagery and our other observations at the site. See the
attached testhole location and topography map for details.

Topography. The project site forms a north-south oriented near rectangle shape west of W.
Ohlson Drive and southeast of S. Knik Goose Bay Road. The parcel is split by Crocker
Creek, within a low wide valley. The portion north and west of the creek has a high plateau
area along S. Knik Goose Bay Road, with a step substantial drop off to the lower ground
along the creek. The large steep bluff area was the only portion with steep slopes exceeding
25%, as shown on the attached sketch. The total elevation differential indicated from the
provided topo- graphical map is approximately 130’, and around 38’ for the portion southeast
of the creek alone.

Soils & Vegetation. The parent parcel remains mostly in its native or near native state with
little to no development aside from speculative clearing for the future right of way. Existing
native vegetation consists primarily of tall grasses interspersed between clusters of young and
mature birch and cottonwood trees with some sparse willow and young spruce trees
throughout. Sixteen testholes were dug to evaluate subsurface soils conditions. Near surface
soils typically included a thin organic mat over a layer of silty loess topsoils extending down
1’ to 3°. Receiving soils under the topsoils were typically clean sands and gravels with the
exception of testholes 7 and 8 which contained some portion of silty sands and gravels
beneath a substantial layer of clean sands and gravels. A copy of each of the testhole logs,
and the location/topography map is attached.

Groundwater. Groundwater was encountered in 5 of the testholes which were dug on 4-01-
2021 or 4-02-2021, fitted with monitor pipes and measured on 5-10-2021. Groundwater was

12/20/2023 21019C Soils p.1 /2

EXHIBIT C->



Platting Board Packet - February 15, 2024
Page 24 of 97 i

found in testholes 7, 10, 11, 12, and 13, with levels of 4.2°, 7.3°, 4.3, 4.6’, and 5.1’
respectively. Relatively shallow groundwater will be a limiting factor for areas on a few of
the proposed new lots, however each lot contains or can be graded to contain adequate
useable septic area. See the attached drawing for more details.

Useable Areas. The proposed lots have a few limitations on areas defined by MSB code as
useable septic area or useable building area. Useable septic areas will be limited by lotlines,
easements, setbacks to surface water, areas with shallow groundwater, steep areas, and
related setbacks. For useable building area, lotlines, utility easements, and ROW/PUE
setbacks will be limiting factors. Except as detailed below, each of the proposed lots will
have adequate unencumbered area meeting the code requirements. Based on the available
soils and water table information, topography, MSB Title 43 Code definitions, and our
observations at the site, each of the new proposed lots labeled 1-11 block 1, lots 1 and 4-8
block 2, and 3-34 block 3, will contain over 10,000 square feet of contiguous useable septic
area, and an additional 10,000 square feet of useable building area. The proposed Tract A
contains more than 400,000 square feet of area and does not require useable area
verification. Tracts B will be green space. Lots 1&2 block 3, and lots 2& 3 block 2 will
each require the creation of additional useable area by constructing fill pads; alternately
lotlines may be removed so the lots are absorbed or combined as required to meet the area
standard. Note that our useable area determination assumes the removal of an existing
section line easement along the east border of the project site, and does not include area
within the green space.

Roads. Traffic and Drainage. The proposed master project will require the construction of
approximately 3,760’ of new road, including two permanent cul-de-sac bulbs, and one
internal intersection. A portion of W. Ohlson Drive will need to be constructed within an
existing 50’ right of way. An existing cul-de-sac on W. Borrigo Street will need to be de-
constructed as part of the road work. Sandy gravel materials adequate to construct the roads
can be mined from existing soils within some portions of the new right of way, mined from
some of the lots, or imported. A basic traffic analysis/lot count sketch is also attached.
Drainage along these new roads is addressed in the attached preliminary drainage plan, and
will include culverts, drainage basins, and infiltration structures. As always, the drainage
plan will be subject to field modification and improvement during construction, and a full
drainage report will be required prior to construction.

Public Water System. This design relies on a community water system; a conceptual design
for the water main and service locations is attached.

Please do not hesitate to call with any 6ther questions you may have.

Sinc a

Curtis Holler, PE

¢: Olympic Investments LLC, w/attachments
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Settlers Bay South Subdivision
Useable Area, Drainage, and Topography

HOLLER ENGINEERING

3375 N Sams Dr. Wasilla, Alaska 99654

12/20/23 |Job#20133  [Scale: 1" = 125'

Notes

1. Topois MSB 2011 2' LiDAR, not verified.
2. Locations of testholes approximate.

3. Arrows denote apparent drainage patterns.
4. Hatched areas have slopes +25%.
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Settlers Bay South Subdivision
New Road Tie-in Point Details

HOLLER ENGINEERING
3375 N Sams Dr. Wasilla, Alaska 99654

12/20/23 |Job # 20133

{ Scale: 1" = 50"

s. e
RSB AURTIA T LA Ear i

| s
. 58
‘.Oeg--lzzzm%gy‘s’

N2 CURTIS E HOLLER AN

Notes

1. Topois MSB 2011 2' LiDAR, not verified.
2. Locations of testholes approximate,

3. Arrows denote apparent drainage patterns.
4. Hatched areas have slopes +25%.

5. &g =5x5x15rockIP.

TR
5! [
g E
S
LOT 8 SR
.48 ACRES :
l -~
U ENT e e iR~~~ ~ 7 |5
- o Tl o =
! W. OHL'SON DRIVE (NEW) @ | Dive
—— e g
15" itilty Es_&f Be B
- ,/ : Drive
ool ]
2
oY &
S 4
e | |8
Q gl
— & TRACTF T
§ ° 1
P |

EXHIBITC-7




Settlers Bay South Subdivision

Main & Service Water Lines - Concept x,é
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1. Locations of existing DIP mains provided by others. b !
2. New main lines to be SDR11 HDPE 3408. i -
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