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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 

Karla McBride, Alternate A 
Robert Hallford, Alternate B 

REVISED - PLATTING BOARD AGENDA 
ASSEMBLY CHAMBERS 

350 E DAHLIA AVENUE PALMER 

PLATTING BOARD MEETING 1:00 P.M. October 3, 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

October 3, 2024 Platting Board Hearing Packet 
3 of 295

mailto:platting@matsugov.us


A. September 5, 2024

3. AUDIENCE PARTICIPATION & PRESENTATIONS
A. PERSONS TO BE HEARD (Three minutes per person for Items not scheduled for public

hearing)

4. UNFINISHED BUSINESS
A. KATAGNIK RANCH ESTATES PHASE 1:  The request is to bring the approved Katagnik Ranch

2022 back for modification. The petitioner proposes creating six lots and one tract from Lot 1 and
Tract A, Katagnik Ranch, Plat 2017-115, to be known as KATAGNIK RANCH ESTATES PHASE
1, containing 40.0 acres +/-.  The petitioner is dedicating and constructing one interior road.  The
property is located east of S. Knik-Goose Bay Road, directly west of W. Connor Court, and northwest
of Nichols Memorial Park (Tax ID # 7689000L001 & T00A); lying within the NW ¼ Section 35,
Township 17 North, Range 02 West, Seward Meridian, Alaska.  In the Knik Fairview Community
Council and in Assembly District #5. (Petitioner/Owner: Mike & Terry Dennison, Jimmie Chynoweth
& Nicole Baston, Staff: Chris Curlin, Case # 2022-112)

B. VICTORY GERWIG:  The request is to bring back VICTORY GERWIG Subdivision for
modification. The proposed alteration will remove the dedication of right of way of the W. Glenn
Highway and S. Victory Road. Victory Gerwig is creating seven lots from Tract I-1, Lee Subdivision
Add #1, Plat 88-14, Lot 1, Gerwig Subdivision, Plat 2010-43, Parcel 1, MSB Waiver 84-65-PWm,
Parcel 2, MSB Waiver 85-32-PWm, Parcel 1, MSB Waiver 91-17-PWm, Parcels 1 & 2, MSB
Waiver 91-24-PWm, & the SE ¼ NW1/4, Section 27, T20N R8E, containing 94.91 acres +/-.  The
property is located south west of Index Lake, North of W. Glenn Highway, and east of S. Muddy
Creek Circle (Tax ID # 3445000L00I-1, 6979000L001, 20N08E27A005 / A006 / A007 / B002 /
B004 / B005); within the N ½ Section 27, Township 20 North, Range 08 East, Seward Meridian,
Alaska.  (Petitioner/Owner: Hanson Land Solutions, Staff: Matthew Goddard, Case # 2023-140)

5. RECONSIDERATIONS/APPEALS
(None)

6. PUBLIC HEARINGS
A. SPRINGS WEST:  The request is to create 40 lots and one tract from Lot 1, Barry’s Spring Crest

(Plat #2022-16) and the SW1/4 SE1/4 and the NW1/4 SE1/4 Section 20, T18N, R01E; (Tax ID’s
18N01E20D005, 18N01E20D002, & 8168000L001). The property is directly south of N. Sandburg
Drive, directly west of E. Beverly Ann Lane, and north of N. Caribou Street; within the SE ¼ Section
20, T18 North, Range 2 East, Seward Meridian, Alaska. In the North Lakes Community Council and
in Assembly District #6. This case was continued from the September 5th Platting Board Hearing.
(Petitioner/Owner: Beverly Barry, Michelle Barry, Deanna Arthur, & Jo Ann Hinds, Staff: Chris
Curlin, Case # 2024-071)

B. GLACIER HEIGHTS ADD 1 LOTS 11A & 11B:  The request is to create 2 lots and 1 tract from
Lot 11, Glacier Heights #1 (Plat#73-98) and Tax Parcel C14, (MSB Waiver 97-9-PWm) and dedicate
and construct a turn-around, to be known as GLACIER HEIGHTS ADD 1 LOTS 11A & 11B,
containing 44.53 acres +/-. (Tax ID’s 6448B01L011&18N01E13C014) The property is directly south
of N. Weltin Way, north and west of N. Rhonda Drive, and east of N. Palmer-Fishhook Road; within
the SE & SW ¼ Section 13, Township 18 North, Range 01 East, Seward Meridian, Alaska. In the
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Fishhook Community Council and in Assembly District #1. (Petitioner/Owner: Donald & Ellen 
Malone & Sunflower, LLC, Staff: Chris Curlin, Case # 2024-106) 

 
C. ALLIANCE COUNTRY HEIGHTS:  The request is to create 19 lots from Tax Parcel D14 and 

Tax Parcel D4 (Parcel #1, MSB Waiver 97-45-PWm; and Parcel #1, MSB Waiver 95-22-PWm 
respectively) to be known as ALLIANCE COUNTRY HEIGHTS, containing 20.04 acres +/-. The 
petitioner is requesting a variance to MSB 43.20.060(D) Dedication to Public. The subject property 
is located north of W. Parks Highway, east of N. Pittman Road, south of W. Karsten Drive, and 
directly west of N. Suzanna Street; within the SE 1/4 of Section 02, Township 17 North, Range 02 
West, Seward Meridian, Alaska. In the  Meadow Lakes Community Council and Assembly District 
#7.  This case was continued from the September 19th Platting Board Hearing. 
(Petitioner/Owner: Alliance Construction, LLC, Staff: Natasha Heindel, Case # 2024-093) 

 ITEMS OF BUSINESS & MISCELLANEOUS 
(None) 

 
7.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) 
• November 7, 2024, Platting Board Meeting; we have three cases to be heard: 

o Rio’s Refuge MSP 
o Sypress Hill 
o Wasilla Creek Commons Ph 3 (SE) 

 
8.BOARD COMMENTS 

 
9.ADJOURNMENT 
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MATANUSKA-SUSITNA BOROUGH REGULAR MEETING 
PLATTING BOARD MINUTES September 19, 2024

Platting Board Meeting Minutes September 19, 2024 Page 1 of 5 

The regular meeting of the Matanuska-Susitna Borough Platting Board was held on September 19, 
2024, at the Matanuska-Susitna Borough, Assembly Chambers located at 350 E Dahlia Ave, 
Palmer, 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 Administrative Specialist)
Platting Board members present and establishing a quorum:

Mr. Ron Johnson, District Seat #1, Chair 
Mr. Brian Goodman, District Seat #2 
Mr. Eric Koan, District Seat #3, Vice Chair 
Ms. Michelle Traxler, District Seat #5 
Ms. Karla McBride, Alternate A 
Mr. Robert Hallford, Alternate B 

Platting Board members absent and excused were: 
Mr. Dan Bush, District Seat #4 
Mr. Sidney Bertz, District seat #7 

Platting Board members absent were: 
Ms. Sandra Kreger, District Seat #6 

Staff in attendance: 
Mr. Fred Wagner, Platting Officer 

 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 Hallford led the pledge of allegiance.

C. APPROVAL OF THE AGENDA
Chair Johnson inquired if there were any changes to the agenda.

MOTION: Platting Member Traxler made motion to approve the agenda. Platting 
Member Koan seconded.    

The agenda was approved unanimously. 

2. APPROVAL OF MINUTES
 September 5, 2024.

MOTION: Platting Member Traxler made motion to approve September 5, 2024 
minutes. Platting Member Koan seconded. 
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MATANUSKA-SUSITNA BOROUGH REGULAR MEETING 
PLATTING BOARD MINUTES September 19, 2024 

Platting Board Meeting Minutes September 19, 2024 Page 2 of 5 

 
Minutes were approved unanimously.  

 
3. AUDIENCE PARTICIPATION & PRESENTATIONS  

PERSONS TO BE HEARD (Three minutes per person for items not scheduled for public 
hearing) 
(None) 
 

4.UNFINISHED BUSINESS  
     (None) 

 
5.RECONSIDERATIONS/APPEALS 

(None) 
 
 

6.PUBLIC HEARINGS 
A. ANCIENT TREE ESTATES B1 L4 SLEV: The request is to vacate the 33’ wide 

section line easement on the northern boundary of Block 1, Lot 4, Ancient Tree Estates, 
Plat #82-89 excepting the west 86’. The property is located west of Mud Lake, south and 
east of E. Bogard Road, and directly north of N. Creekview Drive (Tax ID 
#2327B01L004); within the NW ¼ Section 06, Township 17 North, Range 01 East, 
Seward Meridian, Alaska.  In the North Lakes Community Council and in Assembly 
District #6. (Petitioner/Owner: Hans Hanson / Crystal Investments LLC Staff: Matthew 
Goddard, Case #2024-090) 

 
Chair Johnson read the statement regarding Ex-Parte & Interest on quasi-judicial action into the 
record. 
 
Kayla Kinneen provided the mailing report: 

 Stating that 57 public hearing notices were mailed out on August 27, 2024. 
 

Staff gave an overview of the case: 
 Staff recommends approval with 9 conditions and 7 findings of facts. 

 
Chair Johnson invited the petitioner/petitioner’s representative to give an overview. 
 
The petitioner’s representative, Ken Anderson spoke. 
 
Chair Johnson opened the public hearing for public testimony. 
 
There being no one to be heard Chair Johnson closed the public hearing and  
invited the petitioner and/or the petitioner’s representative to further discuss and answer any 
questions from the Board. 
 
The petitioner/petitioner’s representative chose not to speak. 
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MATANUSKA-SUSITNA BOROUGH REGULAR MEETING 
PLATTING BOARD MINUTES September 19, 2024 

Platting Board Meeting Minutes September 19, 2024 Page 3 of 5 

 
Discussion ensued. 
 
MOTION:  Platting Member Traxler made a motion to approve the preliminary plat of 

Ancient Tree Estates. Platting Member McBride seconded the motion. 
 
Discussion ensued. 
 
VOTE:   The motion passed without objection. 
 
 

B. ALLIANCE COUNTRY HEIGHTS: The request is to 19 lots from Tax Parcel D14 and 
Tax Parcel D4 (Parcel #1, MSB Waiver 97-45-PWm; and Parcel #1, MSB Waiver 95-22-
PWm respectively) to be known as ALLIANCE COUNTRY HEIGHTS, containing 
20.04 acres +/-.  The subject property is located north of W. Parks Highway, east of N. 
Pittman Road, south of W. Karsten Drive, and directly west of N. Suzanna Street (Tax 
ID# 17N02W02D014, 17N02W02D004); within the SE 1/4 of Section 02, Township 17 
North, Range 02 West, Seward Meridian, Alaska. In the Meadow Lakes Community 
Council and Assembly District #7. (Petitioner/Owner: Alliance Construction LLC Staff: 
Natasha Heindel, Case #2024-093) 

 
Chair Johnson read the statement regarding Ex-Parte & Interest on quasi-judicial action into the 
record. 
 
Kayla Kinneen provided the mailing report: 

 Stating that 78 public hearing notices were mailed out on August 27, 2024. 
 

Staff gave an overview of the case: 
 Staff recommends a continuation to the October 3rd 2024 Platting Board Hearing. 

 
Chair Johnson invited the petitioner/petitioner’s representative to give an overview. 
 
The petitioner’s representative was not present. 
 
Chair Johnson opened the public hearing for public testimony. 
 
There being no one else to be heard Chair Johnson left the public hearing open and  
invited the petitioner and/or the petitioner’s representative to further discuss and answer any 
questions from the Board. 
 
The petitioner/petitioner’s representative was not present. 
 
Discussion ensued. 
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MATANUSKA-SUSITNA BOROUGH REGULAR MEETING 
PLATTING BOARD MINUTES September 19, 2024

Platting Board Meeting Minutes September 19, 2024 Page 4 of 5 

MOTION: Platting Member Traxler made a motion to continue the preliminary plat, 
Alliance Country Heights to the October 3rd Platting Board Hearing. 
Platting Member McBride 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:

o There are 5 cases on October 3rd Platting Board Meeting.
 Victory Gerwig
 Katagnik Ranch
 Glacier Heights Add 1 Lots 11A & 11B
 Springs West
 Alliance Country Heights

Platting Officer, Fred Wagner addressed the possibilities of the Platting Board being able to
do site visits. 

BOARD COMMENTS. 
 Traxler- The sun is out.

8. ADJOURNMENT
With no further business to come before the Platting Board, Chair Johnson adjourned the meeting
at 1:23 PM.
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MATANUSKA-SUSITNA BOROUGH REGULAR MEETING 
PLATTING BOARD MINUTES September 19, 2024

Platting Board Meeting Minutes September 19, 2024 Page 5 of 5 

RON JOHNSON
Platting Board Chair 

ATTEST: 

______________________________ 
KAYLA KINNEEN 
Platting Board Clerk 
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STAFF REVIEW AND RECOMMENDATIONS

PUBLIC HEARING

OCTOBER 3,2024

PRELIMINARY PLAT: ALLIANCE COUNTRY HEIGHTS

LEGAL DESCRIPTION: SEC 02, T17N, R02W, SEWARD MERIDIAN AK

PETITIONERS: ALLIANCE CONSTRUCTION LLC

SURVEYOR/ENGINEER: BULL MOOSE SURVEYING

STEINER DESIGN & CONSTRUCTION SERVICES, LLC

ACRES: 20.04 + PARCELS: 19

REVIEWED BY: NATASHA HEINDEL CASE#: 2024-093

REOUEST: The request is to create 19 lots from Tax Parcel D14 and Tax Parcel D4 (Parcel #1, MSB
Waiver 97-45-PWm; and Parcel #1, MSB Waiver 95-22-PWm respectively) to be known as ALLIANCE
COUNTRY HEIGHTS, containing 20.04 acres +/-. The petitioner is requesting a variance to MSB
43.20.060(D) Dedication to Public. The subject property is located north of W. Parks Highway, east of N.
Pittman Road, south of W. Karsten Drive, and directly west of N. Suzanna Street; within the SE 1/4 of
Section 02, Township 17 North, Range 02 West, Seward Meridian, Alaska.

EXHIBITS

Vicinity Map & Aerial Imaging
Engineer Reports: Drainage, Average Daily Traffic (ADT), & Soils
Road Design: Profiles & Sections
Section Line Easement (SLE) Documentation
Variance Request

AGENCY COMMENTS

Department of Public Works, Pre-Design & Engineering Division
Division of Development Services
Utilities: Enstar & GCI

Community Council: #1 Meadow Lakes
Public

EXHIBIT A-4pp
EXHIBIT B-32 pp
EXHIBIT C-4 pp
EXHIBIT D - 5 pp
EXHIBIT E - 3 pp

EXHIBIT F-6 pp
EXHIBIT G-2 pp
EXHIBIT H-4pp
EXHIBIT I - 1 p
EXHIBIT J - 4 pp

DISCUSSION: This platting action is creating 19 lots from Tax Parcel D14 and Tax Parcel D4, ranging in
size from 0.92 acres to 1.07 acres; and dedicating right of way to extend W. Sassy Avenue. To provide
access for the subdivision the petitioner will be extending W. Sassy Avenue which will connect with N.
Suzanna Street and end in a temporary turn around to the west. Road construction on external streets will
include the construction of a portion of N. Suzanna Street. As part of constructing N. Suzanna Street,
intersections with W. Sassy Ave. and W. Piker Drive will be constructed to Subdivision Construction
Manual (SCM) standards along with a tee turnaround at the intersection of N. Suzanna Street and W. Piker
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Drive. All interior and exterior roads will be constructed to a minimum of Borough residential street
standards {see Recommendation U3).

Access: Legal and physical access will exist to the proposed lots pursuant to MSB 43.20.100 Access
Required, MSB 43.20.120 Legal Access, and MSB 43.20.140 Physical Access.

Engineer Report: (Exhibit B) Dan Steiner, P.E. notes that the majority of this subdivision is relatively flat.
There is a portion on the east side that consists of a bluff with a flat area at the top of the bluff that is
approximately 12 to 16 feet higher than the rest of the subdivision. There is also a portion of this subdivision
that was previously used as a gravel pit resulting in a depression area in proposed Lots 5 and 6, Block 2.

Drainage & Design: Dan Steiner, P.E. notes that there are no current drainage issues with this site. The
proposed platting action will require the construction of approximately 1,325 feet of new road. Staffnotes
that the length of road construction has been increased from the initial engineer report dated July 25, 2024
due to updated designs. The site drains to the southwest direction and the proposed road will bisect this
drainage basin. Culverts will be used to maintain the existing drainage pattern across this subdivision. To
take care of the increase in runoff from the rest of the subdivision, a number of infiltration basins will be
constructed along the roadway and south side of the property. The overall existing drainage patterns of the
existing parcel will not be altered by this new subdivision. A drainage plan is at Figure 1 (Exhibit B-4) and
Figure 4 (Exhibit B-24), showing the proposed location of the infiltration basins and culverts that will be
part of the subdivision construction.

A drainage study was submitted as part of a design update to include increased road construction (Exhibit
B-14 through B-32). The drainage study prepared by Steiner Design & Construction Services, dated
September 16, 2024, includes drainage calculations, existing and expected drainage conditions, plans for
water quality protection, extended detention, additional figures and drainage calculations. Staff notes that
MSB Pre-Design & Engineering (PD&E) commented that additional information to the drainage plan is
necessary and may be coordinated between PD&E and the petitioner's engineer prior to the
preconstruction conference (see comments at Exhibit F-1; see Recommendation it3a).

The proposed road will have a grade of over 6%. Road design sheets, including plan and profile, is at
Exhibit C. All roads will be constructed to a minimum of residential street standards {see Recommendation
U3). Staffnotes that this exhibit reflects an updatedfigure which includes the current design to construct N.
Suzanna Street. Staff notes that PD&E commented that additional information to the proposed profile is
necessary and that may be coordinated with PD&E prior to the preconstruction conference (see comments
at Exhibit F-1; see Recommendation #3a ).

Average Dailv Traffic (ADT) count is at Figure 2, Exhibit B-5. Staff notes that this exhibit reflects an
updated figure which includes the current design to construct N. Suzanna Street. Calculation clarifications
were requested by PD&E in response to a previous version of the ADT (see comments at Exhibit F-6J;
clarification provided by the engineer is at Exhibit B-13.

Soils: A soils report was submitted pursuant to MSB 43.20.281 (A). Dan Steiner, P.E. notes that six test
holes were excavated to determine existing soil conditions. Each test hole was 14' to 16' deep. Locations
of test holes are shown at Figure 3, Exhibit B-7. Soils are noted to be very consistent. The soil at the top of
the bluff area was silty sandy soil found to have a percolation rate of 24 minutes per inch, noted to be well
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within acceptable conditions set by ADEC. The area below the bluff was all a gravely sandy soil also noted
to be well within acceptable conditions set by ADEC for septic systems.

One test hole in the depressed area encountered bedrock at 8'. The majority of the depressed area is in
proposed Lot 5 Block 2 which results in the usable septic area in this lot to be affected; this lot will be
required to be reshaped, either by moving existing soils within the lot or importing soil from off site, to
provide the required usable septic area. The area requiring reshaping is shown at Figure 3, Exhibit B-7.
No groundwater was encountered in any of the lots. Logs of the test holes and percolation test results are at
Exhibit B-8 to B-13. Staff notes that an updated soils report will be required after the work is completed
on Lot 5 Block 2 (see Recommendation #4).

Based on the soils data and existing topography, and once the earthwork is completed and verified on Lot
5 Block 2, there will be a minimum of 10,000 square feet of contiguous septic area and a minimum of
10,000 square feet of usable building area within each of the proposed lots as required by MSB Title 43
code.

Section Line Easement: (Exhibit D) Section Line Easement (SLE) research was submitted for a portion
of Township 17 North, Range 02 West, Section 2. This research verified the existence of Section Line
Easements on the subject property; there is a 33' SLE which attaches to the section line for this property.

Variance Request; (Exhibit E) The petitioner is requesting a variance to MSB 43.20.060(D) Dedication
to Public for this subdivision. MSB 43.20.060(D) states "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.". Pursuant to MSB 43.15.075 Variance; Standards for Approval, a
variance from the requirements of MSB 43.20 may be granted only if the platting board finds that all of the
subsections of this code are met. Materials submitted by the petitioner in favor of the request and the
corresponding response from MSB Pre-Design and Engineering (PD&E) are outlined below according to
the three applicable subsections that must be met. If the variance is approved, it would remove the
requirement to provide a stub road to the unsubdivided adjacent parcel.

MSB 43.15.075(A¥n

The petitioner states that granting this variance will not be detrimental to the public health, safety or welfare,
or injurious to adjacent property and that they believe it is unnecessary for their proposed subdivision to
provide access to the unsubdivided adjacent parcel to the south known as Parcel 2, MSB Waiver 97-45-
PWm. Please see full petitioner statement at Exhibit E-2. Staff notes that PD&E disagrees with this
perspective, stating that all development is required to follow MSB 43.20.060(D) with the purpose to
provide interconnectivity and a better road network with a multiplicity of routes. Please see PD&E
comments included in the following section ofthis report and found at Exhibit F.

MSB 43.15.075(A)(2')

The petitioner states that the three adjacent properties to this proposed subdivision already have equal or
greater access to them and a requirement isn't made to connect the two parcels to the north known as Parcels
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1 & 2, MSB Waiver 1999-12-PWm. The petitioner states that the adjacent parcel to the south, known as
Parcel 2, MSB Waiver 97-45-PWm, has frontage onto N. Suzanna Street and W. Piker Drive giving this
parcel access similar to the northern adjacent parcels. The petitioner states that equal or greater access is
already established to the southern adjacent parcel. Please seefull petitioner statement at Exhibit E-2. Staff
notes that PD&E disagrees with this perspective, stating that the parcels to the north have access to Karsten
Drive, an existing local road, while the parcel to the south only has frontage on Suzanna Street. PD&E
states that connection to W. Piker Drive could not be extended for the southern parcel due to its offset.
PD&E stated the importance of multiplicity of routes to provide for better interconnectivity. Please see
PD&E comments included in the following section ofthis report andfound at Exhibit F.

MSB 43.15.075(^(3)

The petitioner states that requiring a stub right-of-way (ROW) to the southern adjacent parcel, known as
Parcel 2, MSB Waiver 97-45-PWm, per the strict application of MSB 43.20 would result in undue
substantial hardship to the owner of the subject property, remove a source of tax revenue to the Borough by
removing a taxable residential property (stating that a stub ROW would require the deletion of one lot in
Block 2), and require upkeep of an additional road that isn't necessary in the petitioner's perspective. Please
see full petitioner statement at Exhibit E-3. Staffnotes that PD&E disagrees with this perspective, stating
that the Borough will maintain the stub road to the southern adjacent parcel ifit is constructed to minimum
SCM standards. Please see PD&E comments included in the following section of this report andfound at
Exhibit F.

Comments:

MSB Public Works Department. Division of Pre-Design & Engineering (PD&E) (Exhibit F) commented
that additional ADT information was needed: Tigger Drive calculations, information on traffic coming from
Suzanna Street north of Sassy Avenue, expand the ADT drawing to include routes out to Machen Road and
Stanley Road, and include predevelopment ADT estimates to show how the development is affecting the
roads. Staff notes that the petitioner has provided the updates and calculation clarifications requested,
found at Exhibit B-5 and B-13. After the updated ADT was received, PD&E commented that mitigation
for road thresholds was necessary and requested that the petitioner provide their plan for proposed
mitigation of the issue. Staff notes that the petitioner updated the road design for external construction to
include the construction ofalternate subdivision access through N Suzanna Street and thereby decreased
the ADT road thresholds which was acceptable to PD&E.

PD&E noted that a cross section at the maximum fill section was required because fills exceed five feet in
height measured from the centerline. In response to the updated road design with cross sections included,
PD&E noted that per 2022 SCM H02.1(b) "Backslopes or foreslopes which extend into a utility easement
should not exceed 4:1. These limits are necessary for construction equipment for utility installation." Staff
notes that the petitioner didprovide the updated road design to include cross sections, and thefiguresfound
at Exhibit C reflect the most updated plans to construct N. Suzanna Street. To the updated road profiles,
PD&E commented that additional information to the proposed profile is necessary and that may be
coordinated with PD&E prior to the preconstruction conference (see comments at Exhibit F-1; see
Recommendation U3a).

PD&E requested that contours be included on the test hole drawing. Staff notes that the petitioner has
provided the updated test hole drawing, found at Figure 3, Exhibit B-7.
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PD&E noted that drainage easements will be required where runoff leaves the right of way {see
Recommendation #5). Locations will be determined with final design and construction. The drainage report
will need to consider the effects of filling in the depression area on Lot 5 Block 2.

PD&E noted that they object to the variance request on the basis of three main points; 1) All development
is required to follow MSB 43.20.060(D). The purpose of requiring interconnectivity is to provide for a
better road network with a multiplicity of routes, not just single connections. 2) The parcels to the north
have access from Karsten Drive, which is classified as a local road. The parcel to the south only has frontage
on an unconstructed segment of Suzanna Street. Suzanna Street is classified on the OSHP as a minor
collector, which has access restrictions and minimum intersection spacing requirements. Piker Drive could
not be extended into the parcel to the south due to its offset. Staff notes that updated designs from the
petitioner include construction ofN Suzanna Street from W. Sassy Avenue south to W. Piker Drive. This
will give the southern adjacent parcel access to a constructed segment of N. Suzanna Street. Limitations
will still exist for intersection spacing requirements and inability to connect with W. Piker Drive due to the
intersection offset. 3) MSB will maintain the stub road to the parcel to the south as long as it is constructed
to a minimum SCM Residential standard with an SCM standard cul-de-sac.

MSB Planning Department. Division of Development Services (Exhibit G) has no comments.

Utilitv companies (Exhibit H), Enstar and GCI, submitted comments to the proposed subdivision. Enstar
noted that there is an existing natural gas service line which appears to cross proposed Lot 1 to serve
proposed Lot 2; see approximate location at Exhibit H-2. Enstar stated that they object to the proposed plat
unless provisions are made for the existing utility line {see Recommendation #6). GCI commented that they
have no comments or objections to the proposed plat.

Meadow Lakes Communitv Council (Exhibit I), commented that they support the proposed platting action.
They recommend that the petitioner request that the private easement be vacated or relocated. Their
understanding is that the easement is no longer used and appears to limit development on the proposed
parcels. Staffnotes that it is the responsibility ofthe petitioner to verify usable area for building and septic
as required by MSB 43.20.281. Usable area cannot be encumbered by easements which would prohibit
building or affect the use of the area for on-site septic installation. However, the proposed right ofway to
be dedicated must be unrestricted and the encumbrance must be resolved prior to recording. Staff notes
that the petitioner is aware of this requirement and is working toward eliminating the private easements.

Two public comments were received at the time of this staff report (Exhibit J). Stephen Edwards, a member
of the Meadow Lakes Road Service Area and commenting as a member of the general public, noted
objection to the size of the lots but notes that the proposed size is allowable by law. Edwards commented
regarding 1) the construction of Suzanna Street adjacent to the subject property; 2) maintenance concerns
with the grade of the road and noted potential adjustments to the fore and back slopes and potential for
oversized culverts; 3) concern for the septic/well radius and overall adequacy for the proposed lots; and 4)
concern for potential snow storage and driveway placements along the temporary turnaround. Edwards
noted desire for fewer lots and more drainage features with respective easements. Staff notes that a phone
conversation and many emails took place between this writer and Stephen Edwards. Staff assured
Mr. Edwards that all proposed road construction and engineering reports submitted are closely reviewed
by engineers in the Department of Public Works Pre-Design and Engineering Division (PD&E).
Mr. Edwards' comments were sent to PD&E as part of their review for making comments to the case.
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Kara Nieman, owner of Lot 1 Block 1, Country Pleasure, noted safety concerns related to the increased
traffic and road infrastructure on Sassy Avenue. Staff notes that the petitioner is coordinating with PD&E
to construct N. Suzanna Street between W. Sassy Avenue and W. Piker Drive in efforts to mitigate the traffic
load and requirements for ADT threshold.

Per MSB 43.20.120(A)(1) the ROW must be unrestricted {see Recommendation #7). There is a private
easement present on the parent parcel that would overlap with the proposed right of way to be dedicated.
The encumbrance on the proposed right of way must be resolved prior to recording. Staff notes that the
petitioner is aware ofthis requirement and is working toward eliminating the private easements.

At the time of this staff report, there were no responses to the request for comments from the following:
Alaska Department of Fish & Game; US Army Corps of Engineers, Fire Service Area #136 West Lakes,
Road Service Area #27 Meadow Lakes, MSB Community Development, MSB Assessments, MSB
Planning, MSB Attorney, US Post Master, MEA and MTA.

CONCLUSION: The preliminary plat of Alliance Country Heights is consistent with AS 29.40.070
Platting Regulations and MSB ̂2).\5.Q\6 Preliminary Plats. No objections were received from any federal
or state agencies. Two objections were received from Borough departments or utilities: MSB Public Works
Department, Division of Pre-Design & Engineering; and Enstar. One statement of support was received
from the area community council. One public concern was received in response to the Notice of Public
Hearing. The proposed rights of way to be dedicated will be pursuant to MSB 43.20.120 Legal Access. The
proposed rights of way to be dedicated will be pursuant to Borough code either through strict application
of MSB 43.20.060 Dedication to Public or in accordance with the Platting Board's approval of the variance
request submitted per MSB 43.15.075 Variance; Standards for Approval. Legal and physical access will
exist to the proposed lots, consistent with MSB 43.20A00 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 APPROVAL OF VARIANCE REQUEST

1. It is found that the variance request associated with the preliminary plat of Alliance Country Heights
is consistent with MSB 43.15.075 Variance: Standards for Approval.

2. The petitioner submitted materials to support their variance request stating that pursuant to MSB
43.15.075(A)(1), the granting of the variance shall not be detrimental to the public health, safety, or
welfare, or injurious to the adjacent property.

3. The petitioner submitted materials to support their variance request stating that pursuant to MSB
43.15.075(A)(2), the variance request is based upon conditions of the property that are atypical to other
properties.

4. The petitioner submitted materials to support their variance request stating that pursuant to MSB
43.15.075(A)(3), because of unusual physical surroundings, shape, or topographical conditions of the
subject property, 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 would result in undue
substantial hardship to the owner of the property.

5. One objection to the variance was received from a Borough department: MSB Public Works
Department, Division of Pre-Design & Engineering.

6. At the time of this staff report, no responses were received from Alaska Department of Fish & Game;
US Army Corps of Engineers, Fire Service Area #136 West Lakes, Road Service Area #27 Meadow
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Lakes, MSB Community Development, MSB Assessments, MSB Planning, MSB Attorney, US Post
Master, MEA and MTA.

FINDINGS OF FACT: FOR DENIAL OF VARIANCE REQUEST

1. It is found that the variance request associated with the preliminary plat of Alliance Country Heights
is not consistent with MSB 43.15.075 Variance; Standards for Approval.

2. Pursuant to MSB 43.15.075(A)(1), the granting of the variance would be detrimental to the public
health, safety, or welfare, or injurious to the adjacent property.

3. Pursuant to MSB 43.15.075(A)(2), the variance request is not based upon conditions of the property
that are atypical to other properties.

4. Pursuant to MSB 43.15.075(A)(3), because of unusual physical surroundings, shape, or topographical
conditions of the subject property, 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
would result in undue substantial hardship to the owner of the property.

5. One objection to the variance was received from a Borough department: MSB Public Works
Department, Division of Pre-Design & Engineering.

6. At the time of this staff report, no responses were received from Alaska Department of Fish & Game;
US Army Corps of Engineers, Fire Service Area #136 West Lakes, Road Service Area #27 Meadow
Lakes, MSB Community Development, MSB Assessments, MSB Planning, MSB Attorney, US Post
Master, MEA and MTA.

POSSIBLE MOTION FOR VARIANCE REQUEST APPROVAL

Suggested motion: I move to approve the variance request associated with the preliminary plat of
Alliance Country Heights, Section 02, Township 17 North, Range 02 West, Seward Meridian, Alaska.

FINDINGS OF FACT: FOR SUBDIVISION APPROVAL IF VARIANCE IS APPROVED

1. The preliminary plat of Alliance Country Heights 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) Area. All lots will have the required
usable septic area and usable building area.

3. The proposed plat will provide through connecting rights of way pursuant to MSB 43.20.060(D)
Dedication to Public to the western adjacent parcel. The proposed plat will not provide through
connecting rights of way to the southern adjacent parcel per the Platting Boards approval of the variance
request submitted per MSB 43.15.075 Variance; Standards for Approval.

4. The proposed right of way to be dedicated will be pursuant to MSB 43.20.120 Legal Access once the
private easement is vacated within the proposed extension of W. Sassy Avenue.

5. All proposed lots will have legal and physical access pursuant to MSB 43.20.100 Access Required,
MSB 43.20.120 Legal Access, and MSB 43.20.140 Physical Access.

6. The proposed lots will have the required frontage pursuant to MSB 43.20.320 Frontage.
1. No objections were received from any federal or state agencies.
8. Two objections were received from Borough departments or utilities: MSB Public Works Department,

Division of Pre-Design & Engineering objects to the request for variance. Enstar objects to the proposed
plat unless provisions are made for the existing utility line {see Recommendation U6).

9. One statement of support was received from the area community council.
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10. Once concern was received from the public in response to the Notice of Public Hearing.
11. At the time of this staff report, no responses were received from Alaska Department of Fish & Game;

US Army Corps of Engineers, Fire Service Area #136 West Lakes, Road Service Area #27 Meadow
Lakes, MSB Community Development, MSB Assessments, MSB Planning, MSB Attorney, US Post
Master, ME A and MTA.

RECOMMENDED CONDITIONS OF APPROVAL: IF VARIANCE REQUEST IS APPROVED

Suggested motion: I move to approve the preliminary plat of Alliance Country Heights, Section 02,
Township 17 North, Range 02 West, Seward Meridian, Alaska, contingent on staff recommendations:

1. Taxes and special assessments must be paid in full for the year of recording, per 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 prior to recording and submit
Beneficiary Affidavit for any holders of a beneficial interest, if any.

3. Construct all streets to a minimum of Borough 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. Arrange a 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 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. Obtain approval of street names from Platting Assistant.

4. Provide an updated verification of useable soils to be completed by a registered engineer after the
proposed fill is completed on Lot 5 Block 2.

5. Dedicate a drainage/maintenance easement to cover any necessary areas as determined with Department
of Public Works.

6. Grant a 10' wide utility easement as requested by Enstar, centered on the service line at this location.
Grant a blanket utility easement by document and list the recorded information on the final plat.

7. Vacate the private easement(s) where it overlaps with the proposed dedication of right of way for W.
Sassy Avenue, ensuring that all right of way is unrestricted pursuant to MSB 43.20.120(A)(1).

8. Pay postage and advertising fees.
9. Show all easements of record on final plat.
10. Submit recording fees, payable to Department of Natural Resources (DNR).
11. Submit final plat in full compliance with Title 43.
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FINDINGS OF FACT: FOR SUBDIVISION APPROVAL IF VARIANCE IS DENIED

1. The preliminary plat of Alliance Country Heights 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) Area. All lots will have the required
usable septic area and usable building area.

3. The proposed plat will provide through connecting rights of way pursuant to MSB 43.20.060(D)
Dedication to Public.

4. The proposed right of way to be dedicated will be pursuant to MSB 43.20.120 Legal Access once the
private easement is vacated within the proposed extension of W. Sassy Avenue.

5. All proposed lots will have legal and physical access pursuant to MSB 43.20.100 Access Required,
MSB 43.20.120 Legal Access, and MSB 43.20.140 Physical Access.

6. The proposed lots will have the required frontage pursuant to MSB 43.20.320 Frontage.
I. No objections were received from any federal or state agencies.
8. Two objections were received from Borough departments or utilities: MSB Public Works Department,

Division of Pre-Design & Engineering objects to the request for variance {see Recommendation #12).
Enstar objects to the proposed plat unless provisions are made for the existing utility line (see
Recommendation #6).

9. One statement of support was received from the area community council.
10. Once concern was received from the public in response to the Notice of Public Hearing.
II. At the time of this staff report, no responses were received from Alaska Department of Fish & Game;

US Army Corps of Engineers, Fire Service Area #136 West Lakes, Road Service Area #27 Meadow
Lakes, MSB Community Development, MSB Assessments, MSB Planning, MSB Attorney, US Post
Master, MEA and MTA.

RECOMMENDED CONDITIONS OF APPROVAL: IF VARIANCE REQUEST IS DENIED

Suggested motion: I move to approve the preliminary plat of Alliance Country Heights, Section 02,
Township 17 North, Range 02 West, Seward Meridian, Alaska, contingent on staff recommendations:

1. Taxes and special assessments must be paid in full for the year of recording, per 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 prior to recording and submit
Beneficiary Affidavit for any holders of a beneficial interest, if any.

3. Construct all streets to a minimum of Borough 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. Arrange a 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 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. Obtain approval of street names from Platting Assistant.

4. Provide an updated verification of useable soils to be completed by a registered engineer after the
proposed fill is completed on Lot 5 Block 2.
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5. Dedicate a drainage/maintenance easement to cover any necessary areas as determined with Department
of Public Works.

6. Grant a 10' wide utility easement as requested by Enstar, centered on the service line at this location.
Grant a blanket utility easement by document and list the recorded information on the final plat.

7. Vacate the private easement(s) where it overlaps with the proposed dedication of right of way for W.
Sassy Avenue, ensuring that all right of way is unrestricted pursuant to MSB 43.20.120(A)(1).

8. Pay postage and advertising fees.
9. Show all easements of record on final plat.
10. Submit recording fees, payable to Department of Natural Resources (DNR).
11. Submit final plat in full compliance with Title 43.
12. Dedicate a stub right of way to the adjacent southern parcel to provide through connecting rights of way

per MSB 43.20.060(D).
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