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MATANUSKA-SUSITNA BOROUGH 
350 East Dahlia Avenue, Palmer, Alaska 99645 – 907-861-7874 

PLATTING OFFICER 
Fred Wagner 

PLATTING CLERK 
Kayla Kinneen 

PLATTING TECHNICIANS 
Matthew Goddard 
Chris Curlin 
Natasha Heindel 

PLATTING BOARD 
Chair Ron Johnson, District 1 

Brian Goodman, District 2 
Vice Chair Eric Koan, District 3 

Dan Bush, District 4 
Michelle Traxler, District 5 

Sandra Kreger, District 6 
Sidney Bertz, District 7 

Vacant, Alternate A 
Robert Hallford, Alternate B 

PLATTING BOARD AGENDA 
ASSEMBLY CHAMBERS 

350 E DAHLIA AVENUE PALMER 

PLATTING BOARD MEETING 1:00 P.M. May 2, 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
A. Roll Call and Determination of Quorum (by Secretary)
B. Pledge of Allegiance
C. Approval of Agenda

2. APPROVAL OF MINUTES
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A. April 18, 2024 
 
3. AUDIENCE PARTICIPATION & PRESENTATIONS 

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

B. UNFINISHED BUSINESS 
(None)  
 

4. RECONSIDERATIONS/APPEALS 
(None) 
 

5. PUBLIC HEARINGS 
A. MISTY MEADOW:  The request is to create 8 lots from Tax Parcel A14, created by Waiver 

Resolution #76-19-PWm, recorded as 79-258w, to be known as MISTY MEADOW, containing 
10.5 acres +/-. The petitioner is requesting a variance from MSB 43.20.060(D). The property is 
located north of W. Hawk Lane, south of W. Delroy Road, and directly west of W. Parks 
Highway (Tax ID #17N03W02A014); within the NE ¼ Section 02, Township 17 North, Range 
03 West, Seward Meridian, Alaska.  In the City of Houston and in Assembly District #7. 
(Petitioner/Owner: Mosquito Park LLC, Staff: Matthew Goddard, Case # 2024-003) 
 

B. BOGARD COLONIAL MSP:  The request is to create 58 lots by a four phase master plan from 
Tax Parcel B20, created by Warranty Deed recorded at 2010-013191-0, to be known as BOGARD 
COLONIAL MSP, containing 33.71 acres +/-.  The property is located east of N. 49th State Street, 
north of E. Palmer-Wasilla Highway, and directly south of W. Bogard Road(Tax ID # 
18N01E36B020); within the NW ¼ Section 36, Township 18 North, Range 01 East, Seward 
Meridian, Alaska.  In the Gateway Community Council and in Assembly District #2. This case 
was continued from the April 4, 2024, Platting Board meeting to allow time for proper public 
notification. (Petitioner/Owner: WM Construction LLC, Staff: Matthew Goddard, Case # 2024-
023) 

 
C. NORDIC PARK 2: The request is to create four tracts from Tracts A & B, Nordic Park, Plat 

No. 2021-44 and Government Lot 22 (Tax Parcel D4), Section 36, and vacate a portion of the 
right-of-way of N. Nordic Lane, to be known as NORDIC PARK 2, containing 96.65 acres +/-.   
Parcels are located north of N. Nancy Lake Parkway, east of Suncrest Lake, south of Rainbow 
Lake, southeast of N. Rainbow Shore Drive and accessed by N. Nordic Lane (Tax IDs# 
8123000T00A/T00B and 19N05W36D002); lying within Section 36, Township 19 North, Range 
05 West, Seward Meridian, Alaska.  In the Willow Area Community Council and in Assembly 
District #7 Ron Bernier. This case was continued from the May 2, 2024 meeting 
(Petitioner/Owner: William G. Royce; Jeff & Jeanne Friedman Living Trust; Gail Green, Staff: 
Amy Otto-Buchanan, Case #2024-026) 

  
D. HIDDEN JEWEL: The request is to create 5 lots from Tax Parcel C10, (Tax 

ID#17N02E10C010), containing 10 acres +/-.  The proposed lots are located directly north of S. 
Jewel Street, west of N. River Rock Circle, and east of E. Pace Drive; located within the SW ¼ SE 
¼ SW ¼ Section 10, Township 17 North, Range 02 E, Seward Meridian, Alaska. In the Greater 
Palmer Community Council and in Assembly District #2. (Petitioner/Owner: Reginald Carney / 
Hartley Lee Williams Bypass Trust, Staff: Chris Curlin, Case #2024-032) 
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E. WISTERIA MEADOWS ADD 1:The request is to create 10 lots from Tax Parcel C11, (Tax 
ID#17N02E10C011), to be known as WISTERIA MEADOWS ADD 1, containing 20 acres +/-.  
The proposed lots are located directly north of S. Mary Street, west of N. River Rock Circle, and 
east of S. Gunnysack Road; located within the SW ¼ SE ¼ SW ¼ Section 10, Township 17 North, 
Range 02 E, Seward Meridian, Alaska. In the Greater Palmer Community Council and in 
Assembly District #2. (Petitioner/Owner: Reginald Carney / Hartley Lee Williams Bypass Trust, 
Staff: Chris Curlin, Case #2024-034) 

 
 ITEMS OF BUSINESS & MISCELLANEOUS 

(None) 
 
6. PLATTING STAFF & OFFICER COMMENTS  

A. Adjudicatory (if needed) 
 Definition:  Law. To hear and settle an issue or a question regarding code. 

B. Upcoming Platting Board Agenda Items (Staff: Fred Wagner & Clerk: Kayla Kinneen) 
 May 16, 2024, Platting Board Meeting; we have five cases to be heard. 

o Meadow Creek Homestead 
o Thor Road Add PUE 
o Lazy Moose Run 
o Silver Tip Com 
o Pate’s Province 
o Morning Light  

 
7. BOARD COMMENTS 

 
8. ADJOURNMENT 
 

May 2, 2024 Platting Board Packet 
Page 3 of 229



May 2, 2024 Platting Board Packet 
Page 4 of 229



May 2, 2024 Platting Board Packet 
Page 5 of 229



May 2, 2024 Platting Board Packet 
Page 6 of 229



MATANUSKA-SUSITNA BOROUGH REGULAR MEETING 
PLATTING BOARD MINUTES April 18, 2024 

Platting Board Meeting Minutes April 18, 2024 Page 1 of 7 

The regular meeting of the Matanuska-Susitna Borough Platting Board was held on April 18, 2024, 
at the Matanuska-Susitna Borough 350 E Dahlia Ave, Palmer, Alaska.  Alaska.  Chair Johnson 
called the Meeting to order at 1:00 p.m. 
 
1. CALL TO ORDER 

 
A. ROLL CALL AND DETERMINATION OF QUORUM (by Acting Administrative 

Specialist) 
Platting Board members present and establishing a quorum: 

Mr. Ron Johnson, District Seat #1, Chair 
Mr. Dan Bush, District Seat #4 
Ms. Michelle Traxler, District Seat#5 
Mr. Sandra Kreger, District Seat #6  
Mr. Sidney Bertz, District Seat #7 
Mr. Robert Hallford, Alternate B 

 
Platting Board members absent and excused were: 

Mr. Brian Goodman, District Seat #2 
Mr. Eric Koan, District Seat #3, Vice Chair 
  
 

Staff in attendance: 
 Mr. Fred Wagner, Platting Officer 
 Ms. Amy Otto-Buchanan, Platting Specialist 
 Ms. Kayla Kinneen, Platting Board Clerk 
 Mr. Matthew Goddard, Platting Technician 
 Mr. Chris Curlin, Platting Technician 
 Ms. Natasha Heindel, Platting Technician 
 
 
B. THE PLEDGE OF ALLEGIANCE 
Platting member Bush led the pledge of allegiance. 
 
C. APPROVAL OF THE AGENDA 
Chair Johnson inquired if there were any changes to the agenda. 
 
GENERAL CONSENT:  The agenda was approved unanimously. 
 
2. APPROVAL OF MINUTES 

 April 4, 2024, Minutes were approved unanimously.  
 

3. AUDIENCE PARTICIPATION & PRESENTATIONS  
(None) 
 

4. UNFINISHED BUSINESS  
(None) 
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5. RECONSIDERATIONS/APPEALS 
(No Reconsiderations/Appeals) 
 

6. PUBLIC HEARINGS 
A. 30’ PUE VAC GOVT LOT 6: The request is to vacate the 30’ Public Use Easement on 

the western boundary of Government Lot 6 (Tax ID#17N04W26B009), containing 
23,940 sf (.55 acres +/-).  The property is located directly west of S. About Time Street and 
directly north of S. West Judy Avenue; located within the NW ¼ Section 26, Township 17 
North, Range 04 West, Seward Meridian, Alaska. In the Big Lake Community Council and 
in Assembly District #5. This case was continued from the January 4, 2024, Public 
Hearing. (Petitioner/Owner: Samuel Dickinson, Staff: Chris Curlin, Case #2023-138) 

 
Chair Johnson read the statement regarding Ex-Parte & Interest on quasi-judicial action into the 
record. 

 Member Bush recused himself at 1:04 pm 
 
Kayla Kinneen provided the mailing report: 

 Stating that 26 public hearing notices were mailed out on March 28, 2024. 
 

Staff gave an overview of the case: 
 Staff recommends approval with 7 conditions and 7 finding of facts. 

 
Chair Johnson invited the petitioner/petitioner’s representative to give an overview. 
 
The petitioner’s representative, Scott Holm, gave a brief overview of the case. 
 
Chair Johnson opened the public hearing for public testimony. 
 
The following persons spoke 

 Peter Johanknecht 
 Bill Heairet 

 
There being no one else to be heard Chair Johnson closed the public hearing and  
invited the petitioner and/or the petitioner’s representative to give a brief overview. 
 
The petitioner’s representative gave a brief overview of the case. 
 
Discussion ensued. 
 
 
MOTION:  Platting Member Traxler made a motion to approve the preliminary plat, 

30’ PUE/VAC Govt Lot 6. Platting Member Bertz seconded the motion. 
 
Discussion ensued. 
 
VOTE:   The motion passed without objection. 
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Member Bush returned at 1:29 pm 
 

B. TWO LAKES: The request is to create 11 lots and one tract from Tax Parcels C5 (Government 
Lot 26), C6 (Government Lot 29), C8 (Government Lot 28), D2 (Government Lots 23 & 24) & D3 
(Government Lot 25), Section 14, and vacate Public Use Easements and Patent Reservations, 
to be known as TWO LAKES, containing 86.3 acres +/-.   Parcels are located north of W. Lakes 
Boulevard, east and west of S. Horseshoe Lake Road, south of Hourglass Lake and west of 
Horseshoe Lake (Tax IDs# 17N04W14C005/C006/C008/D002/D003); lying within the S ½ N ½ 
SE ¼ and the NE ¼ NW ¼ SE ¼ of Section 14, Township 17 North, Range 04 West, Seward 
Meridian, Alaska.  In the Big Lake Community Council and in Assembly District #5. 
(Petitioner/Owner: Wythe Lee Renfrew & Ronald K. Williams, Staff: Amy Otto-Buchanan, 
Case #2024-020) 

 
Chair Johnson read the statement regarding Ex-Parte & Interest on quasi-judicial action into the 
record; there was no objection noted by the platting board. 
 
Kayla Kinneen provided the mailing report: 

 Stating that 31 public hearing notices were mailed out on March 28, 2024. 
 

Staff gave an overview of the case: 
 Staff recommends approval with 10 conditions and 8 finding of facts. 

 
Chair Johnson invited the petitioner/petitioner’s representative to give an overview. 
 
The petitioner’s representative, Gary LoRusso, gave a brief overview of the case. 
 
Chair Johnson opened the public hearing for public testimony. 
 
There being no one else to be heard Chair Johnson closed the public hearing and  
invited the petitioner and/or the petitioner’s representative to give a brief overview. 
 
The petitioner’s representative gave a brief overview of the case. 
 
 
MOTION:  Platting Member Traxler made a motion to approve the preliminary plat, 

Two Lakes. Platting Member Bush seconded the motion. 
 
Discussion ensued. 
 
VOTE:   The motion passed without objection. 
 

C. COLONY COMMERCIAL PARK: The request is to create three lots from Tax Parcel 
C24, MSB Waiver 71-107, (Tax ID#18N02E32C024), containing 4.45 acres +/-, to be 
known as COLONY COMMERCIAL PARK.  The proposed lots are located east of N. 
Hemmer Road, west of S. Felton Street, and directly north of E. Palmer-Wasilla Highway; 
located within the SE ¼ SW ¼ Section 32, Township 18 North, Range 02 E, Seward 
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Meridian, Alaska. In the Greater Palmer Community Council and in Assembly District #2. 
(Petitioner/Owner: Midway, LLC, Staff: Chris Curlin, Case #2024-025) 

 
Chair Johnson read the statement regarding Ex-Parte & Interest on quasi-judicial action into the 
record; there was no objection noted by the platting board. 
 
Kayla Kinneen provided the mailing report: 

 Stating that 64 public hearing notices were mailed out on March 28, 2024. 
 

Staff gave an overview of the case: 
 Staff recommends approval with 7 conditions and 6 finding of facts. 

 
Chair Johnson invited the petitioner/petitioner’s representative to give an overview. 
 
The petitioner’s representative, Gary LoRusso, gave a brief overview of the case. 
 
Chair Johnson opened the public hearing for public testimony. 
 
There being no one else to be heard Chair Johnson closed the public hearing and  
invited the petitioner and/or the petitioner’s representative to give a brief overview. 
 
The petitioner/petitioner’s representative gave a brief overview of the case. 
 
Discusion ensued. 
 
MOTION:  Platting Member Kreger made a motion to approve the preliminary plat, 

Colony Commercial Park. Platting Member Traxler seconded the motion. 
 
Discussion ensued. 
 
VOTE:   The motion passed without objection. 
 

D. NORDIC PARK 2: The request is to create four tracts from Tracts A & B, Nordic Park, Plat No. 
2021-44 and Government Lot 22 (Tax Parcel D4), Section 36, and vacate a portion of the right-of-
way of N. Nordic Lane, to be known as NORDIC PARK 2, containing 96.65 acres +/-.   Parcels 
are located north of N. Nancy Lake Parkway, east of Suncrest Lake, south of Rainbow Lake, 
southeast of N. Rainbow Shore Drive and accessed by N. Nordic Lane (Tax IDs# 
8123000T00A/T00B and 19N05W36D002); lying within Section 36, Township 19 North, Range 
05 West, Seward Meridian, Alaska.  In the Willow Area Community Council and in Assembly 
District #7 Ron Bernier. (Petitioner/Owner: William G. Royce; Jeff & Jeanne Friedman 
Living Trust; Gail C. Green, Staff: Amy Otto-Buchanan, Case #2024-026) 

 
Chair Johnson read the statement regarding Ex-Parte & Interest on quasi-judicial action into the 
record; there was no objection noted by the platting board. 
 
Kayla Kinneen provided the mailing report: 

 Stating that 36 public hearing notices were mailed out on March 28, 2024. 
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Staff gave an overview of the case: 

 Staff recommends a continuation to May 2, 2024 
 
Chair Johnson opened the public hearing for public testimony. 
 
 
MOTION:  Platting Member Bush made a motion to continue the preliminary plat, 

Nordic Park 2. Platting Member Traxler seconded the motion. 
 
 
VOTE:   The motion passed without objection. 
 

E. POWDER RIDGE: The request is to create four tracts from Tract F, Alaska Division of Land 
Supplemental Cadastral Survey, recorded as Plat 79-74 (Tax Parcel D2), to be known as POWDER 
RIDGE, containing 107.03 acres +/-.   Parcels are located east of Peters Creek and south of W. 
Petersville Road (Tax ID# 26N08W03D002); lying within Section 03, Township 26 North, Range 
08 West, Seward Meridian, Alaska.  In the Petersville Community Council and in Assembly 
District #7 Ron Bernier. (Petitioner/Owner: Powder Ridge Investments LLC, Staff: Amy 
Otto-Buchanan, Case #2024-030) 

 
Chair Johnson read the statement regarding Ex-Parte & Interest on quasi-judicial action into the 
record; there was no objection noted by the platting board. 
 
Kayla Kinneen provided the mailing report: 

 Stating that 11 public hearing notices were mailed out on March 28, 2024. 
 

Staff gave an overview of the case: 
 Staff recommends approval with 11 conditions and 6 finding of facts. 

 
Chair Johnson invited the petitioner/petitioner’s representative to give an overview. 
 
The petitioner’s representative, Gary LoRusso, gave a brief overview of the case. 
 
Chair Johnson opened the public hearing for public testimony. 
 
There being no one else to be heard Chair Johnson closed the public hearing and  
invited the petitioner and/or the petitioner’s representative to give a brief overview. 
 
The petitioner/petitioner’s representative gave a brief overview of the case. 
 
Discussion ensued. 
 
 
MOTION:  Platting Member Kreger made a motion to approve the preliminary plat, 

Powder Ridge. Platting Member Hallford seconded the motion. 
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Discussion ensued. 
 
VOTE:   The motion passed without objection. 
 

F. STRUBHAR ESTATES: The request is to create 5 lots from Government Lot 5 and the 
NE ¼ SW1/4, Section 31, Township 16 North, Range 3 West, to be known as 
STRUBHAR ESTATES, containing 60.71 acres +/-.  The property is southeast of 
Sevenmile Lake, north and west of Goose Creek, and north of W. Point MacKenzie 
Road. (Tax ID #16N03W31C002); within the SE ¼ Section 31, Township 16 North, 
Range 03 West, Seward Meridian, Alaska.  In the Point Mackenzie Community Council 
and in Assembly District #5. (Petitioner/Owner: Strubhar Estates, Staff: Matthew 
Goddard, Case #2024-033) 

 
Chair Johnson read the statement regarding Ex-Parte & Interest on quasi-judicial action into the 
record; there was no objection noted by the platting board. 
 
Kayla Kinneen provided the mailing report: 

 Stating that 23 public hearing notices were mailed out on March 28, 2024. 
 

Staff gave an overview of the case: 
 Staff recommends approval with 7 conditions and 6 finding of facts. 

 
Chair Johnson invited the petitioner/petitioner’s representative to give an overview. 
 
The petitioner’s representative, Wayne Whaley, gave a brief overview of the case. 
 
Chair Johnson opened the public hearing for public testimony. 
 
There being no one else to be heard Chair Johnson closed the public hearing and  
invited the petitioner and/or the petitioner’s representative to give a brief overview. 
 
The petitioner’s representative gave a brief overview of the case. 
 
 
MOTION:  Platting Member Traxler made a motion to approve the preliminary plat, 

Strubhar Estates. Platting Member Bush seconded the motion. 
 
Discussion ensued. 
 
VOTE:   The motion passed without objection. 
 
 
7. PLATTING STAFF & OFFICER COMMENTS 

A. Adjudicatory (if needed) 
B. Upcoming Platting Board Agenda Items 
Platting Officer, Fred Wagner informed the board of upcoming items: 
 Next meeting May 2, 2024. We have five cases on the agenda.  
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o Misty Meadow 
o Bogard Colonial MSP 
o Nordic Park 2 
o Hidden Jewel 
o Wisteria Meadows ADD 1 

Platting Officer Fred Wagner made comment on time frame for the May 2, 2024 meeting, thanked 
Amy for her hard work, and welcomed Natasha.  
 
BOARD COMMENTS. 

 Platting member Bush- Thanked Amy and welcome Natasha 
 Chair Johnson – Farewell to A,y and welcome aboard Natasha 

 
8. ADJOURNMENT 
With no further business to come before the Platting Board, Chair Johnson adjourned the meeting 
at 2:29 PM.  
 
 
 
 
 
 
 
       
 RON JOHNSON 
 Platting Board Chair 
ATTEST: 
 
 
  
______________________________ 
KAYLA KINNEEN  
Platting Board Clerk 
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2024-003  05/02/2024 

 STAFF REVIEW AND RECOMMENDATIONS 

PUBLIC HEARING 

MAY 2, 2024 
 

PRELIMINARY PLAT: MISTY MEADOW 

 

LEGAL DESCRIPTION: SEC 02, T17N, R03W, SEWARD MERIDIAN AK 

 

PETITIONERS:  MOSQUITO PARK, LLC 

 

SURVEYOR/ENGINEER:  KEYSTONE SURVEYING & MAPPING / HOLLER ENGINEERING 

 

ACRES:  10.5 +  PARCELS: 8 

 

REVIEWED BY:  MATTHEW GODDARD   CASE #:  2024-003 

 

 

REQUEST:   The request is to create 8 lots from Tax Parcel A14, created by Waiver Resolution #76-19-

PWm, recorded as 79-258w, to be known as MISTY MEADOW, containing 10.5 acres +/-. The petitioner 

is requesting a variance from MSB 43.20.060(D). The property is located north of W. Hawk Lane, south of 

W. Delroy Road, and directly west of W. Parks Highway (Tax ID #17N03W02A014); within the NE ¼ 

Section 02, Township 17 North, Range 03 West, Seward Meridian, Alaska.  In the City of Houston and in 

Assembly District #7. 

 

EXHIBITS 

Vicinity Map and Aerial Photos      EXHIBIT A – 5 pgs   

Geotechnical Report        EXHIBIT B – 7 pgs 

Average Daily Traffic (ADT) Calculations     EXHIBIT C – 1 pg   

Variance Application        EXHIBIT D – 7 pgs 

   

AGENCY COMMENTS 

ADOT&PF         EXHIBIT E – 2 pgs  

City of Houston Public Works      EXHIBIT F – 1 pg    

MSB Department of Public Works      EXHIBIT G – 1 pg 

MSB Permit Center        EXHIBIT H – 1 pg 

Utilities         EXHIBIT I – 3 pgs 

 

DISCUSSION: The proposed subdivision will create eight lots ranging in size from 0.92 acres to 1.83 

acres. Dedication and construction of an internal road and cul-de-sac is being proposed to serve as access. 

The petitioner is requesting a variance From MSB 43.20.060(D) Dedication to Public. The request is being 

made to remove the requirement of connecting to W. Little Millers Road. 

 

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 street is constructed.     
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Soils Report:  A geotechnical report was submitted (Exhibit C), pursuant to MSB 43.20.281(A). Curtis 

Holler, Professional Engineer, notes that a soils review was performed consisting of four new testholes on 

the parcel, review of adjacent existing soils information, review of the provided topography information, 

review of aerial imagery, and other observations at the site. Groundwater was encountered in test holes 1 

and 4. Useable septic areas will be limited by setbacks to existing water wells, separation to surface water, 

areas with shallow groundwater, and lot lines. For useable building area, lotlines, utility easements, and 

unencumbered area exists to meet code requirements. Based on the available soils and water table 

information, topography, MSB Title 43 Code definitions, and our observations at the site, the proposed lots 

1-8 will each contain over 10,000 square feet of contiguous useable septic area, and an additional 10,000 

square feet of useable building area. Topographic map and as-built are shown on the Agenda Plat.  Drainage 

Plan at Exhibit B-3.  Average Daily Traffic (ADT) Calculations are at Exhibit C.    

 

Variance Application: The petitioner has submitted a variance application pursuant to MSB 43.15.075 

with supporting criteria A-C answered (Exhibit D). The request is from MSB 43.20.060(D) Dedication to 

Public. Per MSB 43.20.060(D), Subdivisions shall provide through connecting rights-of-way of residential 

collector standard minimum (as defined in the MSB Subdivision Construction Manual) to all adjoining stub 

rights-of-way and unsubdivided parcels, where feasible, to improve interconnectivity and public safety. If 

it is shown by the applicant to be unnecessary for future development and/or public safety, then a reduction 

to a lesser road right-of-way standard or an elimination of the requirement to provide access shall be 

applied to all of (or a portion of) the right-of-way that is being considered for a reduced standard. The 

variance, if approved, will remove the requirement to connect to W. Little Millers Road. 

Variance Application criteria A-C with Petitioner answers: 

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

injurious to adjacent property: and 

This requested variance will not affect public health. Granting this variance will not be detrimental 

to safety or welfare but will in fact be safer for the public and will be better for the welfare of this 

proposed subdivision and for the residents of the adjoining subdivision of Houston Heights to the 

west. A connection to W. Little Millers Road would create a cut-through for the existing parcels at 

the current end of W. Little Millers Road. The people living on those parcels are already trained to 

utilize the existing roads. It is better to leave well enough alone and not create traffic issues when 

there is existing access that serves the area. If a connection were made it would expose the residents 

of Houston Heights to less security than what they currently enjoy. It would provide an alternate 

escape out for people with intentions of property crime. It would create a situation where the 

residents of this proposed subdivision would be subjected to daily cut-through traffic. It would add 

approximately 900 feet of road with its associated cost and environmental damage. The additional 

road is 1-1/2 times the length of the road as proposed. The proposed road as submitted is 

approximately 600’. The addition would make the total approximately 1500’. There would have to 

be construction in areas of wetlands and also in areas with a high water table that would require 

excavation of the existing soils that are not suitable for road construction. The USDA Soils 

Conservation Service classified these soils as Sa, a description of which is attached to the 

application. This is a headwaters area for Meadow Creek, and anadromous fish stream. 

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

and 

The Matanuska-Susitna Borough consists of areas of high and dry, and wet and low property. 

Typically, we would not be asked to develop in areas that are not suited for roads. To require this 

connection would be contrary to that commonsense procedure. When Houston Heights Subdivision 
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was developed the proper plan would have been to account for the wetlands lying to the south and 

to have a curved right of way connection for the existing Little Miller Circle that ran approximately 

between existing Lots 7 & 8 of said subdivision. This would have placed a connection where a 

connection should have been avoiding the issues as explained above. It still would have created a 

cut-through but would not have created 900’ of additional road construction in an area not suited 

for construction. We cannot go back and redesign that subdivision but are instead stuck with what 

was created. 

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 

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. 

On August 22, 2023 myself and Tyler Johannes, one of the owners, met with the City of Houston to 

discuss the proposed subdivision. It was agreed at that meeting a connection to Little Millers Road 

is not desirable for the reasons discussed in this variance application. The City of Houston would 

be stuck with the maintenance and there was no desire for that to occur. The area is totally 

developed where it is possible for development to occur. The additional road costs would be 

$90,000. There would also be a loss of 1 lot for an additional cost of $35,000 - $45,000. A total of 

$125,000 to $135,000. This is more than double the cost of development as proposed in this 

submittal. 

 

Comments:   

 

ADOT&PF (Exhibit E) has no objections to the proposed plat. ADOT&PF request that a plat note be added 

stating, “No direct access shall be granted to the Parks Highway.” (Recommendation #5). ADOT&PF 

further notes that there is a DOT&PF project in development for Parks Highway Rehabilitation in Houston 

from Big Lake Road to the Little Su Road which may affect Lot 8. 

 

City of Houston Public Works (Exhibit F) has jo objections.   

 

MSB Department of Public Works (Exhibit G) does not support the variance. North Husk Circle should be 

extended to W. Little Millers Road. As shown on the submitted figure in the variance request, a curved 

alignment connecting these two roads is possible with minimal to no disturbance to the wetlands. There is 

no mention of peat in this area in the soils report and the 1.5’ thick overburden noted in TH-4 labeled as 

loess. Removal of the material in this area is no more onerous than removal of material for the rest of the 

road alignment. In accordance with the requirements for interconnectivity described in MSB Code 

43.20.060(D), this connection would provide alternative routes for Emergency Services; improved 

maintenance operations, and more efficient routes for bus, garbage, fuel, septic, and delivery services; 

multiple entry/exit points in case of natural disaster; and looping of the utilities.    

 

MSB Permit Center (Exhibit H) has no comments. 

 

Utilities: (Exhibit I) ENSTAR has no comments or recommendations. GCI has no objections. MEA did 

not respond. MTA did not respond. 
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At the time of staff report write-up, there were no responses to the Request for Comments from ADF&G; 

US Army Corps of Engineers; MSB Emergency Services, Community Development, or Planning; MEA or 

MTA. 

 

CONCLUSION:  The preliminary plat of Misty Meadow is consistent with AS 29.40.070 Platting 

Regulations and MSB 43.15.016 Preliminary Plats. The variance request is consistent with MSB 43.15.075 

Variance; Standards for Approval. There were no objections from any federal or state agencies, or utilities. 

MSB Department of Public Works objected to the Variance request.  There were no objections to the plat 

from the public in response to the Notice of Public Hearing.  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).    

 

FINDINGS OF FACT FOR DENIAL OF THE VARIANCE 

1. Per MSB 43.20.060 Dedication to the Public, Section D Subdivisions shall provide through connecting 

rights-of-way of residential collector standard minimum (as defined in the MSB Subdivision 

Construction Manual) to all adjoining stub rights-of-way and unsubdivided parcels, where feasible, to 

improve interconnectivity and public safety. If it is shown by the applicant to be unnecessary for future 

development and/or public safety, then a reduction to a lesser road right-of-way standard or an 

elimination of the requirement to provide access shall be applied to all of (or a portion of) the right-of-

way that is being considered for a reduced standard. 

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

3. All lots will have the required legal and physical access per MSB 43.20.100, MSB 43.20.120, & MSB 

43.20.140.    

4. All lots will have the required frontage pursuant to MSB 43.20.320. 

5. At the time of staff report write-up, there were no responses to the Request for Comments from ADF&G; 

US Army Corps of Engineers; MSB Emergency Services, Community Development, or Planning; MEA 

or MTA. 

6. There were no objections from any federal or state agencies, or utilities. 

7. MSB Department of Public Works Pre-Design and Engineering Division objects to the variance request 

based upon the reasons stated in the report above. 

8. This property lies within the boundaries of the City of Houston. 

9. City of Houston has no objections to the proposed design. 

10. There were no objections from the public in response to the Notice of Public Hearing. 

11. The petitioner has submitted a variance application pursuant to MSB 43.15.075 with supporting criteria 

A-C answered (Exhibit D). The request is from MSB 43.20.060(D) Dedication to Public. Per MSB 

43.20.060(D), Subdivisions shall provide through connecting rights-of-way of residential collector 

standard minimum (as defined in the MSB Subdivision Construction Manual) to all adjoining stub 

rights-of-way and unsubdivided parcels, where feasible, to improve interconnectivity and public safety. 

If it is shown by the applicant to be unnecessary for future development and/or public safety, then a 

reduction to a lesser road right-of-way standard or an elimination of the requirement to provide access 

shall be applied to all of (or a portion of) the right-of-way that is being considered for a reduced 

standard. The variance, if approved, will remove the requirement to connect to W. Little Millers Road. 

Variance Application criteria A-C with Petitioner answers:  

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

injurious to adjacent property: and 
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This requested variance will not affect public health. Granting this variance will not be detrimental 

to safety or welfare but will in fact be safer for the public and will be better for the welfare of this 

proposed subdivision and for the residents of the adjoining subdivision of Houston Heights to the 

west. A connection to W. Little Millers Road would create a cut-through for the existing parcels at 

the current end of W. Little Millers Road. The people living on those parcels are already trained to 

utilize the existing roads. It is better to leave well enough alone and not create traffic issues when 

there is existing access that serves the area. If a connection were made it would expose the residents 

of Houston Heights to less security than what they currently enjoy. It would provide an alternate 

escape out for peoples with intentions of property crime. It would create a situation where the 

residents of this proposed subdivision would be subjected to daily cut-through traffic. It would add 

approximately 900 feet of road with its associated cost and environmental damage. The additional 

road is 1-1/2 times the length of the road as proposed. The proposed road as submitted is 

approximately 600’. The addition would make the total approximately 1500’. There would have to 

be construction in areas of wetlands and also in areas with a high water table that would require 

excavation of the existing soils that are not suitable for road construction. The USDA Soils 

Conservation Service classified these soils as Sa, a description of which is attached to the 

application. This is a headwaters area for Meadow Creek, and anadromous fish stream. 

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

and 

The Matanuska-Susitna Borough consists of areas of high and dry, and wet and low property. 

Typically, we would not be asked to develop in areas that are not suited for roads. To require this 

connection would be contrary to that commonsense procedure. When Houston Heights Subdivision 

was developed the proper plan would have been to account for the wetlands lying to the south and 

to have a curved right of way connection for the existing Little Miller Circle that ran approximately 

between existing Lots 7 & 8 of said subdivision. This would have placed a connection where a 

connection should have been avoiding the issues as explained above. It still would have created a 

cut-through but would not have created 900’ of additional road construction in an area not suited 

for construction. We cannot go back and redesign that subdivision but are instead stuck with what 

was created. 

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 

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. 

On August 22, 2023 myself and Tyler Johannes, one of the owners, met with the City of Houston to 

discuss the proposed subdivision. It was agreed at that meeting a connection to Little Millers Road 

is not desirable for the reasons discussed in this variance application. The City of Houston would 

be stuck with the maintenance and there was no desire for that to occur. The area is totally 

developed where it is possible for development to occur. The additional road costs would be 

$90,000. There would also be a loss of 1 lot for an additional cost of $35,000 - $45,000. A total of 

$125,000 to $135,000. This is more than double the cost of development as proposed in this 

submittal. 

 

FINDINGS OF FACT FOR APPROVAL OF THE VARIANCE 

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

2. All lots will have the required legal and physical access per MSB 43.20.100, MSB 43.20.120, & MSB 

43.20.140.    
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3. All lots will have the required frontage pursuant to MSB 43.20.320. 

4. At the time of staff report write-up, there were no responses to the Request for Comments from ADF&G; 

US Army Corps of Engineers; MSB Emergency Services, Community Development, or Planning; MEA 

or MTA. 

5. There were no objections from any federal or state agencies, or utilities. 

6. MSB Department of Public Works Pre-Design and Engineering Division objects to the variance request 

based upon the reasons stated in the report above. 

7. This property lies within the boundaries of the City of Houston. 

8. City of Houston has no objections to the proposed design. 

9. There were no objections from the public in response to the Notice of Public Hearing. 

10. The petitioner has submitted a variance application pursuant to MSB 43.15.075 with supporting criteria 

A-C answered (Exhibit D). The request is from MSB 43.20.060(D) Dedication to Public. Per MSB 

43.20.060(D), Subdivisions shall provide through connecting rights-of-way of residential collector 

standard minimum (as defined in the MSB Subdivision Construction Manual) to all adjoining stub 

rights-of-way and unsubdivided parcels, where feasible, to improve interconnectivity and public safety. 

If it is shown by the applicant to be unnecessary for future development and/or public safety, then a 

reduction to a lesser road right-of-way standard or an elimination of the requirement to provide access 

shall be applied to all of (or a portion of) the right-of-way that is being considered for a reduced 

standard. The variance, if approved, will remove the requirement to connect to W. Little Millers Road. 

Variance Application criteria A-C with Petitioner answers: 

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

injurious to adjacent property: and  

This requested variance will not affect public health. Granting this variance will not be detrimental 

to safety or welfare but will in fact be safer for the public and will be better for the welfare of this 

proposed subdivision and for the residents of the adjoining subdivision of Houston Heights to the 

west. A connection to W. Little Millers Road would create a cut-through for the existing parcels at 

the current end of W. Little Millers Road. The people living on those parcels are already trained to 

utilize the existing roads. It is better to leave well enough alone and not create traffic issues when 

there is existing access that serves the area. If a connection were made it would expose the residents 

of Houston Heights to less security than what they currently enjoy. It would provide an alternate 

escape out for peoples with intentions of property crime. It would create a situation where the 

residents of this proposed subdivision would be subjected to daily cut-through traffic. It would add 

approximately 900 feet of road with its associated cost and environmental damage. The additional 

road is 1-1/2 times the length of the road as proposed. The proposed road as submitted is 

approximately 600’. The addition would make the total approximately 1500’. There would have to 

be construction in areas of wetlands and also in areas with a high water table that would require 

excavation of the existing soils that are not suitable for road construction. The USDA Soils 

Conservation Service classified these soils as Sa, a description of which is attached to the 

application. This is a headwaters area for Meadow Creek, and anadromous fish stream. 

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

and 

The Matanuska-Susitna Borough consists of areas of high and dry, and wet and low property. 

Typically, we would not be asked to develop in areas that are not suited for roads. To require this 

connection would be contrary to that commonsense procedure. When Houston Heights Subdivision 

was developed the proper plan would have been to account for the wetlands lying to the south and 

to have a curved right of way connection for the existing Little Miller Circle that ran approximately 
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between existing Lots 7 & 8 of said subdivision. This would have placed a connection where a 

connection should have been avoiding the issues as explained above. It still would have created a 

cut-through but would not have created 900’ of additional road construction in an area not suited 

for construction. We cannot go back and redesign that subdivision but are instead stuck with what 

was created. 

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 

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. 

On August 22, 2023 myself and Tyler Johannes, one of the owners, met with the City of Houston to 

discuss the proposed subdivision. It was agreed at that meeting a connection to Little Millers Road 

is not desirable for the reasons discussed in this variance application. The City of Houston would 

be stuck with the maintenance and there was no desire for that to occur. The area is totally 

developed where it is possible for development to occur. The additional road costs would be 

$90,000. There would also be a loss of 1 lot for an additional cost of $35,000 - $45,000. A total of 

$125,000 to $135,000. This is more than double the cost of development as proposed in this 

submittal. 

 

 

RECOMMENDATIONS OF VARIANCE APPROVAL 

Suggested motion:  I move to approve the variance request from MSB 43.20.060(D), located within 

Section 02, Township 17 North, Range 03 West, Seward Meridian, Alaska, based upon finding of fact 

one through ten. 

 

FINDINGS OF FACT  

1. The plat of Misty Meadow is consistent with AS 29.40.070 Platting Regulations and MSB 43.15.016 

Preliminary Plats. 

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

3. All lots will have the required legal and physical access per MSB 43.20.100, MSB 43.20.120, & MSB 

43.20.140.    

4. All lots will have the required frontage pursuant to MSB 43.20.320. 

5. At the time of staff report write-up, there were no responses to the Request for Comments from ADF&G; 

US Army Corps of Engineers; MSB Emergency Services, Community Development, or Planning; MEA 

or MTA. 

6. There were no objections from any federal or state agencies, or utilities. 

7. MSB Department of Public Works Pre-Design and Engineering Division objects to the variance request 

based upon the reasons stated in the report above. 

8. This property lies within the boundaries of the City of Houston. 

9. City of Houston has no objections to the proposed design. 

10. There were no objections from the public in response to the Notice of Public Hearing. 

11. The petitioner has submitted a variance application pursuant to MSB 43.15.075 with supporting criteria 

A-C answered (Exhibit D). The request is from MSB 43.20.060(D) Dedication to Public. Per MSB 

43.20.060(D), Subdivisions shall provide through connecting rights-of-way of residential collector 

standard minimum (as defined in the MSB Subdivision Construction Manual) to all adjoining stub 

rights-of-way and unsubdivided parcels, where feasible, to improve interconnectivity and public safety. 

If it is shown by the applicant to be unnecessary for future development and/or public safety, then a 
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reduction to a lesser road right-of-way standard or an elimination of the requirement to provide access 

shall be applied to all of (or a portion of) the right-of-way that is being considered for a reduced 

standard. The variance, if approved, will remove the requirement to connect to W. Little Millers Road. 

Variance Application criteria A-C with Petitioner answers: 

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

injurious to adjacent property: and  

This requested variance will not affect public health. Granting this variance will not be detrimental 

to safety or welfare but will in fact be safer for the public and will be better for the welfare of this 

proposed subdivision and for the residents of the adjoining subdivision of Houston Heights to the 

west. A connection to W. Little Millers Road would create a cut-through for the existing parcels at 

the current end of W. Little Millers Road. The people living on those parcels are already trained to 

utilize the existing roads. It is better to leave well enough alone and not create traffic issues when 

there is existing access that serves the area. If a connection were made it would expose the residents 

of Houston Heights to less security than what they currently enjoy. It would provide an alternate 

escape out for peoples with intentions of property crime. It would create a situation where the 

residents of this proposed subdivision would be subjected to daily cut-through traffic. It would add 

approximately 900 feet of road with its associated cost and environmental damage. The additional 

road is 1-1/2 times the length of the road as proposed. The proposed road as submitted is 

approximately 600’. The addition would make the total approximately 1500’. There would have to 

be construction in areas of wetlands and also in areas with a high water table that would require 

excavation of the existing soils that are not suitable for road construction. The USDA Soils 

Conservation Service classified these soils as Sa, a description of which is attached to the 

application. This is a headwaters area for Meadow Creek, and anadromous fish stream. 

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

and 

The Matanuska-Susitna Borough consists of areas of high and dry, and wet and low property. 

Typically, we would not be asked to develop in areas that are not suited for roads. To require this 

connection would be contrary to that commonsense procedure. When Houston Heights Subdivision 

was developed the proper plan would have been to account for the wetlands lying to the south and 

to have a curved right of way connection for the existing Little Miller Circle that ran approximately 

between existing Lots 7 & 8 of said subdivision. This would have placed a connection where a 

connection should have been avoiding the issues as explained above. It still would have created a 

cut-through but would not have created 900’ of additional road construction in an area not suited 

for construction. We cannot go back and redesign that subdivision but are instead stuck with what 

was created. 

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 

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. 

On August 22, 2023 myself and Tyler Johannes, one of the owners, met with the City of Houston to 

discuss the proposed subdivision. It was agreed at that meeting a connection to Little Millers Road 

is not desirable for the reasons discussed in this variance application. The City of Houston would 

be stuck with the maintenance and there was no desire for that to occur. The area is totally 

developed where it is possible for development to occur. The additional road costs would be 

$90,000. There would also be a loss of 1 lot for an additional cost of $35,000 - $45,000. A total of 
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$125,000 to $135,000. This is more than double the cost of development as proposed in this 

submittal. 

 

RECOMMENDATIONS OF CONDITIONS OF APPROVAL UPON APPROVAL OF THE 

VARIANCE REQUEST: 

Suggested motion:  I move to approve the preliminary plat of Misty Meadow, Section 02, Township 

17 North, Range 03 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 the access road and cul-de-sac to Borough Residential Street Standard according to the 2022 

Subdivision Construction Manual (SCM): 

a) Submit drainage report and other construction plans to Department of Public Works (DPW) per 

SCM F01.2;  

b) Arrange preconstruction conference with DPW per SCM F01.3, sign Subdivision Construction Plan, 

pay inspection fee, and obtain Notice to Proceed from Platting staff; 

c) Arrange Pre-Final and Final Inspections with DPW per SCM F01.6 and F01.7 and submit Final 

Report to Platting per F01.8;  

d) Obtain Certificate of Construction Acceptance from DPW per F01.9.    

e) Submit as-built of streets and drainage improvements to Platting staff once construction is complete.  

f) Obtain approval of street names from Platting Assistant.   

5. Add a plat note stating, “No direct access shall be granted to the W. Parks Highway unless otherwise 

authorized by the permitting authority.” 

6. Show all easements of record on final plat.  

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

8. Submit plat in full compliance with Title 43. 

 

RECOMMENDATIONS OF CONDITIONS OF APPROVAL UPON DENIAL OF THE 

VARIANCE REQUEST: 

Suggested motion:  I move to approve the preliminary plat of Misty Meadow, Section 02, Township 

17 North, Range 03 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 the access road to Borough Residential Street Standards according to the 2022 Subdivision 

Construction Manual (SCM): 

a) Re-design subdivision to connect the proposed N. Husk Circle to W. Little Millers Road per the 

requirements of MSB 43.20.060(D). 
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b) Submit drainage report and other construction plans to Department of Public Works (DPW) per 

SCM F01.2;  

c) Arrange preconstruction conference with DPW per SCM F01.3, sign Subdivision Construction Plan, 

pay inspection fee, and obtain Notice to Proceed from Platting Staff. 

d) Arrange Pre-Final and Final Inspections with DPW per SCM F01.6 and F01.7 and submit Final 

Report to Platting per F01.8;  

e) Obtain Certificate of Construction Acceptance from DPW per F01.9.    

f) Submit as-built of streets and drainage improvements to Platting staff once construction is complete.  

g) Obtain approval of street names from Platting Assistant.   

5. Add a plat note stating, “No direct access shall be granted to the W. Parks Highway unless otherwise 

authorized by the permitting authority.” 

6. Show all easements of record on final plat.  

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

8. Submit plat in full compliance with Title 43. 
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 STAFF REVIEW AND RECOMMENDATIONS 
PUBLIC HEARING 

May 2, 2024 
 

PRELIMINARY PLAT: BOGARD COLONIAL MSP 
 
LEGAL DESCRIPTION: SEC 36, T18N, R01E, SEWARD MERIDIAN AK 
 
PETITIONERS:  WM CONSTRUCTION, LLC 
 
SURVEYOR/ENGINEER: HANSON LAND SOLUTIONS  
 
ACRES:  33.71 +  PARCELS: 58 
 
REVIEWED BY:  MATTHEW GODDARD      CASE #:  2024-023 
 
 

REQUEST:   The request is to create 58 lots by a four-phase master plan from Tax Parcel B20, created by 
Warranty Deed recorded at 2010-013191-0, to be known as BOGARD COLONIAL MSP, containing 
33.71 acres +/-.  The property is located east of N. 49th State Street, north of E. Palmer-Wasilla Highway, 
and directly south of W. Bogard Road; within the NW ¼ Section 36, Township 18 North, Range 01 East, 
Seward Meridian, Alaska.  In the Gateway Community Council and in Assembly District #2. Continued 
from the April 4, 2024 meeting. 
 
EXHIBITS 

Vicinity Map and Aerial Photos      EXHIBIT A – 5 pgs 
Topo & Asbuilt        EXHIBIT B – 3 pgs 
Geotechnical Report        EXHIBIT C – 16 pgs 
Useable area map        EXHIBIT D – 1 pg 
Average Daily Traffic Count       EXHIBIT E – 2 pgs 
Preliminary Drainage Plan       EXHIBIT F – 1 pg 
Conceptual Water Plan       EXHIBIT G – 1 pg 
Plan & Profile         EXHIBIT H – 12 pgs 
Site Visit Report        EXHIBIT I – 13 pgs 
Modified Design – Access to N Hassen Bey Dr.    EXHIBIT J – 1 pg 
Public Comments from the April 4, 2024, Hearing    EXHIBIT K – 16 pgs 
 
AGENCY COMMENTS 

USACE         EXHIBIT L – 1 pg 
MSB Department of Public Works      EXHIBIT M – 1 pg 

MSB Planning Division       EXHIBIT N – 7 pgs 
MSB Permit Center        EXHIBIT O – 1 pg 
Utilities         EXHIBIT P – 4 pgs      
Public Comments        EXHIBIT Q – 3 pgs 
 

May 2, 2024 Platting Board Packet 
Page 59 of 229



Bogard Colonial MSP   Page 2 of 6 
2024-023  May 2, 2024 

DISCUSSION:  This case was continued from the April 4, 2024, Platting Board meeting to allow time for 
proper notification. The proposed Bogard Colonial Master Plan is creating 58 lots by a four-phase master 
plan. Lot sizes will range from 0.46 acres (20,003 square feet) to 0.48 acres (23,723 square feet). Per MSB 
43.20.281(A)(2) “Lots containing at least 20,000 square feet but less than 40,000 square feet must be 
serviced by an approved municipal or community water or municipal or community septic system.” All lots 
within this subdivision will be serviced by City of Palmer water. Water lines must be installed and approved 
for use prior to recordation of each phase. Access for all lots will be from the proposed internal streets. 
Access for the subdivision will be from W. Bogard Road and N. Hassen Bey Drive, both roads are Borough 
owned and maintained. Exhibit J is a modified design adjusting the access point onto N. Hassen Bey Drive, 
this alteration was made due to concerns of spacing between the proposed access and the existing driveway 
on N. Hassen Bey Drive. Based on the supplied Average Daily Traffic count, no upgrades will be required 
for any existing roads. The location of the access onto W. Bogard Road was determined by sight distance, 
average spacing requirements and per the proposed Corridor Access Management Plan. Based upon the 
study done in preparation of this plan, the only access that should be allowed in this area should be 
equidistant between N. 49th State Street and N. Arabian Lane. 
      
Soils Report:  A geotechnical report was submitted (Exhibit C), pursuant to MSB 43.20.281(A). William 
Klebesadel, P.E. notes that the soils investigation consisted of 11 test holes ranging in depth from 10’ to 
14’. A sieve analysis was provided for test holes 1 & 2 as soils classified as GM and SM were found. 
Ground water was encountered in test holes 1, 2, 3, 5, 8, 9, 10, & 11. Fill will be required for Block 1 Lot 
4, Block 1 Lot 5, Block 1 Lot 6, Block 2 Lot 1, Block 2 Lot 2, & Block 2 Lot 3. Re-grading will be required 
for Block 1 Lot 4, Block 1 Lot 24, Block 1 Lot 25, Block 2 Lot 5, and Block 2 Lot 7. Based on Title 
43.20.281 of the Matanuska-Susitna Borough Code all lots contain sufficient overall area. All lots have at 
least 10,000 square feet of useable building area. All lots have at least 10,000 square feet of contiguous 
useable septic area or will have once the specified fill and re-grading has been completed. 
Platting staff notes that an updated geotechnical report will be required once all fill and re-grading has 
been completed showing that all lots meet the minimum useable area requirements prior to recordation of 
each phase (Recommendation #4).  
Topographic mapping and As-Built are at Exhibit B. Staff notes per the submitted as-built, the structures 
existing on the parent parcel will need to be removed prior to recordation of proposed phase 2 
(Recommendation #5). 
Useable area map is at Exhibit D. Staff notes that an updated soils report will need to be submitted once 
regrading/fill as noted has been completed prior to recordation of the affected phase (Recommendation 

#4). 
Average Daily Traffic (ADT) count is at Exhibit E. Based on the submitted ADT, no upgrades are required 
for any existing streets.  
Preliminary drainage plan is at Exhibit F.  
Conceptual water plan is at Exhibit G. Staff notes per MSB 43.15.049(I) prior to recordation of each phase, 
obtain final approval of the water supply systems. Submit an as-built or record drawings for any installed 
community or municipal water system (Recommendation #6).  
Plan and Profile is at Exhibit H. 
Site Visit Report is at Exhibit I.  
Modified design for access on to N. Hassen Bey Drive is at Exhibit J. 
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April 4, 2024 Public Comments: (Exhibit K) There were 12 comments received from the public in 
response to the notice of public hearing for the April 4, 2024 Platting Board meeting. Eight of the comments 
received were concerns, four were objections. 
 

Comments:   
 
US Army Corps of Engineers (Exhibit L) has no objections but notes that should waters of the U.S. be 
located on the propert, they may be impacted by the proposal. Section 404 of the Clean Waters Act requires 
that a DA permit be obtained for the placement or discharge of dredged and/or fill materials into the waters 
of the U.S., including jurisdictional wetlands. 
  
MSB Department of Public Works (Exhibit M) Pre-Design and Engineering’s comments are as follows, 
assuming that these lots are developed as single-family residences as the provided ADT estimate suggests: 

• PD&E concurs with the provided ADT. 
• MSB requests fire hydrants be placed at the ROW limit to facilitate winter snow plowing and 

storage. City of Palmer may require easements to facilitate maintenance. Platting staff notes that 
placement of fire hydrants will be handled at the pre-construction meeting (Recommendation #7). 

• MSB requests water lines extend along the full frontage of lots served. Platting staff notes that all 
lots being serviced by City of Palmer water will need the water lines to be fully installed prior to 
recordation (Recommendation #5). 

• Per MSB 43.20.060, to facilitate safe pedestrian access to the Colony Schools, in accordance with 
the Safe Routes to Schools Plan, PD&E suggests a pathway be constructed connecting the North-
Western cul-de-sac to the Bogard Road separated pathway (Recommendation #8). 

• At the southeast corner of the proposed development, extend water main southeasterly ending at N. 
Hassen Bey Drive. We recommend a pipe marker be installed to easily locate the end of the pipe in 
the future (Recommendation 7b). 

• MSB requests valve boxes be located 30’ from the point of intersecting water lines 
(Recommendation 7b). 

• All structures inlaid into the pavement should be ½” below pavement surface (Recommendation 

7). 
• Install key boxes at or beyond the edge of MSB ROW (Recommendation 7b). 
• Foreslopes within the utility easements should be no steeper than 4:1 (Recommendation 7). 
• Provide construction/demolition plans for the existing retaining wall adjacent to the Bogard Road 

right-of-way prior to the preconstruction conference. Include proposed grading details around the 
subdivision access road onto Bogard Road in the construction/demolition plans (Recommendation 

7c). 
• Within the clear zone of Bogard Road, foreslopes of the access road should be no steeper than 6:1 

(Recommendation #7). 
• Sweep Bogard Road pathway in at the intersection with the access road per Alaska Standard Plan 

(Recommendation #7). 
• Provide drainage retention area outside of MSB ROW (Recommendation 7g). Based on past MSB 

Public Works experience, infiltration ditches do not provide long term water storage and 
infiltration. Rather, infiltration ditches have a history of filling in with fines, resulting in far slower 
percolation rates and saturation of the road embankment. Once the fines have clogged the 
infiltration ditch, they are difficult to maintain and often require ditch reconstruction. 
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• Show how area with reduced ditch depth and 1.5:1 backslope fronting Lot 8 and Lot 25 meets snow 
storage requirements of SCM Section D04. 

• Provide drainage easements across Lots 23 and 24 to facilitate flow coming from Bogard Road 
culvert located north of Lots 23 and 24 and reaching the area of detention (Recommendation 7h). 
Platting staff notes that DPW’s comments/recommendations will be resolved during the 
preconstruction conference as noted at Recommendation #7. 

 

MSB Planning (Exhibit N) has no objections but requests sidewalks be added to the design as part of Safe 
Routes to Schools. 
 
MSB Development Services (Exhibit O) Notes that there is a non-permitted access onto N. Hassen Bey 
Drive. Platting staff notes that this driveway will be removed once access from the internal streets onto N. 
Hassen Bey has been constructed. 
 
Utilities: (Exhibit P) ENSTAR has no comments or recommendations.  GCI has no comments or 
objections.  MTA has no comments.  MEA did not respond. 
 
Public: (Exhibit Q) At the time the staff report was written, there were three comments received from the 
public in response to the notice of public hearing for the May 2, 2024 hearing date.  
 
Todd & Kathy Baughman, property owners to the southwest, have no objections to the proposed design. 
 
Michael Fry, property owners to the northwest, have concerns about the increased traffic and the cost of 
future upgrades to the roads as a result. 
 
Steve and Patti Faulkner, property owners to the southeast, have objections to the proposed subdivision due 
to the notification issues from the April 4th meeting, the timing of the May 2nd meeting, lack of sufficient 
access, added strain onto Hassen Bey, Laurel Street and Arabian Lane, safety concerns due to the increased 
traffic, and the effect of the new development on property taxes. 
  
At the time of staff report write-up, there were no responses to the Request for Comments from ADF&G; 
City of Palmer; Community Council #22 Gateway; Fire Service Area #130 Central Mat-Su; Road Service 
Area #16 South Colony; MSB Community Development or Assessments; or MEA. 
 
CONCLUSION:  The preliminary master plan of Bogard Colonial is consistent with AS 29.40.070 Platting 
Regulations and MSB 43.15.016 Preliminary Plats.  There were no objections from any federal or state 
agencies, Borough departments, or utilities.  There was one objection, one concern, and one non-objection 
to the plat from the public in response to the Notice of Public Hearing regarding the May 2, 2024 hearing 
date. There were eight concerns and four objections received from the public in response to the notice of 
public hearing with regards to the April 4, 2024 Platting Board hearing.  Legal and physical access exists 
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 exists, pursuant to MSB 43.20.320 Frontage.  
A geotechnical report was submitted, pursuant to MSB 43.20.281(A). An updated soils report will be 
required once fill/regrading has been completed for each phase of the master plan. 
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FINDINGS OF FACT 

1. This case was continued from the April 4, 2024 Platting Board hearing to a date certain of May 2, 2024. 
This was to allow time for proper notification. 

2. The plat of Bogard Colonial Master Plan is consistent with AS 29.40.070 Platting Regulations and MSB 
43.15.016 Preliminary Plats.  

3. A geotechnical report was submitted, pursuant to MSB 43.20.281(A). An updated soils report will be 
required when fill/regrading has been completed for each phase of the master plan.  

4.  All lots will have legal and physical access consistent with MSB 43.20.100, MSB 43.20.120 and MSB 
43.20.140. 

5. Each lot has the required frontage pursuant to MSB 43.20.320.  
6. All lots will be serviced by City of Palmer water systems pursuant to MSB 43.20.281(A)(2) and MSB 

43.15.049(I). 
7. Lot sizes are less than 40,000 square feet but greater than 20,000 square feet pursuant to MSB 

43.20.281(A)(2). 
8. At the time of staff report write-up, there were no responses to the Request for Comments from ADF&G; 

City of Palmer; Community Council #22 Gateway; Fire Service Area #130 Central Mat-Su; Road 
Service Area #16 South Colony; MSB Community Development or Assessments; or MEA. 

9. There were no objections from any federal or state agencies, or Borough departments or utilities. 
10. At the time the staff report was written there were three comments received from the public in response 

to the Notice of Public Hearing for the May 2, 2024 hearing, one non-objection, one concern, and one 
objection. 

11. There were 12 comments received from the public in response to the Notice of Public Hearing for the 
April 4, 2024 hearing; four of these were objections with eight being concerns.  

 

RECOMMENDATIONS OF CONDITIONS OF APPROVAL 

Suggested motion:  I move to approve the preliminary master plan of Bogard Colonial, Section 36, 

Township 18 North, Range 01 East, 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. Provide an updated geotechnical report once fill/re-grading has been completed showing that all lots 

meet the minimum useable area requirements for each phase. 
5. Remove structures shown on the asbuilt that would create setback violations/encroachments prior to the 

recordation of proposed Phase 2. Provide Platting staff with proof of removal. 
6. Provide ADEC approval for the extension of the water line system. Provide final design of the water 

distribution line layout and service and make physical connection points to each property. 
7. Construct internal roads and cul-de-sacs to residential street standards according to the 2022 Subdivision 

Construction Manual (SCM): 
a) Submit drainage report and other construction plans to Department of Public Works (DPW) per 

SCM F01.2;  
b) Work with DPW PD&E to determine the placement of water lines, hydrants, valve boxes and key 

boxes. 
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c) Provide construction/demolition plans for the existing retaining wall adjacent to the Bogard Road 
right-of-way prior to the preconstruction conference. Include proposed grading details around 
subdivision access road onto Bogard Road in the construction/demolition plans. 

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

e) Arrange Pre-Final and Final Inspections with DPW per SCM F01.6 and F01.7 and submit Final 
Report to Platting per F01.8;  

f) Obtain Certificate of Construction Acceptance from DPW per F01.9.   
g) Provide drainage retention area outside of MSB ROW.  
h) Provide drainage easements across Lots 23 and 24 to facilitate flow coming from Bogard Road 

culvert located north of Lots 23 and 24 and reaching the area of detention. 
i) Submit as-built of streets and drainage improvements to Platting staff once construction is complete.  
j) Obtain approval of street names from Platting Assistant.   

8. Construct a paved bike path connection from the newly constructed subdivision interior streets to the 
existing bike path of Bogard Road. Coordinate with PD&E on placement and design. 

9. Add a plat note stating that all lots are serviced by City of Palmer Water, no individual water supply 
systems are allowed on any lot. 

10. Add plat note stating that “No individual sewage disposal system shall be permitted on any lot unless 
the system is located, constructed, and equipped in accordance with the requirements, standards, and 
recommendations of the State of Alaska Department of Environmental Conservation, which governs 
those systems.” 

11. Add a plat note to state no direct access to W. Bogard Road shall be granted to any lot unless otherwise 
authorized by the permitting authority. 

12. Show all easements of record on final plat for each phase of the master plan.  
13. Submit recording fees, payable to Department of Natural Resources (DNR) for each phase of the master 

plan. 
14. Submit plat in full compliance with Title 43 for each phase of the master plan. 
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STAFF REVIEW AND RECOMMENDATIONS

PUBLIC HEARING

MAY 2,2024

PRELIMINARY PLAT: HIDDEN JEWEL

LEGAL DESCRIPTION: SEC 10, T17N, R02E, SEWARD MERIDIAN AK

PETITIONERS: REGINALD CARNEY, JEAN MARALYN HARTLEY REVOCABLE

TRUST, & LEE WILLIAM HARTLEY BYPASS TRUST

SURVEYOR/ENGINEER: KEYSTONE SURVEYING & MAPPING / HOLLER ENGINEERING

ACRES: 10 ± PARCELS: 5

REVIEWED BY: CHRIS CURLIN CASE#: 2023-043

REQUEST: The request is to create 4 lots and 1 tract from Tax Parcel ClO, a non-conforming split created
by Quit Claim Deed, recorded at Book 150 Page 603, to be known as Hidden Jewel, containing 10.00
acres +/-. The property is located west of the Matanuska River, east of E. Outer Springer Loop and south
of E. Rocky Point Drive; within the SW Va Section 10, Township 17 North, Range 02 East, Seward
Meridian, Alaska.

EXHIBITS

Vicinity Map and Aerial Photos EXHIBIT A - 4 pgs
Geotechnicsd Report EXHIBIT B - 5 pgs
Average Daily Traffic (ADT) Calculations EXHIBIT C - 1 pg
AGENCY COMMENTS

USACE EXHIBIT D - 1 pg
Department of Public Works EXHIBIT E - 1 pg
Permit Center EXHIBIT F - 1 pg
Utilities EXHIBIT G - 3 pgs

DISCUSSION: The proposed subdivision will be creating four lots and one tract from tax parcel ClO and
extending S. Jewel Street to end in a Temporary cul-de-sac. The proposed lots will range in size from 0.95
to 1.0 acres with the remainder tract containing 5.68 acres. Access for all lots will be by the proposed
extension of S. Jewel Street.

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 street and cul-de-sac has been constructed.

SoHs Report: A geotechnical report was submitted (Exhibit B), pursuant to MSB 43.20.281(A). Curtis
Holler, PE, notes diat the parent parcel forms a square shape west of the earlier Wisteria Meadows project
and south of the proposed Wisteria Meadows Addition 1. The entire parent parcel has very gently rolling

Wisteria Meadows Page 1 of3
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terrain, with a minimal slope generally directed southward or to the southeast. No substantial areas with
steep slopes over 25% were noted. The total elevation differential indicated from the provided topographical
map is approximately 8'. Soils encountered were typical for the area, based on existing neighboring soils
information and from our prior experiences on adjacent properties. A copy of the on-project testhole logs
and a location/topography map is attached. Groundwater was not encountered in any of the newly logged
or adjacent testholes, which were all dug to depths of 12' to 14'; the holes on this project were both 14'.
Groundwater is not expected to be a limiting factor for useable area for any of the proposed lots. The
proposed new lots will be accessed by way of a new northward extension of S. Jewel Street. Approximately
294' of new road will be constructed as a part of this extension, terminating in a temporary cul-de-sac bulb.
Three existing driveways will need to be modified and re-connected to the new road. Sandy gravel materials
adequate to construct the road base exist on the project, or could be hauled in. Road topping materials could
be screened at the site, or hauled in, or may not be required if the road is paved. A preliminary drainage
plan is part of the attached map, similar to a full drainage report which has been prepared by another firm.
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 primarily limited by setbacks to water wells, and lot lines. For
useable building area, lotlines and setbacks, utility easements, and ROW/PUE setbacks will be limiting
factors. For all of the proposed lots, adequate unencumbered area exists to readily meet the code
requirements. Based on the available soils and water table information, topography, MSB Title 43 Code
definitions, and our observations at the site, the proposed 4 new lots and the remainder Tract A will each
contain over 10,000 square feet of contiguous useable septic area, and an additional 10,000 square feet of
useable building area.
Topographic map and as-built are shown on the Agenda Plat.
Preliminary Drainage Plan is at Exhibit B-3. Average Daily Traffic (ADT) Calculations are at Exhibit C.
A Plan and Profile was not required per SCM FOl.l.

Comments:

US ACE (Exhibit D) Department of the Army authorization is required if anyone proposes to place dredged
and/or fill material into waters of the U.S., including wetlands and/or perform work in waters of the U.S.
MSB DPW PD&E (Exhibit E) Has no comment.
MSB Permit Center (Exhibit F) This property has a driveway onto Jewel St that does not have a permit on
file. Please have your applicant apply for that Driveway Permit. They qualify for the fee waiver if they
apply before the end of September. They can call us and do it over the phone too.
Staff notes this is recommendation # 5.

Utilities: (Exhibit G) Enstar Enstar would agree if one of the following scenarios are met:
1. Add a ten foot (10 FT) wide natural gas easement, centered on the existing natural gas
service line on proposed Lot 2.
2. Owner signs an ENSTAR Natural Gas Easement document for a ten foot (10 FT) wide
natural gas easement, centered on the service line at this location.
Platting staff notes that the petitioner will need to sign an easement with ENSTAR and show the recorded
easement information on the final plat, (see recommendation #6)
GCI, MTA, & MEA did not respond.

At the time of staff report write-up, there were no responses to the Request for Comments firom ADF&G;
Road Service Area #16 South Colony; MSB Emergency Services, Community Development, Assessments,
Planning; the Public; MTA, GCI, or MEA.

Wisteria Meadows Page 2 of 3
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CONCLUSION: The preliminary plat of Hidden Jewel is consistent with AS 29.40.070 Platting
Regulations and MSB 43.15.016 Preliminary Plats. There were no objections from any federal or state
agencies, Borough departments, or utilities. There were no objections to the plat from the public in response
to the Notice of Public Hearing. Legal and physical access will exist to the proposed lots once the internal
street and cul-de-sac have been constructed, 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
plan and profile was not required per MSB SCM FOl.l

FINDINGS OF FACT

1. The plat of Hidden Jewel is consistent with AS 29.40.070 Platting Regulations and MSB 43.15.016
Preliminary Plats.

2. A soils report was submitted, pursuant to MSB 43.20.281 (A)( 1)
3. Legal and physical access will exist to the proposed lots per MSB 43.20.100 Access Required, MSB

43.20.120 Legal Access and MSB 43.20.140 Physical Access.
4. All lots will have the required frontage pursuant to MSB 43.20.320.
5. At the time of staff report write-up, there were no responses to the Request for Comments from ADF&G;

US Army Corps of Engineers; Road Service Area #16 South Colony; MSB Emergency Services,
Community Development, Assessments, Planning; or MEA.

6. There were no objections from any federal or state agencies. Borough departments, or utilities.
7. There were no objections from the public in response to the Notice of Public Hearing.
RECOMMENDATIONS OF CONDITIONS OF APPROVAL

Suggested motion: I move to approve the preliminary plat of Hidden Jewel, Section 10, Township 17
North, Range 02 East, 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 streets and cul-de-sac to Residential Street standard according to the 2022 Subdivision

Construction Manual (SCM):
a) Submit drainage report and other construction plans to Department of Public Works (DPW) per

SCM F01.2;

b) Arrange preconstruction conference with DPW per SCM FO1.3, sign Subdivision Construction Plan,
pay inspection fee, and obtain Notice to Proceed from Platting staff;

c) Arrange Pre-Final and Final Inspections with DPW per SCM F01.6 and F01.7 and submit Final
Report to Platting per F01.8;

d) Obtain Certificate of Construction Acceptance from DPW per FOl .9.
e) Submit as-built of streets and drainage improvements to Platting staff once construction is complete.

5. Provide platting staff copies of driveway permits/applications for all existing accesses.
6. Show all easements of record on final plat.
7. Record an ENSTAR Natural Gas Easement document for a ten foot (10 FT) wide natural gas

easement, centered on the service line at this location, and provide recording information on final plat.
8. Submit recording fees, payable to Department of Natural Resources (DNR).
9. Submit plat in full compliance with Title 43.

Wisteria Meadows Page 3 of 3
2023-043 06/01/2023
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HOLLER ENGINEERLNG

Wdter, Wdstewdter & Soils Consulting 3375NsamsDr.wasiiia. Alaska 99654* 375-0410

February 26, 2024

RtCENEO
Fred Wagner rrg ̂  1 201^*-
MSB Platting Officer
350 East Dahlia Avenue

Palmer, Alaska 99645

Re: Hidden Jewel: Useable Areas, Roads and Drainage
HE #23073

PLftTTlMG

Dear Mr. Wagner:

At the request of the project owners, we have perfomied a soils review and related
preliminary design work for the referenced proposed subdivision. The project will create
4 new lots and a 5.7 acre tract from one existing parent parcel totaling 10 acres. Our soils
evaluation included logging 2 new testholes on the parent parcel, review of adjacent
existing soils information, review of the provided topography information, review of
aerial imagery, and our other observations at the site. See the attached testhole location
and topography map for details.

Topographv. The project site forms a square shape west of the earlier Wisteria Meadows
project, and south of the proposed Wisteria Meadows Addition 1. The entire parent
parcel has very gently rolling terrain, with a minimal slope generally directed southward
or to the southeast. No substantial areas with steep slopes over 25% were noted. The
total elevation differential indicated from the provided topographical map is
approximately 8'.

Soils & Vegetation. The parent parcel contains a developed farm field area comprising
most of the western half, and a part of the eastern half. There are also 3 developed home
sites. Other areas appear to remain in a native or near native state. Existing vegetation in
the wooded portion primarily consists of mature growth cononwood and birch trees, with
a modest amount of mature spruce trees. The hayfield area has tall grasses scattered
throughout. Two new testholes were dug on 1/11/24 to evaluate existing soil conditions.
Near surface soils encountered in the testholes included a thin organic mat over a thick
layer of silty loess topsoils which extended down to between 4.8' and 6'. Receiving soils
under the topsoils were consistently found to be relatively clean sands and gravels. Two
additional testholes from the earlier project were proximate; soil conditions were similar
and the holes are shown on the map. Each testhole extended at least 6' downward into the
granular base materials, to avoid the need for percolation tests on the thick topsoil layer.

2/26/2024 23073ASoilsp,l / 2

EXHIBIT B'
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Soils encountered were typical for the area, based on existing neighboring soils
information and from our prior experiences on adjacent properties. A copy of the on-
project testhole logs and a location/topography map is attached.

Groundwater. Oroundwater was not encountered in any of the newly logged or adjacent
testholes, which were all dug to depths of 12' to 14'; the holes on this project were both
14'. Groundwater is not expected to be a limiting factor for useable area for any of the
proposed lots.

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 primarily
limited by setbacks to water wells, and lot lines. For useable building area, lotlines and
setbacks, utility easements, and ROW/PUE setbacks will be limiting factors. For all of
the proposed lots, adequate unencumbered area exists to readily meet the code
requirements. Based on the available soils and water table information, topography,
MSB Title 43 Code definitions, and our observations at the site, the proposed 4 new lots
and the remainder Tract A will each contain over 10^000 squarefeet of contiguous
useable septic area, and an additional 10,000 squarefeet of useable building area.

Roads and Drainage. The proposed new lots will be accessed by way of a new northward
extension of S. Jewel Street. Approximately 294' of new road will be constructed as a
part of this extension, terminating in a temporary cul-de-sac bulb. Three existing
driveways will need to be modified and re-connected to the new road. Sandy gravel
materials adequate to construct the road base exist on the project, or could be hauled in.
Road topping materials could be screened at the site, or hauled in, or may not be required
if the road is paved. A preliminary drainage plan is part of the attached map, similar to a
full drainage report which has been prepared by another firm.

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

Sinderely,

Curtis Holler, PE

c: R. Camey, w/attachments

^ \CURTtSE HOLLER
2/26/2024

f'^OFESS\0

2/26/2024 23073ASoilsp.2/2
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Performed For:

HOLLER ENGINEERING
3375 N Sams Dr. Wasilla, Alaska 99654 376-0410

SOILS LOG I PERCOLATION TEST
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Reginald Camev

,^\CURTIS E. HOLLER
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Hidden Jewel Subdivision

Soil Type 2-23-24
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Site Plan

t
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See attached testhole & topo map.

H]drt" WAS GROUNDWATER ENCOUNTERED?

f^w £.^8'^ -
IF YES, AT WHAT DEPTH-?

N/A

DEPTH AFTER MONITORING?

N/A

PERCOLATION TEST
Reading Date Gross Time Net Time Depth to Water Net Drop

N/A visual analysis only

- PERCOLATION RATE

- TEST RUN BETWEEN V

Jmin/inch) PERC HOLE DIAMETER.

. FT AND FT DEPTH

- COMMENTS. Testhole for subdivision onlv. for anv other use contact Holler EnoinefirinQ

- PERFORMED BY: C. Holler DATE; 1-11-2024

THl.OCjuBdnew»i2o-r)o 2/23<2024
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HOLLER ENGINEERING
3375 N Sams Dr. Wasilla, Alaska 99654 376-0410

TEST HOLE # ̂  of
Performed For; Reginald Carney

SOILS LOG I PERCOLATION TEST

Legal Description: Hidden Jewel Subdivision

Depth, feet . \ .
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Site Plan
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See attached testhole & topo map.

IH^.. 4#-^-/ VVAS GROUNDWATER ENCOUNTERED'
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Sficif
'TO'Xci. S il-r

N^1?l\/y>n ./^P7

h^o 6wr/^^ />■/>< m/

IF YES, AT WHAT DEPTH?

N/A

DEPTH AFTER MONITORING?

N/A

PERCOLATION TEST
Reading Date Gross Time Net Time Depth to Water Net Drop

N/A visual analysis only

- PERCOLATION RATE

- TEST RUN BETWEEN V

Jmin/inch) PERC HOLE DIAMETER.

FT AND FT DEPTH

- COMMENTS Testhole for subdivision only, for any other use contact Holler Enaineerino

- PERFORMED BY; C. Holier DATE: 1-11-2024

THLOOsu6ane>«J>2o-no 2/23'2024
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Jesse Curlin

From: Mazer, Gregory J CIV USARMY CEPOA (USA) <Gregory.J.Mazer(a)usace.army.mil>
Sent: Tuesday, March 5, 2024 10:37 AM

To: Jesse Curlin

Subject: RFC Hidden Jewel (CC)

[EXTERNAL EMAIL - CAUTION: Do not open unexpected attachments or links.]

Hello,

This is In regard to your request for comment on the Hidden Jewel project. Department of the Army authorization Is

required If anyone proposes to place dredged and/or fill material into waters of the U.S., Including wetlands and/or
perform work in waters of the U.S. Acopy of the DA permit application can be found online at

www.poa.usace.armv.mil/Missions/Regulatorv.

Sample drawings can also be found on our website at

www.poa.usace.armv.mil/Portals/34/docs/regulatorv/guidetodrawings2012.pdf.

Section 404 of the Clean Water Act requires that a DA permit be obtained for the placement or discharge of dredged
and/or fill material into waters of the U.S., including jurisdictional wetlands (33 U.S.C. 1344). The Corps defines
wetlands as those areas that are inundated or saturated by surface or groundwater at a frequency and duration
sufficient to support, and under normal circumstances do support, a prevalence of vegetation typically adapted for life in
saturated soil conditions.

Section 10 of the Rivers and Harbors Act of 1899 requires that a DA permit be obtained for structures or work in or

affecting navigable waters of the U.S. (33 U.S.C. 403). Section 10 waters are those waters subject to the ebb and flow of
the tide shoreward to the mean high water mark, and/or other waters identified by the Alaska District. Aquaculture
structures and work would require Section 10 Authorization.

You are welcome to submit a preapplication meeting request, a jurisdictional determination request, or a permit
application directly to our general mailbox (regpagemaster@usace.armv.mil) and you will be assigned a project manager
to assist you. Please feel free to contact our main line if you have any questions or concerns at 907-753-2712.

Sincerely,

Greg Mazer, PWS

Project Manager

U.S. Army Corps of Engineers, Alaska District

Fairbanks Field Office

907/347-9059

https://regulatorv.ops.usace.armv.mil/customer-service-survev/

EXHIBIT D
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Jesse Curlln

From: Daniel Dahms

Sent: Thursday, March 21, 2024 12:21 PM
To: Jesse Curlln

Cc: Brad Sworts; Jamie Taylor; Tammy Simmons
Subject: RE: RFC Hidden Jewel (CC)

Chris,

PD&E has no comments.

Daniel Dahms, PE

Department of Public Works

Pre-Design and Engineering Division

From: Jesse Curlln <Jesse.Curlin@matsugov.us>

Sent: Thursday, February 29, 2024 11:08 AM

To: Alex Strawn <Alex.Strawn@matsugov.us>; Brad Sworts <Brad.Sworts@matsugov.us>; Brian Davis
<Brian.Davis@matsugov.us>; Charlyn Spannagel <Charlyn.Spannagel@matsugov.us>; Daniel Dahms

<Daniel.Dahms@matsugov.us>; Fred Wagner <Frederic.Wagner(S)matsugov.us>; Jamie Taylor
<Jamie.Taylor@matsugov.us>; John Aschenbrenner <John.Aschenbrenner(5)matsugov.us>; Katrina Kline
<katrina.kline(5)matsugov.us>; Land Management <Land.Management(5)matsugov.us>; MSB Farmers
<MSB.Farmers@matsugov.us>; Permit Center <Permit.Center@matsugov.us>; Planning <MSB.PIanning@matsugov.us>;
Tammy Simmons <Tammy.Simmons@matsugov.us>; Tom Adams <Tom.Adams@matsugov.us>; USACE

<regpagemaster(S)usace.army.mil>; Myers, Sarah E E (DFG) <sarah.myers@aiaska.gov>; Percy, Colton T (DFG)
<coIton.percy@alaska.gov>; Postmaster <pamela.j.melchert@usps.gov>; Postmaster too <matthew.a.carey@usps.gov>;
Postmaster three <jordan.t.matthews(5)usps.gov>; Michael Keenan <Michae!.Keenan@matsugov.us>; Jeffrey Anderson
<Jeffrey.Anderson@matsugov.us>; Fire Code <Fire.Code@matsugov.us>; stark@mtaonline.net; Stephanie Mowers
<stephanienowersdistrict2@gmall.com>; Andrew Fraiser <andrew.fralser@enstarnaturaigas.com>; mearow@mea.coop;
OSP Design Group <ospdesign@gcl.com>; Right of Way Dept. <row@mtasolutions.com>; ROW

<row@enstarnaturalgas.com>

Subject: RFC Hidden Jewel (CC)

Hello,

The following link is a request for comments for the proposed Hidden Jewel Subdivision.

Please ensure all comments have been submitted by March 20, 2024 so they can be incorporated In the staff report that
will be presented to the Platting Board.

D Hidden Jewel

Sincerely,

Jesse C. "Chris" Curlln

Platting Technician

Matanuska-Susitna Borough

(907) 861-7873

EXHIBIT E
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Jesse Curlln

From: Permit Center

Sent: Monday, March 4, 2024 11:00 AM
To: Jesse Curlln

Subject: RE: RFC Hidden Jewel (CC)

Good Morning,

This property has a driveway onto Jewel St that does not have a permit on file. Please have your applicant apply for that
Driveway Permit. They qualify for the fee waiver if they apply before the end of September. They can call us and do it
over the phone too.

Thank you,

Jennifer Monnin, CRM

Permit Technician

350 E Dahlia Ave

Palmer, AK 99645

jennifer.monnin@matsugov.us

907-861-7822

1

From: Jesse Curlin <Jesse.Curlin(a)matsugov.us>

Sent: Thursday, February 29, 2024 11:08 AM

To: Alex Strawn <Alex.Strawn@matsugov.us>; Brad Sworts <Brad.Sworts@matsugov.us>; Brian Davis

<Brian.Davis@matsugov.us>; Charlyn Spannagel <Charlyn.Spannagel(5)matsugov.us>; Daniel Dahms

<Daniel.Dahms@matsugov.us>; Fred Wagner <Frederic.Wagner@matsugov.us>; Jamie Taylor
<Jamie.Tay!or(S)matsugov.us>; John Aschenbrenner <John.Aschenbrenner(5)matsugov.us>; Katrina Kline

<katrina.kline@matsugov.us>; Land Management <Land.Management@matsugov.us>; MSB Farmers
<MSB.Farmers@matsugov.us>; Permit Center <Permit.Center@matsugov.us>; Planning <MSB.PIanning@matsugov.us>;
Tammy Simmons <Tammy.Simmons@matsugov.us>; Tom Adams <Tom.Adams@matsugov.us>; USACE

<regpagemaster@usace.army.mil>; Myers, Sarah E E (DFG) <sarah.myers@alaska.gov>; Percy, Colton T (DFG)
<colton.percy@alaska.gov>; Postmaster <pamela.j.melchert@usps.gov>; Postmaster too <matthew.a.carey@usps.gov>;
Postmaster three <jordan.t.matthews@usps.gov>; Michael Keenan <Michael.Keenan@matsugov.us>; Jeffrey Anderson
<Jeffrey.Anderson@matsugov.us>; Fire Code <Fire.Code@matsugov.us>; stark@mtaonline.net; Stephanie Nowers
<stephanienowersdistrict2@gmail.com>; Andrew Fraiser <andrew.fraiser@enstarnaturalgas.com>; mearow@mea.coop;
OSP Design Group <ospdesign@gci.com>; Right of Way Dept. <row@mtasolutions.com>; ROW

1
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ENSTAR Natural Gas Company, LLC
Engineering Department, Right of Way Section

401 E. International Airport Road
Natural Gas Company E- O. Box 190288

Anchorage, Alaska 99519-0288
(907) 277-5551

FAX (907) 334-7798

March 20, 2024

Matanuska-Susitna Borough, Platting Division
350 East Dahlia Avenue

Palmer, AK 99645-6488

To whom it may concern:

ENSTAR Natural Gas Company, LLC has reviewed preliminary plat HIDDEN JEWEL
(MSB Case # 2024-032) and advises that there is an existing natural gas service line that crosses
proposed Lot 2 to serve proposed Tract A. Attached is an approximate as-built for your reference.
ENSTAR objects to this plat unless one of the following scenarios is met:

1. Add a ten foot (10 FT) wide natural gas easement, centered on the existing natural gas
service line on proposed Lot 2.

2. Owner signs an ENSTAR Natural Gas Easement document for a ten foot (10 FT) wide
natural gas easement, centered on the service line at this location.

If you have any questions, please feel free to contact me at (907) 714-7521 or
by email at skylar.fiirlong{genstamaturalgas.com.

Sincerely,

Skylar Furlong
Environmental Permitting & Compliance Specialist
ENSTAR Natural Gas Company, LLC

EXHIBIT G-
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STAFF REVIEW AND RECOMMENDATIONS

PUBLIC HEARING

MAY 2, 2024

PRELIMINARY PLAT: WISTERIA MEADOWS ADDITION 1

LEGAL DESCRIPTION: SEC 10, T17N, R02E, SEWARD MERIDIAN AK

PETITIONERS: REGINALD CARNEY, JEAN MARALYN HARTLEY REVOCABLE

TRUST, & LEE WILLIAM HARTLEY BYPASS TRUST

SURVEYOR/ENGINEER: KEYSTONE SURVEYING & MAPPING / HOLLER ENGINEERING

ACRES: 20 ± PARCELS: 10

REVIEWED BY: CHRIS CURLIN CASE#: 2024-034

REQUEST: The request is to create 9 lots and 1 tract from Tax Parcel Cll, a non-conforming split
created by Warranty Deed, recorded at Book 1084 Page 485, to be known as WISTERIA MEADOWS
ADDITION 1, containing 20.00 acres +/-. The property is located west of the Matanuska River, east of
E. Outer Springer Loop and south of E. Rocky Point Drive; within the SW Va Section 10, Township 17
North, Range 02 East, Seward Meridian, Alaska.

EXHIBITS

Vicinity Map and Aerial Photos EXHIBIT A - 4 pgs
Geotechnical Report EXHIBIT B - 6 pgs
Average Daily Traffic (ADT) Calculations EXHIBIT C - 1 pgs
AGENCY COMMENTS

Department of Public Works EXHIBIT D - 1 pg
Permit Center EXHIBIT E - 1 pg
Utilities EXHIBIT F - 4 pgs

DISCUSSION: The proposed subdivision will be extending S. Mary Street to end in a Temporary cul-de-
sac. Proposed lots range in size from .92 to 1.10 acres with a 10 acres tract. Access for all lots will be by
the proposed extension of S. Mary Street.

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 street and cul-de-sac has been constructed.

Soils Report: A geotechnical report was submitted (Exhibit B), pursuant to MSB 43.20.281(A). Curtis
Holler, PE, notes that the majority of the parent parcel has very gently rolling terrain, with a minimal slope
generally directed southward or to the southeast. No substantial areas with steep slopes over 25% noted.
Four new testholes were dug on January 4, 2024 to evaluate existing soil conditions. Testholes were dug to
depths of 14' to 15'. Receiving soils xmder the topsoils were found to be consistently clean sands and

Wisteria Meadows Addition I Page 1 of 3
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gravels, with each testhole extending at least 6' down into the granular materials. Groundwater was not
encountered in any of the newly logged testholes, nor was it encountered in adjacent holes. 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 setbacks to neighboring water wells, and lot lines. For useable
building area, lot lines, utility easements, and ROW/PUE setbacks will be limiting factors. For all of the
proposed lots, adequate unencumbered area exists to readily meet 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 proposed lots will contain over 10,000 square feet of contiguous useable
septic area, and an additional 10,000 square feet of useable building area. Tract A is over 400,000 ft2 and
does not require soils verification.
Topographic map and as-built are shown on the Agenda Plat.
Preliminary Drainage Plan is at Exhibit B-3. Average Daily Traffic (ADT) Calculations are at Exhibit C.
A Plan and Profile was not required per SCM FOl. 1.

Comments:

MSB Department of Public Works Operations & Maintenance (Exhibit D) It appears there are plans for
connections between this subdivision and Hidden Jewel. PD&E requests to meet with the developer and the
surveyor prior to commenting to try and to better understand the relationship between these two
subdivisions.

Staffnotes this is recommendation # 4.b.
MSB Permit Center (Exhibit E) Applicant has access onto Gunnysack Rd that does not have a permit on
file. Please have your applicant apply for their driveway permit. This permit can utilize the fee waiver if
they apply before the end of September.
Staff notes this is recommendation # 5.

Utilities: (Exhibit F) Enstar would agree if one of the following scenarios are met:
1. Add a ten foot (10 FT) wide natural gas easement, centered on the existing natural gas service line

on proposed Tract A.
2. Add a note which says, "There is a ten foot (10 FT) wide natural gas easement centered

on the existing service line." And draw in the approximate location of the service line on
the map and add, "Approximate location of natural gas service line and centerline of ten foot
wide natural gas easement".GCI has no comments or objections to the plat.

3. Owner signs an ENSTAR Natural Gas Easement document for a ten foot (10 FT) wide
natural gas easement, centered on the service line at this location.
Platting staff notes that the petitioner will need to sign an easement with ENSTAR and show the
recorded easement information on the final plat, (see recommendation #6^
MTA requests the drainage easement be set back so it isn't overlapping the UE's.
MEA & GCI did not respond.

At the time of staff report write-up, there were no responses to the Request for Comments fi-om ADF&G;
US Army Corps of Engineers; Road Service Area #16 South Colony; MSB Emergency Services,
Community Development, Assessments, Planning; MEA or GCI.

CONCLUSION: The preliminary plat of Wisteria Meadows Addition 1 is consistent with AS 29.40.070
Platting Regulations and MSB 43.15.016 Preliminary Plats. There were no objections fi:om any federal or
state agencies. Borough departments, or utilities. There were no objections to the plat from the public in

Wisteria Meadows Addition 1 Page 2 of 3
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response to the Notice of Public Hearing. There was no comment received from the public. Legal and
physical access will exist to the proposed lots once the internal street and cul-de-sac have been constructed,
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 plan and profile was not required per MSB
SCM FOl.l

FINDINGS OF FACT

1. The plat of Wisteria Meadows Addition 1 is consistent with AS 29.40.070 Platting Regulations and
MSB 43.15.016 Preliminary Plats.

2. A soils report was submitted, pursuant to MSB 43.20.281(A)(1)
3. Legal and physical access will exist to the proposed lots per MSB 43.20.100 Access Required, MSB

43.20.120 Legal Access and MSB 43.20.140 Physical Access.
4. All lots will have the required frontage pursuant to MSB 43.20.320.
5. At the time of staff report write-up, there were no responses to the Request for Comments from ADF&G;

US Army Corps of Engineers; Road Service Area #16 South Colony; MSB Emergency Services,
Community Development, Assessments, Planning; MEA or GCI.

6. There were no objections from any federal or state agencies, or Borough departments.
7. There were no objections from the public in response to the Notice of Public Hearing.
RECOMMENDATIONS OF CONDITIONS OF APPROVAL

Suggested motion: I move to approve the preliminary plat of Wisteria Meadows Addition 1, Section
10, Township 17 North, Range 02 East, 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 streets and cul-de-sac to Residential Street standard according to the 2022 Subdivision

Construction Manual (SCM):
a) Submit drainage report and other construction plans to Department of Public Works (DPW) per

SCM F01.2;

b) Arrange preconstruction conference with DPW per SCM FO1.3, sign Subdivision Construction Plan,
pay inspection fee, and obtain Notice to Proceed from Platting staff;

c) Arrange Pre-Final and Final Inspections with DPW per SCM F01.6 and F01.7 and submit Final
Report to Platting per FOl .8;

d) Obtain Certificate of Construction Acceptance from DPW per FOl .9.
e) Submit as-built of streets and drainage improvements to Platting staff once construction is complete.
f) Reclaim the cul-de-sac at the northern terminus of S. Mary Street, per DPW's instructions.

5. Provide platting staff copies of driveway permits/applications for all existing accesses.
6. Record an ENSTAR Natural Gas Easement document for a ten foot (10 FT) wide natural gas

easement, centered on the service line at this location, and provide recording information on final plat.
7. Show all easements of record on final plat.
8. Submit recording fees, payable to Department of Natural Resources (DNR).
9. Submit plat in full compliance with Title 43.

Wisteria Meadows Addition 1 Page 3 of 3
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<0)
HOLLER ENGLNEERLNG

Wdter, WdStQW3t6r & Soils Consulting 3375NSamsDr. WasiHa, Alaska 99554 » 376-0410

February 23, 2024

Fred Wagner
MSB Platting Officer
350 East Dahlia Avenue

Palmer. Alaska 99645

RECEIVED
EES ? 1

platting

Re: Wisteria Meadows Addition 1: Useable Areas, Roads and Drainage
HE #23001

Dear Mr. Wagner:

At the request of the project owners, we have performed a soils review and related
preliminary design work for the referenced proposed subdivision. The project will create
9 new lots and a 10 acre tract from one existing parent parcel totaling 20 acres. Our soils
evaluation included logging 4 new testholes on the parent parcel, review of adjacent
existing soils information, review of the provided topography information, 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 rectangle shape north of the earlier Wisteria
Meadows project. The majority of the parent parcel has very gently rolling terrain, with a
minimal slope generally directed southward or to the southeast. No substantial areas with
steep slopes over 25% were noted. The total elevation differential indicated from the
provided topographical map is approximately 13'.

Soils & Vegetation. The parent parcel contains a developed farm field area comprising
roughly 3 acres at the east end, and a developed home site at the southwest comer. Other
areas appear to remain in a native or near native state. Existing vegetation in the wooded
portion primarily consists of mature growth cottonwood and birch trees, with a modest
amount of mature spruce trees. The hayfield area has tall grasses scattered throughout.
Four new testholes were dug on 1/04/24 to evaluate existing soil conditions. Near
surface soils encountered in the testholes included a thin organic mat over a thick layer of
silty loess topsoils which extended down to between 5.5' and 7.5'. Receiving soils under
the topsoils were consistently found to be relatively clean sands and gravels. Each
testhole extended at least 6' downward into the granular base materials, to avoid the need
for percolation tests on the thick topsoil layer. Soils encountered were typical for the
area, based on existing neighboring soils information and from our prior experiences on

2/23/2024 23001 Add 1 Soils p.l /2

EXHIBIT B-(

May 2, 2024 Platting Board Packet 
Page 214 of 229



adjacent properties. A copy of the testhole logs and a location/topography map is
attached.

Groundwater. Groundwater was not encountered in any of the newly logged or adjacent
testholes, which were all dug to depths of 13' to 18'. Groundwater is not expected to be a
limiting factor for useable area for any of the proposed lots.

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 primarily
limited by setbacks to neighboring water wells, and lot lines. For useable building area,
iotlines, utility easements, and ROW/PUE setbacks wilt be limiting factors. For all of the
proposed lots, adequate unencumbered area exists to readily meet 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 ofthe proposed 9 new lots will contain
over 10,000 squarefeet of contiguous useable septic area, and an additional 10,000
squarefeet of useable building area. Proposed Tract A is over 400,000ft2 and does not
require soils verification.

Roads and Drainage. The proposed new lots will be accessed by way of a new northward
extension of S. Mary Street, with another new street running from S. Mary Street to the
west. Approximately 1019' of new road will be constructed as a part of this extension,
terminating in one temporary cul-de-sac and one stub road, with one internal intersection.
Sandy gravel materials adequate to construct the road base exist on the project, or could
be hauled in. Road topping materials could be screened at the site, or hauled in, or may
not be required if the road is paved. A preliminary drainage plan is part of the attached
map, similar to a full drainage report which has been prepared by another firm.

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

Sincerely

Curtis Holler, PE

c: R. Carney, w/attachments

CURTIS E. HOLLER
2/23/2024

2/23/2024 23001 Add 1 Soils p.2 / 2
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H
HOLLER ENGINEERING
3375 N Sams Dr. Wasilla, Alaska 99654 376-0410

SOILS LOG / PERCOLATION TEST

TEST HOLE#.

Performed For:

of

Reginald Camev

Legal Description: Wisteria Meadows Addition 1

Depth, feat ,,

1

2

3

4

5

6

7

6

9

10

11

12

13

14

15

16

17

18

19

20

21

22

c?

—

Soil Type
/g CO Is/'

nL. PAiZK

SH'hL

Site Plan

^ . V. ■

'★/ tL? l/\

s
= ̂\CURTISE. HOLLER/t^S

2-23-24

t
N

See attached testhole & topo map.

sp-a/".
\2ic\^U

sitr

•-[ibSCC-

iViiP 6'v^'x/f^o iT/VllyX

WAS GROUNDWATER ENCOUNTERED?

No
IF YES, AT WHAT DEPTH?

N/A
DEPTH AFTER MONITORING?

N/A

- PERCOI-ATION RATE

- TEST RUN BETWEEN V

PERCOLATION TEST
Reading Date Gross Time Net Time Depth to Water Net Drop

N/A visual analysis only

_(min/inch) PERC HOLE DIAMETER.

. FT AND FT DEPTH

- COMMENTS: Testhole for subdivision only, for anv other use contact Holler Enaineerinq

- PERFORMED BY C. Holier DATE 1-04-2024

TML0Cjub(Jnew-h2o-no 2/212024

EXHIBIT B-H
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HOLLER ENGINEERING
3375 N Sams Dr. Wasilla, Alaska 99654 376-0410

TEST HOLE # of H
Performed For; Reginald Carney

SOILS LOG / PERCOLATION TEST

Legal Description: Wisteria Meadows Addition 1

Depth, feet

1

2

3

4

5

6

7

8

9-

10

11

12

13

14

15

16

17

18

19.

20

21

22

C£> ■ ,

- <o

c-

Soil Tyoe

6^'hU
-T'AL''

l^VCURTISE. HOLLER
\1P

CE 9607

f-^OFESSNQ
2-23-24

Site Plan

See attached testhcle & topo map.

WAS GROUNDWATER ENCOUNTERED?

^  No

SP-
rttr
li

IF YES. AT WHAT DEPTH?

N/A

DEPTH AFTER MONITORING?

N/A

PERCOLATION TEST
Reading Date Gross Time Net Time Depth to Water Net Drop

N/A visual analysis only

- PERCOLATION RATE

- TEST RUN BETWEEN V

Jmin/inch)

FT AND

PERC HOLE DIAMETER.

FT DEPTH

- COMMENTS Testhole for subdivision only, for any other use contact Holler Engineering

■ PERFORMED BY: C. Holier DATE. 1-04-2024

7HtOG»vixln«w.n2i-oo 2'212024

EXHIBIT B-i
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Seal

HOLLER ENGINEERING
3375 N Sams Dr. Wasilla, Alaska 99654 376-0410

TEST HOLE # 3 of
Performed For: Reginald Carney

SOILS LOG I PERCOLATION TEST

OF

Legal Description:

Depth, feets

1

2

3

4

5

6

7

8

9

101

11

12

13

14

15

16

17

18

19

20

21

22

A ' ~L'

c

O-' .•

' Lo
€•

^  .
c>

^ o

Wisteria Meadows Addition 1

Soil Type

^\CURT1S E. HOLLER/^#
»Q.A

U(C//

ST- oP "

2-23-24

Site Plan

See attached testhole & topo map.

WAS GROUNDWATER ENCOUNTERED?

No
IF YES. AT WHAT DEPTH?

NIA
DEPTH AFTER MONITORING''

N/A

}J0

PERCOLATION TEST
Reading Date Gross Time Net Time Depth to Water Net Drop

N/A visual analysis only

- PERCOLATION RATE

- TEST RUN BETWEEN _V FT AND

.(min/inch) PERC HOLE DIAMETER.

FT DEPTH

- COMMENTS: Testhole for subdivision only, for anv other use contact Holler Engineering

- PERFORMED BY. C. Holler DATE: 1-04-2024

THLOGsuOdnow-nSo-no 1''23/2034

EXHIBIT B-6
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Seal

HOLLER ENGINEERING
3375 N Sams Dr. Wasilla, Alaska 99654 376-0410

TEST HOLE # of H
Performed For; Reginald Carney

SOILS LOG / PERCOLATION TEST

rr

Legal Description:

Depth, feet j \

1

2

3

4

5

6

7

8

9

10

11

12

13

14

15

16

17

18

19

20

21

22

o
7 r

'

)j

Wisteria Meadows Addition 1

Soil Type

a.... ^ s
l-a\CURTISE. holler/^S
m Q-\ /
n {pA rc. acr\f /

CE9607

2-23-24

OU

Hi

iH-ML

rofr

SP-6P

(l^V-pS

Site Plan

t
N

See attached testhole & topo map.

WAS GROUNDWATER ENCOUNTERED?

No
IF YES, AT WHAT DEPTH?

N/A
DEPTH AFTER MONITORING?

N/A

c> 4.W 1

■ PERCOLATION RATE

- TEST RUN BETWEEN V

PERCOLATION TEST
Reading Date 1 Gross Time Net Time Declh to Water Net Drop

N/A visual analysis only

Jmin/inch) PERC HOLE DIAMETER.

.FT AND FT DEPTH

- COMMENTS: Testhole for subdivision only, for anv other use contact Holler Enaineerinn

- PERFORMED BY 0. Holier DATE, 1-04-2024

THLOOsutJdnew-h2o-no 2.'23/20Z4

EXHIBIT B-7
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Jesse Curiin

From: Daniel Dahms

Sent: Tuesday, March 19, 2024 3:13 PM

To: Jesse Curiin

Cc: Brad Sworts; Jamie Taylor; Tammy Simmons

Subject: RE: RFC Wisteria Meadows Addition 1 (CC)

Chris,

It appears there are plans for connections between this subdivision and Hidden Jewel. PD&E requests to meet with the
developer and the surveyor prior to commenting to try and to better understand the relationship between these two
subdivisions.

Daniel Dahms, PE

Department of Public Works

Pre-Design and Engineering Division

From: Jesse Curiin <Jesse.CurIin@matsugov.us>

Sent: Thursday, February 29, 2024 4:41 PM

To: Alex Strawn <Alex.Strawn@matsugov.us>; Brad Sworts <Brad.Sworts@matsugov.us>; Brian Davis

<Brian.Davis@matsugov.us>; Charlyn Spannagel <Charlyn.Spannagel(5)matsugov.us>; Daniel Dahms

<Daniel.Dahms(S)matsugov.us>; Fred Wagner <Frederic.Wagner@matsugov.us>; Jamie Taylor

<Jamie.Taylor@matsugov.us>; John Aschenbrenner <John.Aschenbrenner@matsugov.us>; Katrina Kline

<katnna.kline@matsugov.us>; Land Management <Land.Management@matsugov.us>; MSB Farmers

<MSB.Farmers@matsugov.us>; Permit Center <Permit.Center@matsugov.us>; Planning <MSB.PIanning@matsugov.us>;

Tammy Simmons <Tammy.Simmons(5)matsugov.us>; Tom Adams <Tom.Adams@matsugov.us>; USAGE

<regpagemaster@usace.army.mil>; Myers, Sarah E E (DFG) <sarah.myers(S)alaska.gov>; Percy, Colton T (DFG)
<colton.percy@alaska.gov>; Postmaster <pamela.j.melchert@usps.gov>; Postmaster too <matthew.a.carey@usps.gov>;
Postmaster three <jordan.t.matthews@usps.gov>; Michael Keenan <Michael.Keenan@matsugov.us>; Jeffrey Anderson
<Jeffrey.Anderson@matsugov.us>; Fire Code <Fire.Code@matsugov.us>; stark@mtaonline.net; Stephanie Nowers
<stephanienowersdistrict2@gmail.com>; Andrew Fraiser <andrew.fraiser@enstarnaturalgas.com>; mearow@mea.coop;
OSP Design Group <ospdesign@gci.com>; Right of Way Dept. <row@mtasolutions.com>; ROW

<row@enstarnaturalgas.com>

Subject: RFC Wisteria Meadows Addition 1 (CC)

Hello,

The following link is a request for comments for the proposed Wisteria Meadows Addition 1 Subdivision.
Please ensure all comments have been submitted by March 20, 2024 so they can be incorporated in the staff report that
will be presented to the Platting Board.

D Wisteria Mdws Add 1

Sincerely,

Jesse C. "Chris" Curiin

Platting Technician

Matanuska-Susitna Borough

(907) 861-7873

1

EXHIBIT D
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3/19/24, 3:36 PM RFC Wisteria Meadows Addition 1 (CO)

RE: RFC Wisteria Meadows Addition 1 (CC)

Permit Center <Permit.Center@matsugov.us>

Mon 3/4/2024 11:20 AM

ToiJesse Curlin <Jesse.Curlin(a)matsugov.us>

Good Morning,

Your applicant has access onto Gunnysack Rd that does not have a permit on file. Please have your applicant apply
for their driveway permit.

This permit can utilize the fee waiver if they apply before the end of September.

Thank you,

Jennifer Monnin, CFM

Permit Technician

350 E Dahlia Ave

Palmer, AK 99645

Jennifer.monnin@matsugov.us

907-861-7822

From: Jesse Curlin <Jesse.Curlin(5)matsugov.us>

Sent: Thursday, February 29, 2024 4:41 PM

To: Alex Strawn <Alex.Strawn@matsugov.us>; Brad Sworts <Brad.Sworts@matsugov.us>; Brian Davis
<Brian.Davis@matsugov.us>; Charlyn Spannagel <Charlyn.Spannagel@matsugov.us>; Daniel Dahms
<Daniel.Dahms@matsugov.us>; Fred Wagner <Frederic.Wagner@matsugov.us>; Jamie Taylor
<Jamie.Taylor@matsugov.us>; John Aschenbrenner <John.Aschenbrenner@matsugov.us>; Katrina Kline
<katrina.kline@matsugov.us>; Land Management <Land.Management@matsugov.us>; MSB Farmers
<MSB.Farmers(®matsugov.us>; Permit Center <Permit.Center(a)matsugov.us>; Planning
<MSB.PIanning@matsugov.us>; Tammy Simmons <Tammy.Simmons(S)matsugov.us>; Tom Adams
<Tom.Adams@matsugov.us>; USACE <regpagemaster@usace.army.mil>; Myers, Sarah E E (DFG)
<sarah.myers@alaska.gov>; Percy, Colton T (DFG) <co!ton.percy@alaska.gov>; Postmaster
<pamela.j.melchert@usps.gov>; Postmaster too <matthew.a.carey@usps.gov>; Postmaster three
<jordan.t.matthews@usps.gov>; Michael Keenan <Michael.Keenan@matsugov.us>; Jeffrey Anderson
<Jeffrey.Anderson@mat5ugov.us>; Fire Code <Fire.Code@matsugov.us>; stark@mtaonljne.net; Stephanie Nowers
<stephanienowersdistrict2@gmall.com>; Andrew Fraiser <andrew.fraiser@enstarnaturalgas.com>;
mearow@mea.coop; OSP Design Group <ospdesign@gci.com>; Right of Way Dept. <row@mtasolutions.com>;
ROW <row@enstarnaturalgas.com>

Subject: RFC Wisteria Meadows Addition 1 (CC)

Hello,

https://outlook.office.com/mail/deeplink/protocolActivation?nativeVersion=1.2024.214.400&key=da01e28e-12c3-6244-9fbf-761ce( EXHIBIT E
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Jesse Curlin

From: Skylar Furlong <Skylar.Furlong@enstarnaturalgas.com>
Sent: Tuesday, March 19, 2024 9:51 AM

To: Jesse Curlin

Cc: Sterling Lopez

Subject: RE: RFC Wisteria Meadows Addition 1 (CC)
Attachments: MSB Comments_2024-034.pdf

Follow Up Flag: Follow up
Flag Status: Flagged

[EXTERNAL EMAIL - CAUTION: Do not open unexpected attachments or links.]
Good morning,

Please see the attached plat review with ENSTAR comments for the proposed Wisteria Meadows Addition 1 (MSB Case#
2024-034).

Feel free to reach out If you have any questions or concerns.

Thank you,

Skylar Furlong
Environmental Permitting & Compliance Specialist

ENSTAR Natural Gas Company, LLC

C (907) 252-1294

0(907)714-7521

Skvlar.Furlong@enstarnaturalgas.com

ENSjM
Natural Gas Company

From: Jesse Curlin <Jesse.Curlin@matsugov.us>

Sent: Thursday, February 29, 2024 4:41 PM

To: Alex Strawn <Alex.Strawn(®matsugov.us>; Brad Sworts <Brad.Sworts@matsugov.us>; Brian Davis

<Brlan.Davis@matsugov.us>; Charlyn Spannagel <Charlyn.Spannagel@matsugov.us>; Daniel Dahms

<Daniel.Dahms@matsugov.us>; Fred Wagner <Frederic.Wagner@matsugov.us>; Jamie Taylor
<Jamie.Taylor@matsugov.us>; John Aschenbrenner <John.Aschenbrenner@matsugov.us>; Katrlna Kline
<katrina.kline@matsugov.us>; Land Management <Land.Management@matsugov.us>; MSB Farmers
<MSB.Farmers@matsugov.us>; Permit Center <Permit.Center@matsugov.us>; Planning <MSB.PIanning@matsugov.us>;
Tammy Simmons <Tammy.Slmmons@matsugov.us>; Tom Adams <Tom.Adams@matsugov.us>; USACE
<regpagemaster@usace.army.mil>; Myers, Sarah E E (DFG) <sarah.myers@a!aska.gov>; Percy, Colton T (DFG)
<colton.percy@alaska.gov>; Postmaster <pamela.j.melchert@usps.gov>; Postmaster too <matthew.a.carey@usps.gov>;
Postmaster three <jordan.t.matthews@usps.gov>; Michael Keenan <Michael.Keenan@matsugov.us>; Jeffrey Anderson
<Jeffrey.Anderson@matsugov.us>; Fire Code <Fire.Code@matsugov.us>; stark@mtaonline.net; Stephanie Nowers
<stephanienowersdistrict2@gmail.com>; Andrew Fraiser <andrew.fraiser@enstarnaturalgas.com>; mearow@mea.coop;
OSP Design Group <ospdesign@gci.com>; Right of Way Dept. <row@mtasolutions.com>; ENSTAR ROW Shared Mailbox

EXHIBIT F-(
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ArcGIS Web Map I

u.

Reference ENSTAR

ROW Easement Book

748 Page 051
recorded 12/30/1993

{see attached).

10

1101

Approximate location
of 10' wide natural gas
easement to serve

proposed Lot 1.

C10

15 1398

iO V

1067

1:2.000
0  0.015 0.03 0.06 mi

1  ̂ ' I ' I ■ ■■ 1-
0.0275 0,055 0.11 km

ENSTAR htebjral Gas Company
MOA, MSB, KPB, US Government, ENSTAR hJatural Gas Company

ArcGIS AppBulUer
ENSTAR Natural Gas Company
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3/19/24, 3:46 PM RFC Wisteria Meadows Addition 1 (CO)

RE: RFC Wisteria Meadows Addition 1 (CC)

Cayla Ronken <cronken@mtasolutions.com>
Tue 3/5/2024 9:25 AM

ToiJesse Curlin <Jesse.Curlin@matsugov.us>

[EXTERNAL EMAIL - CAUTION: Do not open unexpected attachments or links.]
Hi Chris.

MTA has reviewed Wisteria Meadows Addition 1 and would like to comment/request the drainage
easement be set back so it isn't overlapping the UE's.

Thank you,

Cayla Ronken, Right of Way Agent

1740 S. Chugach St., Palmer, Alaska 99645

Office: (907) 761-2465 [ wvt/\A/.mtasolutions.com

Life. Tschnology. To9«th*r.

From: Jesse Curlin <Jesse.Curlin@matsugov.us>

Sent: Thursday, February 29, 2024 4:41 PM

To: Alex Strawn <Alex.Strawn@matsugov.us>; Brad Sworts <Brad.Sworts@matsugov.us>; Brian Davis

<Brian.Davis@matsugov.us>; Charlyn Spannagel <Charlyn.Spannagel@matsugov.us>; Daniel Dahms

<Daniel.Dahms@matsugov.us>; Fred Wagner <Frederic.Wagner(5)matsugov.us>; Jamie Taylor

<Jamie.Taylor@matsugov.us>; John Aschenbrenner <John.Aschenbrenner@matsugov.us>; Katrina Kline
<katrina.kline@matsugov.us>; Land Management <Land.Management@matsugov.us>; MSB Farmers

<MSB.Farmers@matsugov.us>; Permit Center <Permit.Center@matsugov.us>; Planning

<MSB.PIanning@matsugov.us>; Tammy Simmons <Tammy.Simmons@matsugov.us>; Tom Adams

<Tom.Adams@matsugov.us>; USACE <regpagemaster@usace.army.mil>; Myers, Sarah E E (DFG)

<sarah.myers@alaska.gov>; Percy, Colton T (DFG) <colton.percy@alaska.gov>; Postmaster

<pamela.j.melchert@usps.gov>; Postmaster too <matthew.a.carey@usps.gov>; Postmaster three

<jordan.t.matthews@usps.gov>; Michael Keenan <Michael.Keenan@matsugov.us>; Jeffrey Anderson

<Jeffrey.Anderson@matsugov.us>; Fire Code <Fire.Code@matsugov.us>; stark@mtaonline.net; Stephanie Nowers
<stephanlenowersdistrict2@gmail.com>; Andrew Fraiser <andrew.fraiser@enstarnaturalgas.com>;
mearow@mea.coop; OSP Design Group <ospdesign@gci.com>; Right of Way Dept. <row@mtasolutions.com>;
ROW <row@enstarnaturalgas.com>

Subject: RFC Wisteria Meadows Addition 1 (CC)

Hello,

The following link is a request for comments for the proposed Wisteria Meadows Addition 1 Subdivision.
Please ensure all comments have been submitted by March 20, 2024 so they can be Incorporated in the staff
report that will be presented to the Platting Board.

D Wisteria MdwsAdd 1

https://outlook.office.com/mail/deeplink/protocolActivation?nativeVersion=1.2024.214.400&Key=76e6b442-077c-1c4c-808b-0dd1i EXHIBIT F-3
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3/19/24, 3:46 PM RFC Wisteria Meadows Addition 1 (CC)

Sincerely,

Jesse C. "Chris" Curlin

Platting Technician

Matanuska-Susitna Borough
(907) 861-7873

https://cutlook.office.com/mail/deeplink/protocolActivation?nativeVersion=1.2024.214.400&key=76e6b442-077c-1c4c-808b-0dd1adc26086&fileExt=.m... 2/2
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