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MATANUSKA-SUSITNA BOROUGH 
PLANNING COMMISSION AGENDA 

October 20, 2025 
REGULAR MEETING 

6:00 p.m. 

Ways to participate in the meeting: 

IN PERSON: You will have 3 minutes to state your oral comment.  

IN WRITING: You can submit written comments to the Planning Commission Clerk at 
msb.planning.commission@matsugov.us.   

Written comments are due at noon on the Friday prior to the meeting. 

TELEPHONIC TESTIMONY:  
 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: observe the meeting via the live stream video at: 
 https://www.facebook.com/MatSuBorough

 Matanuska-Susitna Borough - YouTube

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

II. APPROVAL OF AGENDA

III. PLEDGE OF ALLEGIANCE

Edna DeVries, Mayor 

PLANNING COMMISSION 
Doug Glenn, District 1 – Vice-Chair 
Richard Allen, District 2 – Chair  
Brendan Carpenter, District 3  
Michael Collins, District 4 
Linn McCabe, District 5 
Maksim Zagorodniy, District 6  
Curt Scoggin, District 7 

Michael Brown, Borough Manager 

PLANNING & LAND USE DEPARTMENT 
Alex Strawn, Planning & Land Use Director 

Jason Ortiz, Planning & Land Use Deputy Director 
Wade Long, Development Services Manager 

Fred Wagner, Platting Officer 
Lacie Olivieri, Planning Clerk 

Assembly Chambers of the 
Dorothy Swanda Jones Building 

350 E. Dahlia Avenue, Palmer 
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IV. CONSENT AGENDA

A. MINUTES
Regular Meeting Minutes:  October 6, 2025

B. INTRODUCTION FOR PUBLIC HEARING: QUASI-JUDICIAL MATTERS

C. INTRODUCTION FOR PUBLIC HEARING: LEGISLATIVE MATTERS

Resolution 25-18 A Resolution Of The Matanuska-Susitna Borough Planning 
Commission Recommending Approval Of An Ordinance Amending 
Chapter 43.20 – Subdivision Development Standards, To Allow Lots 
To Be Reduced To 30,000 Square Feet Within Single-Family 
Residential Land Use Districts. 
Staff: Alex Strawn, Planning and Land Use Director 

V. COMMITTEE REPORTS

VI. AGENCY/STAFF REPORTS

VII. LAND USE CLASSIFICATIONS

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

IX. PUBLIC HEARING: QUASI-JUDICIAL MATTERS
Commission members may not receive or engage in ex-parte contact with the applicant, other
parties interested in the application, or members of the public concerning the application or
issues presented in the application.

X. PUBLIC HEARING: LEGISLATIVE MATTERS

Resolution 25-19 A Resolution Of The Matanuska-Susitna Borough Planning 
Commission Recommending Adoption of the Fiscal Year (FY) 2027 
Capital Improvement Program (CIP). 
Staff: Natasha Heindel, Current Planner 

Resolution 25-20 A Resolution Of The Matanuska-Susitna Borough Planning 
Commission Recommending Approval Of An Ordinance Repealing 
MSB 17.02 Mandatory Land Use Permit In Its Entirety And 
Adopting MSB 17.07 Land Use Review. 
Staff: Alex Strawn, Planning and Land Use Director 

Resolution 25-21 A Resolution Of The Matanuska-Susitna Borough Planning 
Commission Recommending Approval Of An Ordinance Amending 
MSB 17.55 To Reduce The Minimum Building Setback Requirement 
From Pedestrian Easements. 
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Staff: Alex Strawn, Planning and Land Use Director 

XI. CORRESPONDENCE & INFORMATION

XII. UNFINISHED BUSINESS

XIII. NEW BUSINESS

XIV. COMMISSION BUSINESS

A. Upcoming Planning Commission Agenda Items

XV. DIRECTOR AND COMMISSIONER COMMENTS

XVI. ADJOURNMENT (Mandatory Midnight)

Disabled persons needing reasonable accommodation in order to participate at a Planning Commission 
Meeting should contact the Borough ADA Coordinator at 861-8432 at least one week in advance of the meeting. 
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MATANUSKA-SUSITNA BOROUGH 

PLANNING COMMISSION  
MEETING MINUTES 

October 6, 2025 

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

The Matanuska-Susitna Borough Planning Commission’s regular meeting was held on October 6, 
2025, at the Matanuska-Susitna Borough Assembly Chambers, 350 E. Dahlia Avenue, Palmer, 
Alaska. Chair Allen called the meeting to order at 6:00 p.m.  

Present:    – Commissioner Linn McCabe 
Commissioner Richard Allen
Commissioner Michael Collins
Commissioner Doug Glenn 

Absent/Excused:  Commissioner Curt Scoggin 
Commissioner Brendan Carpenter 

Staff Present: 4 – Mr. Alex Strawn, Planning and Land Use Department Director 
Mr. Wade Long, Development Services Manager 
Ms. Lacie Olivieri, Planning Department Admin 

II. APPROVAL OF AGENDA

Chair Allen inquired if there were any changes to the agenda. 

GENERAL CONSENT: The agenda was approved without objection.  

III. PLEDGE OF ALLEGIANCE

The Pledge of Allegiance was led by Commissioner McCabe. 

IV. CONSENT AGENDA

A. MINUTES:  Regular Meeting Minutes – September 15, 2025

Edna DeVries, Mayor 

PLANNING COMMISSION 
Doug Glenn, District 1 – Vice Chair 
Richard Allen, District 2  
Brendan Carpenter, District 3  
Michael Collins, District 4 
Linn McCabe, District 5 
VACANT, District 6 
Curt Scoggin, District 7 

Michael Brown, Borough Manager 

PLANNING & LAND USE DEPARTMENT 
Alex Strawn, Planning & Land Use Director 

Jason Ortiz, Planning & Land Use Deputy Director 
Wade Long, Development Services Manager 

Fred Wagner, Platting Officer 
Lacie Olivieri, Planning Clerk 

Assembly Chambers of the 
Dorothy Swanda Jones Building 

350 E. Dahlia Avenue, Palmer 
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B. INTRODUCTION FOR PUBLIC HEARING QUASI-JUDICIAL MATTERS 
(There were no introductions for public hearing quasi-judicial matters.) 

 
C. INTRODUCTION FOR PUBLIC HEARING LEGISLATIVE MATTERS 

 
Resolution 25-19 A Resolution Of The Matanuska-Susitna Borough Planning 

Commission Recommending Adoption Of The Fiscal Year (FY) 
2027 Capital Improvement Program (CIP). 

  Public Hearing Date: October 20, 2025 
  Staff: Natasha Heindel, Current Planner 
 

Resolution 25-20 A Resolution Of The Matanuska-Susitna Borough Planning 
Commission Recommending Approval Of An Ordinance Repealing 
MSB 17.02 Mandatory Land Use Permit In Its Entirety And 
Adopting MSB 17.07 Land Use Review. 

  Public Hearing Date: October 20, 2025 
  Staff: Alex Strawn, Planning and Land Use Director 
 

Resolution 25-21 A Resolution Of The Matanuska-Susitna Borough Planning 
Commission Recommending Approval Of An Ordinance Amending 
MSB 17.55 To Reduce The Minimum Building Setback Requirement 
From Pedestrian Easements. 

  Public Hearing Date: October 20, 2025 
  Staff: Alex Strawn, Planning and Land Use Director 

 
Chair Allen read the Consent Agenda into the record. 

 
GENERAL CONSENT: The Consent Agenda was approved without objection. 

 
V. COMMITTEE REPORTS 

(There were no committee reports.) 
 

VI. AGENCY/STAFF REPORTS 
(There were no Agency/Staff Reports) 

 
VII. LAND USE CLASSIFICATIONS  

(There were no land use classifications.) 
 

VIII. AUDIENCE PARTICIPATION (Three minutes per person.) 
 

There being no persons to be heard, Audience Participation was closed without objection.  
 

IX. PUBLIC HEARING QUASI-JUDICIAL MATTERS 
 
X. PUBLIC HEARING LEGISLATIVE MATTERS 

 
Resolution 25-16 A Resolution Of The Matanuska-Susitna Borough Planning 

Commission Recommending Approval Of An Ordinance Amending 
MSB 17.17 Denali State Park Special Land Use District By 
Eliminating A Provision That Allows The SpUD Boundary To 

Planning Commission Packet 
October 20, 2025 

6 of 179



____________________________________________________________________________________________ 
Planning Commission Meeting Minutes October 6, 2025  Page 3 of 5 

Change Automatically When The Boundary Of The Denali State 
Park Changes.  
Staff: Alex Strawn, Planning and Land Use Director 

Chair Allen read the resolution title into the record. 

Staff, Mr. Alex Strawn, presented his staff report. 

Chair Allen inquired if commissioners had any questions for staff. 

Chair Allen opened the public hearing.  

There being no persons to be heard, Chair Allen closed the public hearing, and the discussion 
moved to the Planning Commission.   

MOTION: Commissioner McCabe moved to approve Planning Commission Resolution 25-
16. The motion was seconded by Commissioner Glenn.

VOTE: The main motion passed without objection. 

Resolution 25-17 A Resolution Of The Matanuska-Susitna Borough Planning 
Commission Recommending Approval Of An Ordinance Amending 
MSB Title 17 - Zoning To Create MSB 17.77 Large Lot District.  
Staff: Alex Strawn, Planning and Land Use Director 

Chair Allen read the resolution title into the record. 

Staff, Mr. Alex Strawn, presented his staff report. 

Chair Allen inquired if commissioners had any questions for staff. 

Chair Allen opened the public hearing.  

Rebecca Gamble – Opposed 

Maxwell Sumner – Opposed  

Rod Hanson – In favor 

Mike Thompson - Opposed 

There being no other persons to be heard, Chair Allen closed the public hearing, and the discussion 
moved to the Planning Commission.   

MOTION: Commissioner Allen moved to approve Planning Commission Resolution 25-17. 
The motion was seconded by Commissioner Collins. 

Discussion ensued 
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VOTE: The main motion failed unanimously. 
 
The commission paused at 6:35 to draft Resolution 25-22 for the assembly, addressing their 
concerns with Resolution 25-17. 
Break ended at 6:45 
 
MOTION:  McCabe moved to approve Resolution 25-22. The Motion was seconded by 

Commissioner Collins. 
 
VOTE: The main motion passed unanimously.  
 

XI. CORRESPONDENCE AND INFORMATION 
(Correspondence and information were presented, and no comments were noted) 

 
XII. UNFINISHED BUSINESS 

(There was no unfinished business.) 
 

XIII. NEW BUSINESS 
 

XIV. COMMISSION BUSINESS 
 
A. Upcoming Planning Commission Agenda Items (Staff: Alex Strawn) 

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

XV. DIRECTOR AND COMMISSIONER COMMENTS 
 
Commissioner Zagorodniy: No Comment 
 
 
Commissioner McCabe: Welcome to the new commissioner, and thank you, Alex, for helping us 

write that Resolution so quickly. 
 
Commissioner Collins: Welcome. I appreciate everyone. I am a firm believer of public 

participation and speaking on these matters so I greatly appreciate that. 
And I appreciate the work everyone did today to work this out. Thank you 
for your help Alex. 

  
Commissioner Glenn: Welcome to our new member. And I appreciate all of you. Have a nice 
week. 
 
Director Strawn: I want to remind everyone that we have a joint meeting with the Assembly on 

October 14. We have one agenda item which is the Community Growth 
Solutions Study and I will be presenting what is in that document. It is over 400 
pages and it will be posted online tomorrow. Set aside some time if you would 
like to become familiar with it. Welcome to the new commissioner. A lot of you 
may have heard of the Williwaw cleanup. This was monumental success for the 
borough. Jason Ortiz had the idea and Wade Long helped lead the charge. There 
were around 270 volunteers over a three day period. There were a couple dozen 
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businesses and entities that pitched in and helped in one way or another. We 
removed over 200 tons of trash, around 40 cars, a lot of hazmat, demolished a 
couple of buildings. These were all property owners that were happy to have this 
done, they all signed waivers. The total amount of trash we removed was around 
40 large African elephants. A lot of the trash that was removed had been there 
for a long time. Assembly members Sumner and Fonov both came to help. And 
The Church of Latter day Saints had a majority of the volunteers.     

Commissioner Allen: Welcome, Commissioner Zagorodniy.  

XVI. ADJOURNMENT
The regular meeting adjourned at 6:51 p.m.

RICK ALLEN 
Planning Commission Chair  

ATTEST: 

Minutes approved: _____________________ 

LACIE OLIVIERI  
Planning Commission Clerk 
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INTRODUCTION FOR PUBLIC

HEARING LEGISLATIVE 

Resolution No. 25-18

A Resolution Of The Matanuska-Susitna Borough 
Planning Commission Recommending Approval Of 
An Ordinance Amending MSB43.20 To Allow Lots To 
Be Reduced To 30,000 Square Feet Within Single-
Family Residential Land Use Districts.

(Page 11-122) 
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Ordinance Serial No. 25-102 

MATANUSKA-SUSITNA BOROUGH INFORMATION MEMORANDUM IM No. 25-194 

SUBJECT: AN ORDINANCE OF THE MATANUSKA-SUSITNA BOROUGH ASSEMBLY 

AMENDING CHAPTER 43.20 SUBDIVISION DEVELOPMENT STANDARDS TO ALLOW 

LOTS TO BE REDUCED TO 30,000 SQUARE FEET WITHIN SINGLE-FAMILY 

RESIDENTIAL LAND USE DISTRICTS. 

AGENDA OF: September 2, 2025 

ASSEMBLY ACTION: 

AGENDA ACTION REQUESTED: Refer to Planning Commission and Platting 

Board for 90 days. 

Route To Signatures 

Originator 

8 / 2 0 / 2 0 2 5

X A l e x S t r a w n

S i g n e d b y : A l e x

Department Director 

8 / 2 0 / 2 0 2 5

X A l e x S t r a w n

S i g n e d b y : A l e x

Finance Director 

R e c o v e r a b l e S i g n a t u r e

X C h e y e n n e H e i n d e l

S i g n e d b y : C h e y e n n e H e i n d e l

Borough Attorney 

8 / 2 0 / 2 0 2 5

X N i c h o l a s S p i r o p o u l o s

S i g n e d b y :  N i c h o l a s S p i r o p o u l o s

Borough Manager 

R e c o v e r a b l e S i g n a t u r e

X M i c h a e l B r o w n

S i g n e d b y : M i c h a e l B r o w n

Borough Clerk 

8 / 2 5 / 2 0 2 5

X E s t e l l e W i e s e f o r L M

S i g n e d b y : E s t e l l e W i e s e

ATTACHMENT(S): Ordinance Serial No. 25-102 (3 pp) 

MSB 43.20 (18 pp) 

ADEC Onsite Wastewater Systems Installation Manual 

(74 pp) 

Planning Commission Resolution No. 25-___ (  pp) 

SUMMARY STATEMENT: This ordinance is at the request of 

Assemblymember Sumner. 

PROPOSED ACTION 

This ordinance will adopt standards in MSB 43.20 Subdivision 

Development Standards to allow the individual lot area to be 

reduced to 30,000 square feet in size within Single-Family 

Residential Land Use Districts. The proposed standards support the 
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 Ordinance Serial No. 25-102 
  

goals and objectives of the Matanuska-Susitna Borough 

Comprehensive Plan. 

 

Matanuska-Susitna Borough Comprehensive Plan 

 

Goal (LU-1): Protect and enhance the public safety, health, and 

welfare of Borough residents. 

 

• Policy LU1-1: Provide for consistent, compatible, effective, 

and efficient development within the Borough. 

 

Goal (LU-4): Protect and enhance the Borough’s natural resources 

including watersheds, groundwater supplies and air quality. 

 

• Policy LU4-1: Identify, monitor, protect, and enhance the 

quantity and quality of the Borough’s watersheds, groundwater 

aquifers, and clean air resources. 

 

• Policy LU4-2: Population density standards should accommodate 

the natural system’s ability to sustain varying density levels. 

 

RECOMMENDATION OF ADMINISTRATION: Refer to Planning Commission, 

Platting Board, and then introduce and set for public hearing. 
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DEPARTMENT OF  

ENVIRONMENTAL CONSERVATION 

Onsite Wastewater Systems Installation Manual 
Technical Guidance and Approved Best Management Practices 

Publication Date: April 1, 2024 
Previous Version dated October 13, 2023 
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Controlled Document – Users are responsible for ensuring work conforms to the latest revision. 
 

Publication Date Disclaimer 

This document will be updated frequently in the first few years of publication as the Department 
and the Onsite Wastewater System Technical Review Committee (OWS TRC) continues to further 
development publicly identified best management practices for the installation, operation, and 
management of onsite wastewater systems. This document is intended to be updated as frequently as 
needed to clarify and expand on common practices used throughout the state. The publication date 
will be updated anytime there is a change in this manual. Please be sure you are using the most 
recent published version of this manual. 

The Department and the OWS TRC relied on select standards published by other states in the 
development of this manual. The following publications may be used for standards and additional 
information that are not well covered in this manual (in all cases, regulatory requirements contained 
in 18 AAC 72 and items specifically addressed in this manual supersede different standards used by 
other local and state governments and the Uniform Plumbing Code. 

Manual for Septic System Professionals in Minnesota 
https://septic.umn.edu/manual-professional 

Idaho Department of Environmental Quality Technical Guidance Manual for Individual 
and Subsurface Sewage Disposal Systems 
https://www.deq.idaho.gov/water-quality/wastewater/septic-and-septage/ 

Washington State Department of Health Recommended Standards and Guidance 
Documents for: 

 Holding Tank Sewage Systems 
 Intermittent Sand Filter Systems 
 Mound Systems 
 Pressure Distribution Systems 

https://doh.wa.gov/community-and-environment/wastewater-management/forms-publications 

 

Any comments or suggestions on how the Department may improve this manual may be sent to 
Tonya Bear at tonya.bear@alaska.gov.  
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1 

1 INTRODUCTION 

1.1 Purpose and Authority 

This technical guidance manual was developed by the Department of Environment Conservation to 
provide publicly identified best management practices for the construction, installation, 
maintenance, and operation of onsite wastewater systems in the State of Alaska. 

This manual supplements Title 18 of the Alaska Administrative Codes (AAC) Chapter 72 
Wastewater Treatment and Disposal regulations (18 AAC 72) in effect as of the date of this manual. 
The most current regulations are available from the Department’s website at dec.alaska.gov. For the 
purposes of this technical guidance, terms not currently defined in 18 AAC 72 may be used in the 
context defined in this manual. The standards presented in this guidance are focused on smaller 
onsite wastewater systems although these best management practices may also apply to larger onsite 
and community wastewater systems. 

The purpose of this manual is to provide technical guidance on acceptable installations for onsite 
wastewater systems under a myriad of site conditions encountered throughout the state and 
variations of prescriptive standards that the department recognizes as approved best management 
practices addressing the intent and requirements of 18 AAC 72. Facilities or developments meeting 
the criteria to be exempt from prior plan approval must have wastewater systems that meet the 
requirements in 18 AAC 72 and be installed in substantial conformance to the best management 
practices presented in this technical guidance manual. This manual was developed under 
18 AAC 72.070 as protective of public health, public and private water systems, and the 
environment.  

1.2 Technical Review Committee 

A technical review committee (TRC) was established by the Department under 18 AAC 72.007 to 
provide recommendations and expertise in the development of the standards and best management 
practices presented in this manual. The technical review committee consists of industry 
professionals, both certified installers and professional engineers, with many years of experience in 
onsite wastewater systems. The Department and the TRC will continue to develop this manual and 
make changes as needed. 

1.3 Discharge to Waters 

This manual does not cover any direct discharge to state or federal waters, including discharges that 
may be considered a functional equivalent covered under the Clean Water Act. All wastewater 
systems discharging to surface waters, including wetlands, must have prior plan approval. Permit 
coverage under an APDES/NPDES, or other monitoring requirements, may also apply. 

1.3.1 Functional Equivalent 
On April 23, 2020, the Supreme Court ruled that certain subsurface discharges could be considered a 
“functional equivalent” of a direct discharge to nearby surface waters. If a leach field or other point 
of discharge point is not located at least 100 feet from surface water, the Department will determine 
if the discharge is a potential functional equivalent during the waiver review process and may require 
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a functional equivalent analysis. For wastewater systems discharging more than 2,500 gpd, a 
functional equivalent analysis may be required as part of the plan review submittal. A functional 
equivalent discharge to Waters of the United States (WOTUS) will require authorization under an 
APDES permit. Private residences are excluded in the general permit from seeking coverage. 

1.4 Systems or facilities not requiring explicit registration or approval 

1.4.1 Pit Privy or Outhouse 
Pit privies, also commonly called “outhouses”, must meet the minimum construction and operation 
requirements at 18 AAC 72.030, or a waiver is required under 18 AAC 72.060. Some local 
government entities may restrict or prohibit the use of pit privies in their jurisdiction. An outhouse 
that utilizes a vault or holding tank, instead of an unlined excavation, must be registered under 
18 AAC 72.611 as a vault privy. Additional guidance and information on pit privy construction, 
operation, and closure is located in Appendix B.  

1.4.2 Composting or Incinerating Toilets 
Composting toilets and incinerator toilets installed within a house or occupied building are not 
regulated by the onsite wastewater program. Human waste from composting must be disposed of at 
an approved solid waste facility or according to the manufacturer’s directions. Ash from incinerating 
toilets may be disposed of according to manufacturer directions.  

Compost privy, incinerator privy, moldering privies, porta-a-potties, etc. installed outside of the 
building footprint must meet the horizontal and vertical separation distance requirements of a pit 
privy.  

Units must be wholly contained without a discharge of wastewater into the environment. If the unit 
includes overflow valves, side-streaming, dewatering of sewage, or other direct discharges of 
wastewater into the environment (such as separating toilets), the discharge must be to an appropriate 
wastewater system or otherwise approved by the Department. 

1.4.3 Mobile Food Unit 
For a mobile food vehicle to be exempt from registration or plan approval, the wastewater holding 
tank must be mounted on or within the food truck or trailer such that nothing needs to be 
disconnected to move the mobile food unit and the wastewater tank as a whole (much like an RV). 
To qualify for this exemption, the vehicle must be permitted as a “mobile food unit” by the Division 
of Environmental Health Food Safety and Sanitation program and meet the definition at 
18 AAC 31.990(84). Any holding tanks separate from the mobile unit must be registered or 
approved in accordance with 18 AAC 72 and this manual as a holding tank. All septage removed 
from the holding tank must be disposed at a facility authorized to receive that wastewater. The 
wastewater cannot be disposed into an onsite wastewater system that has not been registered or 
approved to receive that wastewater. 

1.4.4 Sewage Haul Vehicles, Vacuum Trucks 
No registration or plan approval is required for vehicles manufactured to haul wastewater. All 
septage, sewage, sludge, and honeybucket waste must be disposed of at a facility approved or 
authorized to accept that type of waste. Any spills from the pumping or hauling of wastewater must 
be properly contained and remediated in accordance with section 1.8.  
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1.4.5 Some Float Homes or Other Water Vessels 
Float homes and vessels moored to one area or docked in a harbor cannot discharge untreated 
wastewater. Float homes must have a marine sanitation device and generally falls under the EPA and 
Coast Guard rules for discharge of wastewater from vessels. The discharge from commercial vessels 
must be authorized under a discharge permit issued by DEC or EPA. Otherwise, vessels, including 
float homes, must discharge at least 3 miles offshore or at an approved treatment works. 

1.5 Existing Systems, Non-Conforming Systems, and Change of Use 

Existing onsite wastewater systems are expected to be performing and operated in a manner that is 
protective of public and private water systems and the environment. When an existing onsite system 
is modified or major components replaced, the entire system must be verified to meet current 
regulations. If any part of the onsite wastewater system does not meet current regulations, that 
portion of the system must also be modified or replaced, or a waiver of the deficiency approved. 

1.5.1 Log Cribs and Cesspools 
A log crib is a type of subsurface disposal system that consists of an excavation with wood (railroad 
ties, timbers, limbed trees, plywood, etc.) used to shore up the excavation prior to burial, creating a 
large void below ground. While the practice of installing log cribs has not been an acceptable 
standard for several decades, there are still many log cribs in use throughout the state. A disposal 
system utilizing wood in contact with wastewater is no longer allowed to be installed, repaired, or 
modified under 18 AAC 72.015. This regulation utilizes an approach to phase out the use of an 
outdated disposal system but does not require immediate replacement of a functioning log crib. 
Existing cribs that are still operating in a manner protective of public health may be left in service 
until such time as a failure occurs. A failure of a log crib includes a lid or sidewall collapse and back 
up or surfacing of effluent. A log crib must also be replaced with any other modification such as a 
septic tank or lift station replacement, or when additional service connections are added. A change 
of use may also require a log crib to be replaced.  

Cesspools are disposal areas that receive untreated wastewater. Cesspools have been prohibited from 
use for several decades. When a cesspool is discovered, it must immediately be decommissioned and 
replaced with a wastewater treatment and disposal system meeting the requirements of 18 AAC 72. 
There are no exceptions to this requirement.  

1.5.2 Abandonment and Decommissioning 
Some components of a wastewater system may be abandoned in place but any component that 
would leave a large subsurface void must be decommissioned and not simply abandoned. 
Components that would leave a large void such as septic tanks, holding tanks, cribs, seepage pits, lift 
stations, manholes, and large diameter pipe (24 inches or larger) require decommissioning. 

Proper decommissioning requires that sewage sludge in the septic tank or other component be 
completely removed by a septic tank pumper. Once empty, the component must be completely 
removed, crushed in-place, or the top cover removed and then completely filled with compacted 
soil, concrete, or other material, as required by the Uniform Plumbing Code.  

Private sewer lines and community sewer lines within 5 feet of a property line must be cut and 
plugged with a permanent seal when abandoned. When a leach field is abandoned in place, the 
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monitor tubes must be cut off below grade and buried; any piping that allows overflow, bypass, or 
other diversion piping must be permanently plugged or removed.  

When a wastewater system is decommissioned or abandoned, it is often during replacement or 
connection into a public or private utility. The location and method of decommissioning should be 
included with the record documents provided to the owner. If a documentation is required to be 
submitted to the Department for a new wastewater system, the information provided to the 
Department must include a statement regarding methods used and the locations of abandoned or 
decommissioned components of an existing system. The Department strongly encourages photos be 
taken for documentation of materials and methods used for abandonment or decommissioning. 

1.5.3 Change of Use 
A change of use of an existing system must be documented with the department. Common change 
of uses include conversion from a private residence to a commercial facility (such as a daycare, 
assisted living home, or short-term rental), beginning a home-based food service operation, or 
adding private sewer lines to connect additional buildings. When the change of use requires an 
upgrade or modification to the wastewater system, notification and documentation must be 
provided in the same manner as required for all new installations or replacement of existing 
components. When the change in use does not involve a modification to an existing system, an 
engineer must still evaluate the existing system and submit documentation to the Department 
demonstrating that the system is adequate for the new use. This documentation is usually required 
by other ADEC programs, such as Food Safety and Sanitation, or by other licensing agencies, such 
as those for assisted living homes, daycares, or other public facilities.  

An increase in number of bedrooms of a private residence or other residential dwelling may also 
constitute a change of use unless the documentation of the installed system reflects it was sized for 
the number of bedrooms served. An increase in the size or number of septic tanks to meet the 
minimum volume required for an increase in bedrooms must be documented as a new component 
installation. If the soil absorption system is not also replaced for increased size, reasonable assurance 
must be given that the leach field is performing acceptably at the time of septic tank upgrade. 
Performing acceptably means the existing leach field is not showing imminent signs of failure or 
inadequacy of accepting an additional hydraulic load, regardless if the documented or estimated 
absorption area meets the minimum construction standards for the increased number of bedrooms. 
Once placed into service, a single leach field may not be added on to or modified to accommodate a 
change in use. Additional leach fields installed in parallel utilizing a distribution box or flow splitter 
may be acceptable. A leach field left in service must also be confirmed to meet the required 
separation distances or a waiver of the deficiency must be approved. 

A change of use where no modifications or improvements are planned must be documented with 
the department by submitting an after the fact registration or approval to operate request under 
18 AAC 72.290, 18 AAC 72.560, or 18 AAC 72.660.  

1.5.4 Undocumented Systems or Undocumented Modifications 
All wastewater systems in the state of Alaska must be registered or approved by the department 
except where a local government has delegated authority for wastewater systems and the system is 
documented with or approved by the local government authority. Onsite wastewater systems are 
required to have a valid registration or approval under 18 AAC 72.501 and 18 AAC 72.601. Under 
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18 AAC 72.080, a registration or plan approval is invalidated if the system is modified or the use of 
the system changes. Wastewater systems with no record of registration or written approval, must be 
registered or approved after the fact under 18 AAC 72.290, 18 AAC 72.560, or 18 AAC 72.660. 

1.6 Remote Temporary Camps 

Remote temporary camps with a population of less than 25 people and no flush toilets may be 
eligible for registration under an integrated authorization managed by the Division of Environmental 
Health Food Safety and Sanitation (FSS) program. To be eligible for the wastewater disposal portion 
of this authorization, the remote temporary camp must 

 not be located in or near a community, or near a major road system; 
 not be located within the North Slope Borough; 
 have limited disposal options due to the remote nature of the camp; 
 follow the best management practices and guidance contained in the integrated 

authorization. 

Additional information and the Temporary Camp Application Worksheet may be found at 
https://dec.alaska.gov/eh/fss/forms/. Temporary or mobile work camps served by wastewater 
holding tanks are covered in section 5.7.3. 

1.7 Underground Injection Control Program 

Many subsurface leach fields are classified as Class V injection wells by EPA. A leach field must be 
registered as a Class V injection well with the EPA if it receives any amount of nondomestic 
wastewater, serves multiple buildings, or serves 20 or more people per day.  

See https://www.epa.gov/sites/default/files/2015-08/documents/fs_septic_sys.pdf for more 
information or https://www.epa.gov/uic/underground-injection-control-region-10-ak-id-or-and-
wa#register to register an underground injection well. 

1.7.1 Motor Vehicle Waste Disposal Wells 
A motor vehicle waste disposal well is a shallow disposal system that receives fluids from vehicle 
repair or maintenance activities. Motor vehicle waste disposal wells are regulated as Class V injection 
wells. Typical motor vehicle waste disposal wells consist of floor drains or sinks in service bays that 
connect to a septic system or dry well. In areas where vehicle maintenance may occur, floor drains 
are prohibited from being connected to a leach field, regardless of additional treatment such as an oil 
water separator. The only exception is a residential dwelling that is exempt from EPA’s underground 
injection control program; however, garage floor drain connections are still strongly discouraged due 
to the potential of pollutants entering the onsite disposal system that may result in a contaminated 
site. ADEC does regulate contaminated sites for all facility types. Floor drains in non-residential 
buildings are considered a source of nondomestic wastewater and must receive explicit approval by 
the department. 

New construction of Class V motor vehicle waste disposal wells has been banned since April 6, 
2000. See https://www.epa.gov/uic/underground-injection-control-region-10-ak-id-or-and-
wa#mvwdw-ak for more information. Floor drains in areas where vehicle maintenance or washing 
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may occur will not be approved for connection to subsurface leach field; other onsite disposal will 
also not be approved without monitoring. Sludge and liquid from sumps, holding tanks, or other 
treatment units collecting waste from motor vehicle maintenance and washing areas must be 
disposed of at a facility authorized to take the type of waste. Additional testing may be required by 
the facility prior to acceptance.  

1.8 Sewage Spills and Clean Up 

Spills and leaks of wastewater, sewage, septage, or similar must be collected and disposed at an 
approved facility and the area cleaned and disinfected. Department published guidelines are available 
online at https://dec.alaska.gov/water/wastewater/engineering/sewage-spill-cleanup. 

2 GENERAL REQUIREMENTS FOR ONSITE SYSTEMS  

2.1 Permit and Plan Approval Requirements 

A person that discharges wastewater in the state of Alaska must do so in a manner that is protective 
of public health and the environment. The Department requires onsite wastewater systems to be 
installed or construction supervised by a qualified person who ensures or verifies the onsite 
wastewater system meets prescriptive requirements and follows standard sanitary practice. Small 
onsite systems that are installed in accordance with the regulations and these guidelines are seen to 
pose little to no threat to public health or the environment. Larger onsite wastewater systems and 
those with off-site disposal still require plan approval under 18 AAC 72.200 – 18 AAC 72.290, 
18 AAC 72.515, and 18 AAC 72.615. In addition to plan approval, a discharge permit may also be 
required.  

2.2 Restrictions on Approved Homeowner, Certified Installer, and Engineer 

Only individuals that have received the appropriate training and licensing are allowed to install and 
document an onsite wastewater system that has met the requirements of 18 AAC 72 and follows this 
guidance. Restrictions are placed on these individuals that affect the type, size, and the facility served 
by an onsite wastewater system that can be installed without prior plan approval.  

Only those systems that meet certain criteria can be installed without prior plan approval: 

 receives domestic wastewater only, no potential sources of non-domestic wastewater allowed;
 located on the same property as the facility served, or if facility spans multiple properties, all

ownership is under the same entity, including the entirety of the buildings or structures
served;

 does not discharge to surface water, and is not a functional equivalent of a discharge to
surface waters regardless if classified as Waters of the US or Waters of the State; and

 meets the requirements of regulations and follows the best management practices in this
manual; or a waiver is obtained prior to construction or simultaneously with registration.

An onsite wastewater system that does not meet all construction standards and separation 
distance requirements must have a waiver approved under 18 AAC 72.540 or 18 AAC 72.640, or 
a plan approved under 18 AAC 72.515 or 18 AAC 72.615 prior to construction.  
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2.2.1 Approved Homeowner 
A homeowner is allowed to install a conventional wastewater system serving their owner-occupied 
private residence if they complete the training provided by the Department and pay the fee to 
become an “Approved Homeowner”. This allowance is strictly limited to only those systems that 
meet all the prescriptive separation distance requirements of 18 AAC 72.520 and the construction 
requirements at 18 AAC 72.530. In addition, the approved homeowner must have the soil classified 
by either obtaining a gradation analysis from a soils laboratory or a report from a professional 
engineer. Certain soil types and classifications require a percolation test to be conducted by a 
professional engineer and a report provided selecting the appropriate application rate to use from 
the Wastewater Applications Rates table; the professional engineer is required to seal the report and 
it must be included with the registration documents provided by the Approved Homeowner. A 
Certified Installer may only perform percolation tests and determine the appropriate application 
rates for systems they install under their certification.  

2.2.2 Certified Installer 
A Certified Installer is a licensed contractor that has received additional training by the Department 
and has a valid certificate under 18 AAC 72.400 – 18 AAC 72.430. A certified installer is limited to 
installing conventional wastewater systems that meet all the prescriptive separation distance 
requirements of 18 AAC 72.520 and the construction requirements at 18 AAC 72.530. Conventional 
onsite systems that cannot meet those requirements must obtain a waiver under 18 AAC 72.540 
before construction. In addition, certified installers are restricted to conventional onsite wastewater 
systems that serve the following facility types:  

 private residence 
 a single lot developed with no more than two residential units;  
 total calculated on lot daily flow must not exceed 1,500 gpd; 
 may include other buildings or connections as long as they are used by the residents 

only (ex. detached garage, RV parking); 
 does not include a commercial development open to the public or that produces a 

product for human consumption (ex. daycare, AirBNB or other short-term rental, 
in-home bakery or caterer, etc.) 

 a single multi-family dwelling with no more than four residential units 
 system must serve only one building 
 total calculated on lot daily flow must not exceed 1,500 gpd 

 small commercial facilities  
 a single building with calculated daily flow not exceeding 500 gpd 
 total calculated on lot daily flow must not exceed 1,500 gpd  

For systems serving facilities that do not meet these criteria, the installer may only do the work as a 
contractor or subcontractor with the design and construction supervision by a registered engineer. 
In that situation, the person responsible to the Department for verifying the system meets the 
prescriptive standards, and submitting the notification and documentation is the registered engineer.   

Planning Commission Packet 
October 20, 2025 

24 of 179



Onsite Wastewater Systems Installation Manual April 1, 2024 

8 
 

2.2.3 Registered Engineer 
A professional engineer registered in the state of Alaska as an environmental or civil engineer may 
install or supervise construction of onsite wastewater systems that are designed to meet all the 
prescriptive separation distance requirements of 18 AAC 72.100, 18 AAC 72.520, and 
18 AAC 72.620, and the construction requirements of 18 AAC 72.530 and 18 AAC 72.630 without 
obtaining prior plan approval.  

Without prior plan approval, engineers are limited to onsite wastewater systems installed under their 
construction supervision to the following: 

 conventional onsite wastewater systems 
 any combination of residential dwellings or commercial facilities 
 total calculated on lot or facility-wide daily flow must not exceed 2,500 gpd 

 alternative onsite wastewater systems  
 any combination of residential dwelling or commercial facilities 
 total calculated on lot or facility-wide daily flow must not exceed 1,500 gpd 

 temporary or mobile work camps served by wastewater holding tanks 

Construction supervision and supervising construction are defined in 18 AAC 72 and specifically 
within the context of onsite wastewater systems that can be installed without prior approval. 
18 AAC 72.990(16) provides that the terms mean  

providing oversight and direction during construction such that the supervising 
engineer, or a person under the supervising engineer’s responsible charge (A) can 
validate that the system was constructed in accordance with the requirements of this 
chapter and conforms to department publicly identified best management practices, 
protective of public health, public and private water systems, and the environment; 
and (B) has the information necessary to prepare accurate record documents.   

The Department intends “direction” in this definition to mean that the engineer is available to 
provide adequate instruction on relevant regulatory requirements and construction standards, and 
can verify the work such that the engineer can provide the Department with a great degree of 
confidence that the completed work conforms to regulatory requirements and the contractor has 
implemented and maintained the integrity of the design concept of the completed project as a 
functioning whole. Importantly, the Department notes that “supervision” and “direction,” as those 
terms are used in 18 AAC 72.990(16) and elsewhere in 18 AAC 72, do not mean the engineer is 
responsible for the means, methods, techniques, or procedures used by the contractor or owner. 
The contractor, owner, and engineer are expected to have frequent communication during 
construction to address any concerns, changed or unexpected site conditions, and otherwise 
coordinate such that the engineer can validate construction and has the information necessary to 
prepare accurate record documents. 

Additionally, the phrases “construction supervision” or “supervising construction,” as defined in 
department regulations, are considered terms of art limited to the specific context of 18 AAC 72 and 
this manual. These terms do not assign or imply any liability, role, or relationship beyond what the 
Department requires of engineers under regulation. Further, oversight and enforcement of these 
regulations is limited solely to the State.   
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The Department does not expect an engineer to be onsite during all construction but rather expects 
the engineer to verify, at appropriate times, that the system is being constructed according to their 
design, regulatory requirements, and guidance provided in this manual. The methods the engineer 
uses to oversee construction and provide adequate direction are at the discretion of the 
engineer. Site visits conducted by the engineer, or an individual under their responsible charge, are 
not intended to be exhaustive or to involve detailed inspections of the work beyond the 
responsibilities of the engineer to the Department.  

In all system installations requiring an engineer involvement, the accepted standard is that the 
engineer will design a system that meets regulatory requirements protective of human health and the 
environment. If the system is not installed according to that design, regulatory requirements, and/or 
is not protective, then the engineer will advise the contractor/owner of the deficiencies and options 
for corrections. An engineer may apply for waivers/plan approval if the deviations can be justified. 
Another option is to notify the Department that the system was not constructed according to the 
design or regulatory requirements and the contractor and/or owner have refused to make 
corrections or pursue other avenues such as a waiver or plan approval.  

2.3 Notification and Documentation Requirements 

The Department clarifies the documentation and notification requirements set out at 18 AAC 
72.550 and 18 AAC 72.650 in this section. 18 AAC 72.550(a) identifies “[a] person who plans to 
install a system” (emphasis added), and 18 AAC 72.650(a) identifies “[a] registered engineer who plans 
to install a system” (emphasis added). Similarly, 18 AAC 72.550(c) identifies “[a] person who is 
responsible for construction of a system” (emphasis added) and 18 AAC 72.650(c) identifies “a 
registered engineer who is responsible for construction of a system” (emphasis added). By referring to 
“person” and “registered engineer” in each of these sections, the Department is referring to the 
applicable qualified person (such as an approved homeowner, certified installer, or registered 
engineer) required at 18 AAC 72.511 and 18 AAC 72.611. Use of the phrase “responsible for 
construction of a system” used in 18 AAC 72.550 and 18 AAC 72.650 does not imply or create any 
requirements for registered engineers that would conflict with the Department’s interpretation of 
“construction supervision” or “supervising construction” at 18 AAC 72.990(16) and as provided 
above in this guidance. 

2.3.1 Notification 
The qualified person described at 18 AAC 72.511 or 18 AAC 72.611 (approved homeowner, 
certified installer, or registered engineer as required) planning to install or modify an onsite 
wastewater system without prior plan approval must notify the department at least 24 hours before 
beginning construction. The notification must be submitted through the Environmental Data 
Management System (EDMS) on the form provided by the department. The notification form must 
include the following information:  

1. the legal description and physical address of the property including directions to the site; 
2. name and email address of the person responsible for installation and documentation; 
3. the scheduled date of installation or modification; and 
4. other information requested on the 24-hr notification form. 
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2.3.2 Registration 
Within 90 days of installation or modification of an onsite wastewater system, the qualified person 
described at 18 AAC 72.511 or 18 AAC 72.611 must submit for the department’s assessment a 
completed registration package that includes  

1. a completed Documentation of Construction on the form provided by the Department 
through EDMS 

2. calculations for maximum daily flow, pump selections, pressurized distribution systems, etc. 
as applicable 

3. drawings on the forms provided by the Department, or record drawings provided by the 
engineer, that includes  

a. a scaled site plan showing new, existing, and decommissioned or abandoned 
wastewater system components, nearby drinking water sources and surface waters, 
and all existing or proposed buildings or connections planned for the wastewater 
system;  

b. cross-sections and profile view of the installed system; 
c. testhole log(s) and location of testhole(s); 
d. percolation test data sheet and results if required for the soils encountered; 
e. calculations and other details as necessary to facilitate the departments review 

4. photographs that document the various states of installation or modification to include at a 
minimum 

a. foundation cleanout(s) and all sewer line(s) 
b. all treatment components, disposal system, and mechanical devices including pumps, 

alarms, and control panels as applicable 
c. final grading and landscaping around the system 

5. for advanced treatment systems or package plants, a signed statement from the owner or 
operator of the system on a form provided by the department certifying they will operate 
and maintain the system in accordance with an operations and maintenance manual 
developed for the system 

6. the registration fee of $115.  

An Approved Homeowner must also submit the laboratory soils report or soils report sealed by an 
engineer with their documentation.  

The site plan, cross-section, testhole/soil absorption system, and photo log portion of the form 
must be uploaded as attachments. The Department provides a pdf document that may be used for 
the required drawings and an easy-to-use photo log on its website at septic.alaska.gov. The 
Department will accept drawings not using the Department provided diagrams as long as the 
required information is included.   

2.4 Wastewater Quantity and Quality 

2.4.1 Residential Dwellings 
All year-round residential dwellings including private residences and multi-family units must use a 
daily flow of 150 gallons per day per bedroom. Residential dwellings utilizing a hauled water system 
may use 100 gallons per day per bedroom. Wastewater systems serving dwellings or structures that 
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do not have flush toilets may be eligible for further reductions in daily flow under the Graywater 
Systems section. 

2.4.2 Commercial Facilities 
Commercial facilities include any building or services open to the public. Examples of commercial 
facilities include RV parks, restaurants, office buildings, nightly lodging, residential care facilities, and 
daycares. The daily flow for commercial facilities must be calculated by using published typical flows 
from the EPA wastewater system manual, the UPC, or this guidance. Typical flows published by 
other states may also be used when the use is more specific than the sources provided in the 
Wastewater Minimum Daily Flows table. 

 Wastewater Minimum Daily Flows 
Commercial Sources 

Source Unit Flow in gpd/unit 
Airport Passenger 3 

Assisted Living Homes 
Resident 100 
Employee 15 

Automobile Service Station 
Vehicle Served 12 
Employee 15 

Bar 
Employee 15 
Guest 3 

Day Care Facilities 
Each Child and Employee 

15 
    w/ food service 20 

Department Store 
Employee 10 
Toilet Room 500 

Hotel 
Employee 15 
Guest 50 

Laundry – Self Serve 
Machine 550 
Wash 50 

Office Employee 15 

Restaurant 
Meal 3 
Customer 9 
Employee 15 

Rooming House Tenant 75 

Shopping Center 
Employee 15 
Parking Space 2 

Recreational Sources 
Bathhouse for cabins/rooms Person 25 
Cabin, Resort Person 50 
Cabin, Basic Person 25 

Cafeteria 
Customer 2 
Employee 10 

Campground, Developed Person 30 
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Coffee Shop 
Customer 6 
Employee 10 

Coffee Cart (no food preparation, pre-
packaged items only) 

Unit 150 

Day Camp Person 15 
Dining Hall Meals Served 7 
Dormitory/Bunkhouse Person 40 
Hotel, Resort Person 50 
RV Park with Sewer/Water Hookups Vehicle Space 100 
RV Park dump station Vehicle space 50 

Store, convenience 
Customer 3 
Employee 10 

Theater Seat 3 
Visitor Center Visitor 5 

Institutional Sources 
Assembly Hall Seat 3 

Hospital 
Bed 165 
Employee 10 

Prison 
Inmate 120 
Employee 10 

School, with cafeteria, gym, showers Each student, staff, faculty 25 
School, without cafeteria, gym, showers Each student, staff, faculty 15 

2.4.3 Seasonal Use 
No reductions in the minimum calculated daily flow may be taken for seasonal use facilities.  

2.4.4 Non-Domestic Wastewater  
Wastewater systems receiving non-domestic wastewater or having a potential source of non-
domestic wastewater must obtain prior plan approval from the Department. Private residences are 
excluded (must meet the definition at 18 AAC 72.990(67)). 

There are a wide variety of potential non-domestic wastewater sources but not all are treated equally. 
Non-domestic wastewater sources include drinking water treatment waste, fish or meat processing 
facilities, breweries and distilleries, and the grease trap contents from a commercial kitchen. A 
potential source of non-domestic wastewater also includes floor drains. Floor drains in vehicle 
maintenance areas are prohibited from being connected to a subsurface leach field. Refer to section 
1.7.1 in the Underground Injection Control section.  

2.5 Minimum Treatment 

The minimum treatment requirements of 18 AAC 72.050 must be met prior to onsite disposal. The 
disposal system must also meet the minimum construction standards in regulation and this manual. 
Minimum treatment and construction standards are contained in sections specific to a system type. 
The construction requirements in regulation and the standards presented in this manual are intended 
to help ensure Water Quality Standards in 18 AAC 70 are met. If minimum construction standards 
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or separation distance requirements are not attained, a valid waiver of the provision must be 
approved by the Department in accordance with 18 AAC 72.060, 72.540, and 72.640.  

For systems consisting of collection and storage only, the final disposal location must be at a facility 
approved to receive septage or sludge. The location of septage or sludge disposal must be included 
with the registration documents. 

2.6 Evaluating Site Conditions 

Each site is unique and must be assessed on a case-by-case basis. Surface and subsurface conditions 
must be taken into account while assessing what type of system may be installed. 

Preliminary assessment 
A preliminary assessment should be performed that consists of collecting all available information 
concerning the site and the surrounding area including the location of any public or private drinking 
water sources. Sources of information may be the local ADEC Office, soil surveys through the U.S. 
Department of Agriculture Natural Resources Conservation Service, aerial photos, local government 
offices, neighboring property owners, and local well driller’s logs (available at ADNR’s WELTS 
database online). When replacing an existing system, the records available through ADEC should be 
checked for information on the existing system as well as any plat approval restrictions.  

During the preliminary evaluation phase, the person responsible should be able to determine the 
type of system that is appropriate for the site and whether prior plan approval is required. The 
person responsible should always look for the best possible site conditions when locating an onsite 
system. 

GENERAL SITE CHARACTERICS & RATING 
Site Criteria Good Moderate Poor 

Flooding  None (protected)  Rare  Common  
*Depth to Bedrock  >11 ft  7-11 ft  <7 ft  
*Depth to Cemented 
Soil (Clay-Silt)  

>11 ft  7-11 ft  <7ft  

*Depth to Seasonal 
High Water Table  

>9 ft 7-9 ft  <7 ft  

Permeability 
(Percolation Rate)  

3-10 min/in  1-3 or 10-24 min/in  <1 min/in or >45 
min/in  

Slope  0-10%  10-20%  >20%  
Soil Classification **GW, **GP, SW, SP GM & SM ML & CL 
*   Depth from original ground level  
** These soils require a sand liner unless waived by the Department 

A preliminary field evaluation should then be performed that consists of a site inspection to locate 
areas on the lot best suited for a soil absorption system. Features such as gullies, surface water, steep 
slopes, onsite and neighboring wells, and roads must be noted in relation to proposed soil 
absorption system location. Once the most suitable site for the system is determined, a test pit or 
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boring is dug within 25 feet of the perimeter of the proposed soil absorption system, to confirm 
subsurface conditions. 

The test pit or boring needs to extend to at least 6 feet below the bottom of the proposed soil 
absorption system, to verify that no impermeable soil layers are within 6 vertical feet of the 
proposed bottom of the distribution rock. Data to be collected from the explorations include an 
estimate of soil texture or classification, soil structure, soil density, groundwater depth, location of 
any impermeable layers, and soil moisture conditions. 

2.7 Surface Features 

In many cases topographic features limit where an onsite wastewater treatment and disposal system 
may be located. When evaluating a site, one of the first things that should be done is to locate all 
surface features that will limit the location of an on-site system as follows: 

 Drinking water wells: All drinking water systems in the vicinity of the system must be located 
to the distance practical, generally within 2 times the regulatory separation distance 
requirement. This includes wells on the property itself and on adjacent properties. If the 
onsite wastewater system is within 200 feet of any well, the classification the water system 
must be known before proceeding. More information is in section 2.  

 Other components of onsite wastewater systems such as private sewer lines, community 
sewer lines, cleanouts, and lift stations must be separated from drinking water systems by the 
distances shown in Minimum Separation Distance Requirements table. 

 Surface water: A lift station, holding tank, septic tank, soil absorption system, or other 
wastewater treatment or disposal system shall be evaluated for the minimum separation 
distance requirement to surface water as shown in the Minimum Separation Distance 
Requirements table. 

 Slope and cut banks: A conventional soil absorption system shall be evaluated for the 
minimum separation distance requirement to a slope exceeding 25% that has more than 10 
feet of elevation change. 

 Lot Lines: The wastewater disposal should be 10 feet or more from the lot lines, and must 
be entirely within the boundaries of the property associated with the facility served. 

 Other wastewater systems: Adjacent onsite system absorption fields must be horizontally 
separated from one another by the distances described in the Minimum Separation Distance 
Requirements table. 

 Obstacles: Objects such as trees, boulders, gardens, or man-made structures may be located 
inside the area selected for the onsite sewer system. If the property owner does not want 
these items removed, the system may be able to be laid out to go around them. Typically, a 
shallow or deep trench type leach field would be used in these cases. Including minimal 
curves should have negligible effects on the leach field performance. 

 Flooding sites: Systems should be installed outside of known flooding areas. If not possible, 
the responsible party must coordinate with the local floodplain management on any 
additional restrictions. For areas outside of a local floodplain management, the following 
restrictions apply: Tanks must be anchored to counter buoyant forces during conditions of 
the flood. All sewer vents and cleanouts must be not less than 2 feet above the base flood 
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elevation or fitted with watertight or locking caps that prevent the inflow of floodwater into 
the system. A conventional leach field cannot be installed in 20-year flood zones. 

Changing site conditions 

Site conditions are subject to change over time. Previous documentation on record with the 
Department may not accurately reflect current site conditions. Every site must be re-evaluated for 
surface and subsurface conditions each time an onsite wastewater system is installed or modified. 
Things to consider are: 

 Adjacent property development and drainage patterns: Streets, highways, up-gradient 
properties, nearby large development, and other potential nearby development may change 
local drainage patterns that may directly or indirectly effect an onsite wastewater system. 
Changes can include surface drainage of waters into the wastewater system but can also steer 
drainage patterns away from the system. 

 Eroding site conditions: Lots nearby rivers or bluffs may experience erosion over time. If the 
rate of erosion can be calculated, placement of the system should account for the rate of 
erosion and the lifespan of the system. 

 Climate changing factors: Warming arctic conditions can melt permafrost which destabilizes 
the existing soils, introduces additional groundwater into the soils, etc. Seasonal rain patterns 
can occur resulting in more or less precipitation in the area. Resilient system selections 
should be chosen. 

o Droughts: Systems installed during droughts should account for historical known 
seasonal high water table or surface water conditions. Pay attention to nearby 
vegetation or visual cues for areas previously inundated by water 

2.8 Evaluating Subsurface Conditions 

This section will be improved in the future with much more detail on determining soil classification. 
Until that time, the guidance provided in the Idaho or Minnesota technical manual publications 
referenced at the beginning of this manual are excellent resources.  

2.8.1 Soil Texture and USCS Group Determinations 
Soil types defined by the Unified Soil Classification System (USCS) are identified with a two letter 
symbol. The USDA defines soils according to a textural system that is determined by the percentage 
present of each particle size. Soils considered suitable for conventional soil absorption systems 
include: 

 Clean Gravels (GW or GP)  
 Clean Sands (SW or SP) 
 Silty Gravel (GM)  
 Silty Sand (SM)  
 Silt (ML)  

Soils classified as clays (CL or CH), organic silts and clays (OL), and peats (PT), are not considered 
suitable for a subsurface soil absorption system unless designed by a registered engineer. Systems 
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installed on sites with these soils conditions must be done in accordance with the standard practices 
presented in this manual or have engineering plan approval from ADEC prior to construction.  

To identify subsurface soil conditions, a test hole or pit must be dug, preferably using a backhoe 
because a larger excavation provides the best opportunity to examine soils. The test hole(s) must be 
dug around the perimeter of the actual system site, rather than within, and be within 25 feet of the 
anticipated leach field site. Equipment must be kept off the proposed system site to prevent 
compaction of the soil. The soil strata where the leach field distribution media will be installed and 
below are the determining factors in how the soil absorption system should be constructed. An 
alternate method of determining subsurface conditions is by boring, either by machine or by hand. 
This method should only be attempted by more experienced soil testers. A well log is not a 
substitute for a test hole or boring. 

2.8.2 Percolation Tests 
Percolation tests are required in all soil types except for in clean sands classified as SP or SW. In 
clean gravels (GP or GW), a percolation test is required to confirm if the gravels percolation faster 
than 1 min/inch which will require the installation of a sand liner. The percolation test in clean 
gravels can be skipped as long as a sand liner is installed.  

This section will be further developed with percolation test procedures. Until that time, the EPA 
falling head percolation test procedure, guidance provided in the Manual for Septic System 
Professionals in Minnesota, or the Municipality of Anchorage percolation test procedure contained 
in their wastewater system ordinance at 15.65 must be used. 

Regional exceptions for percolation tests  
Greater Fairbanks Area: 

 Fairbanks Silt Loam, a dry windblown loess located in the hills, can be designated a silty sand
(SM) and sized at 275 sf/bed or 0.55 gpd/sf

 Fairbanks Schist, a highly fractured schist, can be designated a silty gravel (GM) and sized at
225 sf/bed or 0.67 gpd/sf

 North Pole, much of this area has sandy sediments on the bordering the classification
between sand or gravel by USCS, these systems may be installed using 150 sf/bed or 1.0
gpd/sf application rate; some areas of North Pole do not fall under this categorical
exception such as Lakloey Hill, sites with permafrost, or where the sediments are primarily
gravel without a high percentage of sands (greater than 45% passing the #4 sieve)

Tok: 

See the section 2.11 for information on the regional waiver for the sand liner requirement. A 
percolation test is not required for GP/GW soils in areas where the conditions of the sand liner 
waiver are met.  

Soldotna Area: 

 Nikiski Sands, a sandy gravel that may have slightly more than 50% gravel resulting in a GP
or GW classification; this area does not require percolation test and can be sized at 150
sf/bed or 1.0 gpd/sf
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2.8.3 Limiting Conditions 
A limiting condition is a subsurface feature that limits the vertical location and type of leach field 
system that may be installed. Limiting conditions include groundwater, bedrock, permafrost and 
poor soil conditions. All limiting conditions within 6 feet of the bottom of a leach field must be 
identified. 

Seasonal high water tables vary by region and time. In most locations, the seasonal high is between 
June 1 and September 30. If installing a system in a timeframe not known for a seasonal high water 
table or in a period of drought, a seasonal high water table adjustment factor needs to be included, 
usually at least 1 to 2 feet. 

2.9 Separation Distance Requirements 

Minimum separation distance requirements contained in 18 AAC 72.100, 18 AAC 72.520, and 
18 AAC 72.620 must be met for all existing and new components, or a waiver approved for the 
lessor separation distance prior to beginning construction or modification of a wastewater system. 
When a system is modified or replaced, in almost all cases a previously issued waiver is void. 

2.9.1 Public Water Systems 
Regulations at 18 AAC 80 set the minimum separation distance requirements between wells and 
surface water intakes serving a public water system. For help classifying a public water system, 
contact the Drinking Water Program at your local ADEC office or submit the drinking water 
classification form available on website at https://dec.alaska.gov/eh/dw/forms/. Public drinking 
water systems may also be shown on GIS maps available at 
https://dec.alaska.gov/eh/dw/dwp/protection-areas-map/ or by turning on the PWS layer within 
EDMS Map Explorer.  

2.9.2 Private Water Systems 
Regulations at 18 AAC 72.100 set the separation distance requirements for private water systems.  

At locations where a private water line must cross a private or community sewer line, the following 
requirements must be met or a waiver approved by the department:  

 The sewer line must be located at least 12 inches below the water line  
 The sewer line joints must be located 9 feet from the private water line joints 

2.9.3 Surface Water 
Regulations prohibit installing a lift station, holding tank, septic tank, soil absorption system, seepage 
pit, pit privy or other wastewater treatment or disposal system within 100 feet, measured 
horizontally, of the mean annual high water level of a lake, river, stream, spring or slough or the 
mean higher high water level of coastal waters. Note that this includes a slough which is further 
defined as a swamp, bog, or marsh. 

2.9.4 Slopes & Cut Banks 
Regulations require a 50-foot set back, measured at the ground surface, from the nearest edge of any 
type of a conventional soil absorption area and a slope exceeding 25% that has more than 10 feet of 
elevation change. 
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2.9.5 Other Obstacles 
Objects such as trees, boulders, gardens, or man-made structures may be located inside the area 
selected for the onsite sewer system. If the property owner does not want these items removed, the 
system can be redesigned or laid out to go around them. Because of the deep nature of most 
excavations, it is recommended that the system is installed 10 feet away from these obstacles. 
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MINIMUM HORIZONTAL SEPARATION DISTANCES TO DRINKING WATER SYSTEMS 
all horizontal separation distances must be measured from nearest edge to nearest edge 

 

Private Sewer 
Linea and 
Cleanouts, 
Basement Sump 

Sewer Lineb and 
Cleanouts, 
Manholes, Lift 
Station 

Septic Tank, 
Wastewater 
Holding Tank, 
Lift Station, 
Manholes 

Pit Privy, Soil 
Absorption 
System 

Fuel Tankc and 
Lines 

Drinking Water 
Treatment Waste 
disposal system 

Other Sources of 
Contaminationd 

Public Water System 100 feet 200 feet 200 feet 200 feet 100 feet 100 feet 200 feet 

Private Water System 25 feet 100 feet 100 feet 100 feet 25 feet 25 feet 100 feet 

Water line 10 feet 10 feet 10 feet 10 feet 10 feet 10 feet Contact DWP 

Private Water Line 1 foot 5 feet 5 feet 5 feet 10 feet 5 feet -- 

Additional separation distance requirements may apply for public water systems; 18 AAC 80 must be referenced for all public water system requirements. 
a. A drain pipe buried in the ground below a building is required to meet the same separation distance as a private sewer line to a public water system. 
b. Sewer line includes sewer main, community sewer line, and stormwater sewer lines. 
c. The separation distance to fuel tanks applies to below-ground fuel tanks and fuel lines, and to above-ground tanks greater than 500 gallons. 
d. Other sources of contamination include, but are not limited to, animal byproducts, manure, and agricultural waste. The separation distance to landfills is covered 
under 18 AAC 60. DWP = Drinking Water Program. 

MINIMUM VERTICAL SEPARATION DISTANCES TO DRINKING WATER COMPONENTS 

 
Private Sewer 
Line, Building 

Sewer 

Community Sewer 
Line or Cleanout, 

Sewer Main 

Septic Tank, 
Wastewater 

Holding Tank 

Soil Absorption 
System 

Fuel Tank** and 
Lines 

Drinking Water 
Treatment Waste 
disposal system 

Other Sources of 
Contamination* 

Water line 
18 inches 

recommended 
18 inches cannot cross cannot cross 

no crossing 
recommended 

10 feet Contact DWP 

Private Water Line 12-inches 12-inches cannot cross cannot cross 
no crossing 

recommended 
5 feet -- 

Well Classification and Select Abbreviated Definitions (See 18 AAC 80.1990 or 18 AAC 72.990 for complete definitions) 

Public Water System: a potable water system serving 25 or more people at least 60 days per year or a system that has at least 15 service connections. 

Water Line: is a pipe or conduit used to carry water as part of a public water system but does not include a water service line or private water line. 

Private Water System: a potable water system that is not a public water system 

Private Water Line: is a line, pipe, or conduit used to carry water as part of a private water system. The department interprets regulations to not include a water service 
line that is connected to a public water system in the definition of private water line. 

Disclaimer: This separation distance table was developed for convenience but may not contain all separation distances required to be met. 
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MINIMUM HORIZONTAL SEPARATION DISTANCES FROM SEWER COMPONENTS 

 
River, Lake, Stream, 

Spring, Sloughc 
Slopes >25% Soil Absorption System Lot Linea Foundationa 

Septic Tank, Holding 
Tank, Lift Station 

100 feet need to be stable 5 feet 10 feet 10 feet 

Soil Absorption System 100 feet 50 feetd see b. below 10 feet 10 feet 

Pit Privy 100 feet 50 feet recommended see b. below 10 feet 10 feet 

a. Recommended minimum horizontal separation distance. All parts, including ground cover for freeze protection must be wholly located on the property with the 
facility being served. Locating a septic tank or soil absorption system too close to a building foundation may have negative impacts. The septic tank cleanouts or 
manhole riser must be accessible for maintenance purposes. 
b. 6 feet or 2 times the distribution media depth, whichever is greater. 
c. Setbacks is from the mean annual high water level of surface water or the mean higher high water level of tidally influenced water. 
d. Separation distance applies to the downhill slope; does not apply to mound type soil absorption systems 

MINIMUM VERTICAL SEPARATION DISTANCES FROM SEWER COMPONENTS 

 Seasonal High Water Table Impermeable Soil, Permafrost, Bedrock 

Septic Tank, Wastewater Holding Tank need buoyancy protection -- 

Subsurface Soil Absorption System 4 feet 6 feet 

Pit Privy 4 feet -- 

 

Disclaimer: This separation distance table was developed for convenience but may not contain all separation distances required to be met. 
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2.10 Freeze Protection 

All geotechnical insulation products shall meet the current ASTM C578 Type IV standard 
specifications for “Rigid Cellular Polystyrene Thermal Insulation,” and have a minimum 
compressive strength of 25 psi. Examples of products that meet this standard are DuPont 
Styrofoam Brand Scoreboard, Owens Corning Foamular 250, and Insulfoam Type IX. Spray foam 
insulation must not be used over a leach field. Filter fabric is still required with insulation. Extra care 
must be taken backfilling the excavation when insulation is used.  

One inch of manufactured insulation may be substituted for one foot of soil cover, up to a 
maximum of 2 feet of soil cover with at least two inches of insulation. The minimum soil cover shall 
not be reduced to less than two feet insulation. 

These freeze protection standards also apply to advanced treatment units unless the manufacturer 
has provided specific recommendations or designed the package plant or advanced treatment system 
to operate in arctic conditions with lessor ground cover or insulation equivalency.  

INSULATION REQUIREMENTS

Geographical Area Depth of Soil Cover or 
Insulation Equivalent* 

Southwest Alaska (Kodiak Island Borough and all areas southwest 
of Chignik, including Chignik) two feet of soil cover 

Southeast Alaska (east of 141° West longitude), the coastal area 
south and east of Valdez (to 141° West longitude), and the Valdez 
corporate boundary 

three feet of soil cover 

All remaining areas of the state four feet of soil cover 

*Up to two feet of the required soil cover may be substituted with insulation material publicly
identified by the department as equivalent. Soil cover may not be reduced to less than two feet.

2.11 Sand Liners 

Sand Liners are intended to provide additional treatment in fast draining soil conditions. Soils with 
percolation rates faster than 1 minute per inch require a sand liner. Sand liner material shall conform 
to either specification Standard 1 or Standard 2 in the table below.  

A two-foot-thick sand liner meeting ADEC specifications, must be placed beneath all leach fields 
when the receiving soil is classified as gravel (GW or GP), unless a percolation test verifies the rate 
of water infiltration is slower than 1 minute per inch, or the sand liner requirement is waived by the 
Department. Also refer to section 2.8.2 for areas where a percolation test is not required for 
GW/GP soils and a sand liner is waived or implied.  

The person responsible must ensure the sand liner material meets the specifications. The department 
recommends gradation analysis be obtained from the source that is representative of the material 
used. Multiple gradations may be needed to ensure quality.  

Additional Notes on Sand Liners: 

 Sand liners may be used only with a bed or shallow trench type system
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 A minimum infiltrative area of 150 square feet per bedroom is required 
 It is recommended that the infiltration area is increased by 50% 
 Compaction of the sand liner must be avoided 

Standard 1 - Specific Sieve Criteria 

Sieve Size Percent Passing by Weight 

No. 10 85 to 100 

No. 20 60 to 90 

No. 40 25 to 50 

No. 60 ≤ 15 

No. 200 ≤ 5 

* The sand may not have more than 45% (of the total) passing any one sieve and retained on the 
next consecutive sieve of those shown above. 

Standard 2 – Cc and Cu Criteria 

Property Criteria 

Coefficient of Uniformity (Cu) < 4 

Coefficient of Curvature (Cc) ≤ 1 

Amount Passing No. 10 Sieve ≥ 85%  

Amount Passing No. 200 Sieve ≤ 5% 

* The sand must not have more than 45 % of the total passing any one sieve and retained on the 
next consecutive sieve, of those listed in Standard 1 

2.11.1 Regional Sand Liner Waivers 

Tok: 

A regional sand liner waiver was issued by the Department on January 16, 2002 for select areas in 
and around Tok where subsurface soil conditions consists of gravelly sand or sandy gravel. The 
following site conditions and location must be met for the waiver to apply:  

 Applicable for a private residence only; 
 Groundwater cannot be encountered in any test holes (dug to at least 6 feet below the 

bottom of the leach field); 
 Waiver does not apply to systems located within 200 feet of any surface water body; 
 Waiver applies only to the following areas: 

o T18N R11E, Sections 1, 2, and 11 – 14; 
o T18N R12E, Sections 7 – 34; 
o T18N R13E, Sections 18 – 20 and undesignated area to the Tok River, excluding the 

200 ft buffer zone around the surface water; 
o T17N R12E, Sections 1, 2, and 11 – 14 and undesignated area to the Eagle Trail 
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2.12 Classified Fill 

For a conventional bed or shallow trench system using a cut and fill technique, the material used to 
fill the excavation must meet the sand liner requirements or the following criteria: 

CLASSIFIED FILL CRITERIA 
Sieve Size Percent Passing by Weight 

3” 100 
1-1/2” 85 - 100 
3/4” 55-100 
No. 4 45 - 100 
No. 10 12 - 60 
No. 40 4 – 30 
#200 <10% 

2.13 Distribution Medium 

Distribution medium means sewer rock, polystyrene beads, chambers, or gravelless pipe or another 
material used to provide void space in a soil absorption system. The distribution media provides 
void space through which effluent flows, storage space, and encourages lateral distribution of 
effluent through the leach field prior to reaching native soils.  

2.13.1 Sewer Rock 
There are two specifications for sewer rock, coarse and fine. The fine graded sewer rock must be 
used in bed, shallow trench, or mound type systems. Coarse graded sewer rock may be used for all 
other types of conventional leach fields. Sewer rock should be rounded and not compactable to 
allow for adequate void space. It is critical that the amount of fines (soil passing the #200 sieve) is 
less than 1%. Fines can easily clog up the infiltrative surface in the soil absorption system and will 
lead to early failure of the leach field. The use of tailings is not allowed, angular rock must be 
avoided. 

SEWER ROCK CRITERIA 
Coarse Grade Sewer Rock Criteria 

Sieve Size Percent Passing by Weight 
3” 100 
2” 0 to 100 

1 ½” 0 to 71 
1” 0 to 30 
¾” 0 to 10 
½” 0 to 5 

#200 0 to 1 
Fine Graded Sewer Rock Criteria 

Sieve Size Percent Passing by Weight 
2” 100 

1 ½” 90 to 100 
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1” 0 to 100 
¾” 0 to 10 
½” 0 to 5 

#200 0 to 1 

2.13.2 Chambers 
Chambers are for use in bed or shallow trench type systems only and must installed in accordance 
with the standard details and drawings for bed or shallow trench systems in this manual. Chambers 
are given credit for bottom area only, require filter fabric over the chambers to prevent fines from 
migrating into the chamber louvers, and are to be installed per manufacturer specifications. 

2.13.3 Gravelless Pipe 
There are several types of gravelless media. For the purposes of this manual, the department 
considers manufactured polystyrene beads such as EZFlow as an approved media. Gravelless pipe 
that doesn’t provide the equivalent media depth for the type of field are not allowed unless 
approved by the department through the plan review process.  

2.13.4 Other Media 
Distribution medium not described above must be presented to and approved by the Department. 

2.14 Filter Fabric 

All geotechnical fabric products shall be Typar 3401 or equivalent. Geotechnical fabric products 
shall conform to AASHTO M288 Class 3 and have the following characteristics: 

 Minimum Permittivity (ASTM D4491) - 0.5/sec 
 Maximum Apparent Opening Size (ASTM D4751) – 0.20 to 0.21 mm (US Sieve #70) 

A barrier of geotechnical filter fabric is always required on top of the sewer rock and chambers to 
prevent soil backfill from migrating into the void spaces. Other distribution medium may also 
require filter fabric or have an equivalent method of preventing fines from migrating into the void 
space. VISQUEEN or other impermeable material may not be used. Foam board insulation is not a 
substitute for filter fabric. 

3 PIPING, COLLECTION AND PUMPING SYSTEMS 

3.1 General Requirements 

Building sewer lines, disposal sewer lines, leach field lines, cleanouts, and standpipes shall use 
solvent welded couplings and fittings of the same designation as the pipe being joined. Please refer 
to the table for the current approved list of pipe types or ASTM designations. 

SEWER LINES APPROVED PIPE MATERIALS 
Pipe Type ASTM 

Designation 
Building 
Sewer 

Disposal 
Sewer 

Leachfield 
Pipe 

Cleanout 
and Monitor 

Schedule 40 
ABS 

F628 Yes Yes No Yes 
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Schedule 40 
PVC 

D1785 No Yes Yes Yes 

Schedule 40 
PVC 

D2665 No Yes Yes Yes 

SDR 35 D3034 No Yes Yes Yes 

Pipe Joints and Mechanical Watertight Couplings 
Solid pipe with no joints shall span 5 feet from the inlet and outlet of septic tanks onto undisturbed 
earth, or the soil may be backfilled and compacted in six-inch lifts before laying the pipe. All pipe 
joints in monitoring tubes, cleanouts, solid lines, manifolds, and distribution piping must be cleaned 
prior to gluing, and glued with proper cement for that pipe type. 

Manufacturers and types of banded rubber couplings include, but are not limited to Fernco brand, 
Mission brand, or equal. Mechanical watertight couplings are required on the inlet, outlet, and 
cleanout or vent pipes on septic tanks. The use of banded rubber couplings are only allowed for 
connecting the Building Sewer, the Disposal Sewer and the cleanout pipes to the septic tank. Do not 
use banded rubber couplings for any other purpose. 

Pipe Bedding & Installation 
Sewer lines shall be laid on undisturbed or compacted soil and must be properly bedded and 
compacted to the spring line to prevent deflections and low points in the line where water and solids 
can accumulate and may freeze or otherwise block the pipe. Soil in the pipe zone must also be 
properly compacted to prevent excessive deflection or pipe collapse because of soil pressure from 
backfill. Areas that are over-excavated, such as at the septic tank ends, should be carefully 
compacted to adequately support the piping yet protect the septic tank from deflection. In a multiple 
trench or bed type leach field, the wastewater must be distributed to each lateral by a solid pipe 
manifold. All leach field piping must be level, including manifold pipe and perforated pipes. 

3.2 Sewer Line Slopes 

The slope of the Building Sewer pipe in the 10 feet immediately preceding the septic tank must be 
between 1/8" to 1/4" per foot (not to exceed 2% slope). The slope or grade of the sewer pipes 
should be as uniform as possible. 

MINIMUM AND MAXIMUM SEWER LINE SLOPES  

Nominal Sewer Line Size*  Minimum Slope  Maximum Slope**  

four-inch  two percent  20 percent  

six-inch  one percent  13 percent  

eight-inch  0.4 percent  eight percent  

*For pipes larger than eight-inch nominal diameter, minimum and maximum slopes must be 
calculated using the Manning formula to maintain a minimum velocity of two feet per second and a 
maximum velocity of 10 feet per second when flowing full.   
**Maximum slope may be exceeded for drop connections or for sewer lines located after 
pretreatment.  
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Drop Connections 
Drop connections shall have a maximum drop of 10 vertical feet. A drop connection shall be 
constructed using a combo fitting with the sweep pointing downward and a cleanout pipe to the 
surface. The bottom of the vertical drop shall be constructed with a 90 degree sweep. 

3.3 Building Sewer and Private Sewer Lines 

All building sewer or private sewer lines must be a minimum 4-inch diameter for gravity flow. A 
foundation cleanout shall be installed within five (5) feet of the outside wall of the foundation. The 
use of double cleanouts is strongly encouraged. Additional building sewer or private sewer line 
cleanouts shall be installed at intervals not to exceed one-hundred feet in straight runs and for each 
aggregate horizontal change in direction of 45 degrees or more prior to the septic tank or pre-
treatment tank. 

3.4 Community Sewer Lines 

By definition, there are no community sewer lines associated with a private residence. Community 
sewer lines shall be laid straight and at a uniform slope. Manholes must be installed at locations 
where there are changes in pipe slope, size, alignment, and at intersections. Where a community 
sewer line is entirely located on a single property or serving a single facility, and the sewer line is 6-
inches in diameter or less, a cleanout may be installed instead of a manhole as described in the 
private sewer line section.  

3.5 STEP Tanks 

STEP is an acronym and stands for “Septic Tank Effluent Pumping”.  For the purposes of this 
manual, a “STEP tank” refers specifically to a septic tank that has a pump installed in the second 
compartment of the tank or has a third compartment manufactured for use with a pump. A “STEP 
Tank” that is separate from the septic tank is referred to as a pump station or lift station in this 
manual. When a septic tank is used as a STEP tank, the minimum operating volume listed in the 
Minimum Septic Tank Size table must be increased by at least 250. For example, a three (3) 
bedroom home must have a minimum operating volume of 1,250 gallons if used as a STEP tank. A 
STEP tank will require a manhole riser that extends to the ground surface to provide access to the 
pump and floats for maintenance. The manhole riser must be pre-manufactured and compatible 
with the manhole access and connect to the tank with a bonded or mechanical connection that is 
watertight. The top two feet of the manhole riser must be insulated. The manhole riser must have a 
lid that is secured. The use of a frost plug in the riser is recommended. 

3.6 Pump Stations and Lift Stations 

A pumping station, or also commonly called a lift station, is a separate vault chamber specifically 
used to house a pump. The pump station may be used to elevate wastewater to gain vertical distance 
to a limiting condition or for use as a dosing chamber for a leach field. Vaults that are not pre-
manufactured for use as a lift station must first be submitted to the Department for approval 
through the normal plan-review process prior to construction. Small vaults (generally less than 100 
gallons in volume) that are more suitable for, or manufactured for the purpose of, a basement sump 
are not allowed to be used as a lift station.  
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3.7 Basement Sumps 

Basement sumps is a term that refers to a pump station that is located within the footprint of a 
building that collects sewage. Basement sump is not intended to apply to sumps that handle 
groundwater dewatering only. The construction and installation of basement sumps falls under the 
state plumbing code, however, basement sumps are required to be located at least 25 feet from a 
private drinking water well.  

4 CONVENTIONAL ONSITE WASTEWATER SYSTEMS 

4.1 Restrictions 

Prior Department approval is required before constructing, installing, or modifying any part of a 
conventional wastewater system for systems that have daily flows or a cumulative on-lot or facility-
wide flow greater than 2,500 gallons per day, the system serves more than one lot or structure not 
under the same ownership, the system receives non-domestic wastewater, or the system is installed 
in an area where other conventional onsite wastewater systems have been known to perform poorly. 
Conventional leach fields may only be installed in areas where the soil conditions are suitable for a 
subsurface discharge.  

4.2 Septic Tank 

Septic tanks separate solid material from liquid by providing time for heavier materials to settle to 
the tank bottom forming a sludge layer, and for lighter materials to float to the top forming a scum 
layer. These layers may later be reduced in volume by anaerobic digestion, which is the 
decomposition of organic and inorganic matter in the absence of oxygen. Septic tanks do not 
completely purify wastewater, eliminate odors, or digest all solid material, but they are effective in 
trapping most solids and scum so that reasonably clarified wastewater (effluent) is passed on to the 
leach field. Improperly sized or damaged tanks, or steep slopes of sewer lines prior to the septic tank 
can cause turbulence in the septic tank, will prevent the adequate separation of solids and scum in 
the tank.  

A typical septic tank has two compartments. A two-compartment configuration has been shown in 
some studies to exhibit a slightly better removal of suspended solids than single compartment tanks. 
Regulations require that two compartment tanks be used. Baffles are located at the inlet, 
compartment divider, and outlet of a septic tank. The inlet baffle is designed to slow down the 
incoming wastewater and direct it downward. The interior baffle keeps most of the solid material in 
the first compartment and the outlet baffle is the last defense to retain solids and scum in the tank.. 
Materials that degrade slowly, such as coffee grounds, oil and grease, paper towels, disposable 
diapers, feminine hygiene products, and similar materials should not be disposed of in septic tanks. 
Water treatment wastes add a significant hydraulic load to the system and may contribute to the 
corrosion of steel septic tanks, which must be considered when evaluating the appropriate size and 
tank material. Household cleaning chemicals and detergents, in quantities normally used, are 
generally not harmful to the system. Performance additives, such as yeast, bacteria and enzymes, 
have not been found to be beneficial to the septic tank performance, particularly in cold climates, 
and should not be used. 
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Septic tanks should be pumped when the sludge layer or floating scum layer exceeds 6 inches. A 
two-year pumping cycle is recommended. If septic tanks are not pumped periodically, accumulated 
sludge will overflow with the wastewater into the soil absorption system, resulting in premature 
failure of the field. The single most important maintenance item a homeowner can do is to pump a 
septic tank every two years at a minimum.  

Septic tanks are manufactured where the outlet pipe is two to three inches lower than the inlet pipe. 
During installation, if the inlet and outlet ends of the septic tank are reversed, water will back up into 
the building sewer, stranding solids that could block the line. 

Mechanical watertight couplings, such as Fernco couplings, or equivalent are required on the inlet 
and outlet of these septic tanks. The use of banded rubber couplings are only for connecting the 
Building Sewer, the Disposal Sewer, and cleanouts to the septic tank. Do not use banded rubber 
couplings for any other purpose. 

Tanks should be located so that a pump truck can readily access the tank and in areas away from 
driveways or parking lots where snow is typically removed during winter months. Tanks shall not be 
in a driveway unless rated by the manufacturer for vehicular traffic and is insulated with at least 2 
inches of foam board or spray foam. If a tank is paved over, the tank must still be accessible either 
through vehicle rated risers or cleanouts. Cleanout pipes must be at least four inches in diameter to 
accommodate a pumping hose, and should extend above grade and the tops capped. Cleanout 
locations should be “tied” to permanent landmarks by measuring and recording the distance 
between the cleanout pipes and permanent features such as house corners, so that the pipes may be 
found if covered with snow or soil. 

Septic tanks shall conform to the standards listed in this section. In all cases, installation 
recommendations or requirements of the manufacturer must be followed. 

 Conform to Appendix H of the Uniform Plumbing Code; 
 Bear proof of certification by the applicable quality control/assurance certifying 

organization; 
 Have two (2) compartments; and 
 Follow the manufacturer’s recommendations for maximum burial depth 

4.2.1 Minimum Size 

Minimum Septic Tank Size  
Residential Dwellings  Commercial Facilities  
Number of Bedrooms  Minimum Tank Size*  Daily Design Flow  Minimum Tank Size*  
0 - 3  1,000 gallons  Up to 500 gpd  1,000 gallons  
4 - 8  1,000 plus 250 gallons 

for each bedroom over 
three   

501 to 750 gpd  1,250 gallons  

9 - 13  2,500 gallons  751 to 1,000 gpd  1,500 gallons  
14 - 18  3,000 gallons  1,001 to 1,250 gpd  2,000 gallons  
Greater than 18  1,125 + (0.75 * design 

flow)  
Greater than 1,250 gpd  1,125 + (0.75 * design 

flow)  
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*Tanks may be used in series or in parallel to achieve the minimum septic tank volume. The 
installation and design of more than one tank must be by a method publicly identified by the 
department as acceptable guidance under 18 AAC 72.070 and protective of public health, public 
and private water systems, and the environment.  

 If a kitchen sink garbage disposal is used, an additional 250 gallon capacity is recommended 
above the minimum bedroom size, to contain the extra sludge generated. 

 If a lift station is located prior to the septic tank, the minimum septic tank size must be 
increased by 250 gallons for residential dwellings with more than 18 bedrooms or 
commercial facilities with an estimated daily flow greater than 1250 gallons. 

 When an integral lift station is contained in the tank, an additional 250 gallons is required to 
compensate for the loss in volume due to the pumping chamber. 

 An insulated, watertight, flanged manhole riser, and cover are required in place of cleanout 
or vent pipes on septic tanks with tank volumes greater than 2,000 gallons. 

A larger tank may always be installed and is encouraged for multiple family dwellings and 
commercial facilities such as restaurants. 

4.2.2 Tanks in Series 
Tanks in series means that two tanks are used inline. The first tank receives raw waste and drains to 
a second, downstream tank. Single compartment tanks may be placed in series to achieve minimum 
volume requirements. The first tank must be sized to accept two-thirds of the total volume required. 
For instance, if the total volume of tankage required is 1,500 gallons, the upstream tank must be at 
least 1,000 gallons, and the downstream tank must be at least 500 gallons. The downstream tank 
must be placed 5 feet from the upstream tank. The upstream tank may be dual-compartment if the 
first compartment is sized to meet two-thirds of the total volume required. The downstream tank 
may be single-compartment or two-compartment. If a single-compartment tank is used, an effluent 
filter should be installed on the outlet of the second tank.  

4.2.3 Tanks in Parallel 
Tanks in parallel means two tanks that are installed to operate simultaneously. A device must be 
used to evenly split the flow between the two tanks. Two compartment tanks that meet the two-
thirds/one-third rule may be placed in parallel to achieve minimum volume requirements. The total 
volume of the two tanks must meet the overall volume requirement. For instance, if 2,000 gallons of 
total volume is required, two 1,000 gallon tank may be installed in parallel.  

4.2.4 Tanks in Series and Parallel 
In some cases, such as remote projects where transporting large tanks is infeasible, single 
compartment tanks may be placed in parallel and series. The first two tanks must have a total of 
two-thirds of the design volume and be placed in parallel. A device must be used to split the flow 
evenly between the two tanks. The third tank must be placed at least 5 feet downstream and receive 
wastewater from both upstream tanks. The third tank must be sized to hold one-third of the total 
required volume. For instance, if the total tank volume required is 3000 gallons, two 1,000 gallon 
tanks may be placed in parallel upstream and one 1,000 gallon tank may be placed downstream in 
series. 
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4.3 Conventional Soil Absorption Systems 

The leach field or soil absorption area is used as the final treatment and disposal point for the 
clarified effluent from the septic tank. Physical, chemical, and biological processes occurring within 
the soil will reduce the organic and microbial constituents of the wastewater. At least four feet of 
unsaturated soil below the leach field is required to effectively reduce the bacteria to an acceptable 
level. Regulation requires at least 4 feet of vertical separation between the bottom most portion of 
the distribution media and the groundwater table measured during the time of year when it is 
expected to be the highest. The local ADEC office may have records available that would be of use 
in determining the elevation of the seasonal high groundwater table. 

Excavation 
All excavation shall be accomplished according to OSHA safety regulations. The bottom of the 
leach field excavation and the bottom of the septic tank excavation shall be level before the 
placement of the tank or leach field media. Excavations shall not be left open. 

Construction machinery should not be driven over the infiltrative area. Beds and trenches should be 
excavated using a backhoe or similar apparatus, not using a dozer. If during the excavation process, 
the infiltrative surface becomes smeared, the surface should be raked or otherwise roughened, to 
remove the smeared soils. To overcome the smearing that naturally occurs when a backhoe bucket is 
drawn through soil, some contractors have installed rakes on the side of their buckets. 

Final Grading, Topsoil, and Seeding 
Final grading over a wastewater disposal system should be slightly mounded to allow for settling and 
graded to help precipitation to drain water away from both the septic tank and the absorption area. 
If backfill has settled, or was not properly completed at the time of construction, the area should be 
regraded to provide adequate drainage. The final graded area must be covered with topsoil and 
seeded with grass. 

4.3.1 Minimum Application Rates 
The most conservative wastewater application rate from the table below, based on either percolation 
rate or soil texture (USCS), must be used.  

If more than one soil horizon or soil type is to be used in the absorption area, more than one 
percolation test may be needed to size the system. When using soil horizons with differing 
percolation or application rates, the system must be sized based on the soil with the most 
conservative application rate. 

WASTEWATER APPLICATION RATES 

Percolation Ratea 
(minutes/inch)  

Soil Texture    
(Unified Soil 
Classification) 

Application 
Rate in 
sf/bedroom 

Application 
Rate in gpd/sf 
for design flows 
≤ 2,500 gpd   

Application 
Rate in gpd/sf 
for design flows 
>2,500 gpd

Faster than 1  Gravel (GW/GP)  Not Suitableb  Not Suitableb  Not Suitableb 

1 – 5   Gravel (GW/GP)  125  1.2  0.79 – 0.98 
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1 – 15    
Medium to coarse sand 
(SW/SP)   150   1.0   0.67 – 0.89   

6 – 15    
Fine sand or loamy sand 
(SP-SM)   190   0.8   0.61 – 0.74   

16 - 30   
Sandy loam, silty gravel 
(GM), silty sand (SM)    250   0.6   0.52 – 0.61   

31 – 60c   Loam, silt loam, silt (ML)   335   0.45   0.25 – 0.52   

61 – 120d   Silty clay loam, clay loame   Not Suitabled   Not Suitabled   Not Suitabled   

a. Soils classified as silty sand (SM), silty gravel (GM), or silt (ML) must have a percolation test 
conducted; percolation tests must be performed in accordance with either a method publicly 
identified by EPA or the department as acceptable, or by an alternate method that has been 
presented by a registered engineer and approved by the department; a certified installer may 
perform the percolation test for systems installed under the certified installer’s certification; Soils 
classified as clay (CL or CH), organic silt or clay (OL), or peat (PT) require an engineer design 
and prior department approval.    

b. Soils classified as gravel (GW or GP) for which a percolation test has not been conducted or a 
percolation test result is faster than one minute per inch may still be used if a shallow trench or 
bed system is installed with a two-foot sand liner below the distribution media and if application 
rates used are at least 1.0 gpd/sf or 150 sf/bedroom; sand must meet the specifications publicly 
identified by the department under 18 AAC 72.070; the department may waive the sand liner 
requirement in a manner set out in 18 AAC 72.540.   

c. Soils with percolation rates slower than 30 minutes per inch are unsuitable for seepage pits.    
d. Soils with percolation rates slower than 60 minutes per inch require an engineer design and prior 

department approval; soils with percolation rates slower than 120 minutes per inch are 
considered impermeable.   

e. Soils without expandable clays or soil types not listed in this table require an engineer design and 
prior department approval.   

4.3.2 Bed System 
Bed type leach fields are typically shallow excavations that utilize a solid header and perforated 
laterals to distribute effluent evenly across the leach field area. A bed type leach field is usually 
installed in areas with a limiting condition (seasonal high water table, bedrock, or an impermeable 
soil) is present within 4 to 8 feet of the ground surface and is often used in conjunction with a lift 
station to obtain the required vertical separation. The bottom of the distribution media must be 
below original grade and meet vertical separation distances to be considered a conventional bed.   

Site Considerations: 

 Suitable for sites with less than 10% slope 
 Suitable for sites that require a sand liner (GW or GP soils percolating faster than 1 min/in) 
 Typically used in areas where a limiting condition (such as the water table) is close to the 

ground surface 
 Performs best in sands and gravels with minimal fines; bed systems are not recommended to 

be installed in soils with high percentage of silt 
 For larger bed systems, pressure distribution or multiple zones allows for a more even 

distribution of effluent 
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Construction Standards: 

 Beds should be rectangular in shape with the header width shorter than the lateral length. 
 More than 5 feet wide; recommended no more than 24 feet wide 
 Maximum length is 100 feet measured from the manifold or solid header 
 Minimum depth of distribution medium measured from the spring line of the distribution 

pipe is 12 inches 
 Distribution pipe and chambers must be laid level in the leach field area; pressure 

distribution should be utilized when a lift station is located prior to the field 
 Longest dimension must be parallel to the slope contour 
 Minimum of two monitoring tubes required, placed in opposite corners. Four monitoring 

tubes are recommended, one in each corner 
 May use chambers or other gravelless media in lieu of sewer rock 
 If the infiltrative surface (bottom) has smearing (glazing) evident, an alternate strata should 

be used (example, placing at least 6-inches of sand liner or classified fill below the 
distribution media) 

Sizing: 
Bed type leach fields receive credit for the bottom area only. Absorption area is calculated by 
multiplying length times width. 

Total Absorption Area = Length x Width 

Length of Bed = Total Absorption Area / Width 

Width of Bed = Total Absorption Area / Length 

Drawings: 
New drawings will be coming with future revisions. The drawings in the 2016 OWSIM publication 
are still mostly valid for conventional leach field areas and are included in Appendix C.  

4.3.3 Shallow Trench System 
Shallow trench systems are shallow excavations that are no more than 5 feet wide and 100 feet in 
length. Shallow trenches may be installed using multiple separate trenches with effluent distributed 
between trenches utilizing a solid header, drop connections, or distribution boxes. Of all system 
types, shallow trenches use the most surface area to obtain required absorption area but also have 
flexibility to avoid surface obstacles. The bottom of the distribution media must be below original 
grade and meet vertical separation distances to be considered a conventional shallow trench. 

Site Considerations: 

 Suitable for sites with less than 25% slope 
 Often used for sites where a bed system won’t fit 
 Suitable for sites that require a sand liner 
 Typically used in areas where a limiting condition is close to the ground surface 
 Trench systems allow for some flexibility to fit site conditions. 

Construction Standards: 
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 Minimum depth of distribution medium is 12 inches, measured from the spring line of pipe 
 Maximum 5 feet wide 
 Maximum trench length is 100 feet 
 May use chambers in lieu of sewer rock 
 Distribution pipe or chambers must be laid level 
 For sloping sites, length of the trench must be along the contour of the slope 
 Multiple trench systems can be installed to operate in parallel.   
 Monitoring tube required at the end of each trench, or at each end when installed 

perpendicular to the disposal sewer pipe 
 Avoid compaction and sealing of the soil’s infiltrative surface 
 If the infiltrative surface (bottom) has smearing (glazing) evident, an alternate strata should 

be used or place 6-inches of sand liner or classified fill on top of native silty soils. 

Sizing: 
Shallow trench soil absorption systems receive credit for bottom area only. Absorption area is 
calculated by multiplying length times width. 

Total Absorption Area = Length x Width 

Drawings: 
New drawings will be coming with future revisions. The drawings in the 2016 OWSIM publication 
are still valid for conventional leach field areas and are included in Appendix C. 

4.3.4 5-Wide Trench 
5-wide trench systems are hybrid leach field system that uses both sidewalls and bottom as its 
infiltrative surface. The name is given because they are always 5 feet wide with a variable amount of 
distribution media. Utilizes the entire bottom area and a portion of its sidewalls as the infiltrative 
surface. 

Site Considerations: 

 Cannot be used in areas where a sand liner is required 
 Often used in areas with limiting conditions, such as sloughing soils or a high water table, 

that prevents the installation of a deep trench 
 Suitable for sites with less than 25% slope 
 Trench systems allow for some flexibility to fit around obstacles 

Construction Requirements: 

 Always 5 feet wide 
 Minimum depth of distribution medium measured from the spring line of the pipe is 18 

inches and maximum depth is 48 inches 
 Maximum trench length is 100 feet 
 Leach field piping must be laid level 
 For sloping sites, length of the trench must be along the contour of the slope 
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 Multiple trench systems can be installed to operate in parallel when connected with a solid 
header or distribution box 

 Monitoring tube required at the end of each trench, or at each end when installed 
perpendicular to the disposal sewer pipe 

 If the infiltrative surface (bottom and sidewalls) have smearing (glazing) evident, the areas 
must be raked; an alternate soil strata should be used if possible 

Sizing: 
5-wide trench soil absorption systems receive full credit for the bottom and a partial credit for 
sidewalls. Absorption area is calculated by multiplying length times 5 and dividing by the sizing 
factor in the below table. 

Trench Length Required = (Total Absorption Area Required / 5) x Sizing Factor 

Total Absorption Area = (Length x 5) / (Sizing Factor)  

5-Wide Leachfield Length Sizing Factor 
Depth of Sewer Rock 
Beneath Perforated Pipe 

System Sizing 
Factor 

18 inches (1 ½ feet) 0.78 
24 inches (2 feet) 0.70 
30 inches (2 ½ feet) 0.64 
36 inches (3 feet) 0.58 
42 inches (3 ½ feet) 0.54 
48 inches (4 feet) 0.50 

Drawings: 
New drawings will be coming with future revisions. The drawings in the 2016 OWSIM publication 
are still valid for conventional leach field areas and are included in Appendix C. 

4.3.5 Deep Trench Leach Field 
Deep trench soil absorption systems are deep excavations that have four feet or greater of 
distribution media depth.  

Site Considerations: 

 Suitable for sites with less than 25% slope 
 Often the most preferred system when limiting conditions are not encountered. 
 Cannot be used in areas where a sand liner is required 
 Best in soils that are fine grained and somewhat cohesive such as silt and sandy silt soils 
 If the infiltrative surface (sidewalls) has smearing (glazing) evident, an alternate strata should 

be used if possible. Otherwise, a soil test can be performed to determine the soils absorption 
ability. 

 Trench systems allow for some flexibility to fit around obstacles 

Construction Requirements: 
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 Width varies, typically bucket-width or 12 inches to 24 inches. 12-inch wide buckets may 
limit depth of excavation. 

 Minimum depth of distribution medium measured from the spring line of the pipe is 4 feet 
and maximum is 12 feet 

 Maximum trench length is 100 feet 
 Leach field piping must be laid level 
 For sloping sites, length of the trench must be along the contour of the slope 
 Multiple trench systems can be installed to operate in parallel when connected with a solid 

header or distribution box 
 Monitoring tube required at the end of each trench, or at each end when installed 

perpendicular to the disposal sewer pipe 
 If the infiltrative surface areas have smearing (glazing) evident, the areas must be raked 

before the distribution medium is installed to prevent sealing the soil’s infiltrative surface. 

Sizing: 
Deep trench soil absorption systems receive credit for the sidewall area along the length only. 
Absorption area is calculated by multiplying the length of the trench by the depth and multiplying by 
2 for each sidewall. 

Total Absorption Area = Length x Depth x 2 Sidewalls 

Drawings: 
New drawings will be coming with future revisions. The drawings in the 2016 OWSIM publication 
are still valid for conventional leach field areas and are included in Appendix C. 

4.3.6 Seepage Pit 
Seepage pits are large pit systems that have a perforated tank located in the middle. These are the 
most expensive, but seem to be the longest lasting, system. 

Site Considerations: 

 Suitable for sites with less than 10% slope 
 Suitable for sites with percolation rates less than 30 minutes per inch. 
 May be used in silt and weathered bedrock applications. 
 Cannot be used in areas where a sand liner is required 

Construction Requirements: 

 The entire excavation must be filled with leach rock around the distribution tank 
 Depth may not exceed more than 2 feet below bottom of leach tank; total depth may not 

exceed 8 feet 
 If rectangular, longest dimension should be parallel to the slope contour 
 Monitoring tube required as a solid pipe only attached to the top of the distribution tank 
 When installing a system in a soil with sidewall smearing, the sidewalls must be scarified 

before the sewer rock is installed to prevent sealing the soil’s infiltrative surface. 

Sizing: 
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Seepage pit soil absorption systems receive credit for the sidewall area only. Absorption area is 
calculated by the total perimeter length and multiplying it by the depth.   

Total Absorption Area = Perimeter x Depth 

Perimeter of Seepage Pit  

Rectangular shape: Perimeter = 2 x Width + 2 x Length 

Square shape: Perimeter = Length x 4 side walls 

Drawings: 
New drawings will be coming with future revisions. The drawings in the 2016 OWSIM publication 
are still valid for conventional leach field areas and are included in Appendix C. 

4.4 Cut and Fill Systems 

Cut and fill systems are used on sites with shallow slowly permeable soils overlying more permeable 
soils such as gravels, sands, and sandy loams and where construction of a conventional leach field 
system below the tight soil horizons are not possible due to a limiting condition. Only a bed or 
shallow trench type leach field may be utilized for a cut and fill system. Sites that do not have a more 
permeable suitable native soil (example, the soil horizon to depth is all silts) are not suitable for a cut 
and fill system. The following figures show site conditions where a cut and fill system may be used. 
A system that requires a sand liner in GP or GW soils are a type of cut and fill system. 

 

4.4.1 Replacement Leach Field in Same Location as Existing Leach Field 
Replacement in same place systems are used on sites where the only suitable replacement location is 
in the same location as the operating system. Only a bed or shallow trench leach field are eligible for 
to be replaced in the same area. To install a new system in the same area as an existing system, the 
old distribution media and a minimum of two feet of soils below the bottom of the distribution 
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media must be removed and properly disposed. The excavation must be filled with a sand liner or 
classified fill to maintain vertical separation distances. A technique similar to the cut and fill system 
is typically used. No part of the failed leach field may be left in service. Systems replaced in the same 
area often do not last as long as the original system; an alternative engineered system solution 
including waivers or an advanced treatment unit may be a better solution. 

5 ALTERNATIVE ONSITE WASTEWATER SYSTEMS 

5.1 Permit and Operational Requirements 

Alternative onsite wastewater systems installed without prior plan approval must be designed by a 
professional engineer to meet standard sanitary engineering practice and the publicly identified best 
management practices identified in this manual. In addition, the installation must be inspected by the 
design engineer, or a person under their responsible charge, at appropriate phases of construction to 
ensure the system is installed according to the design and to develop record documents required to 
be submitted to the Department. All existing components of a wastewater system must be verified 
to confirm they meet the standards in this manual and are still functional.  

Wastewater systems that will not meet separation distance requirements in 18 AAC 72.100 and 
18 AAC 72.620 must obtain a waiver approval prior to beginning construction. An alternative onsite 
wastewater system that discharges to surface waters (including wetlands and relatively permanent 
waters) must continue to obtain prior plan approval and an approval to operate in accordance with 
18 AAC 72.615 and 18 AAC 72.200 – 290.  

5.2 Restrictions 

Alternative onsite wastewater systems that receive domestic wastewater, and include onsite disposal 
or storage only may be constructed, installed, or modified without prior plan review for systems 
serving  

1. a private residence, multi-family dwelling, commercial facility, employee housing or other 
supporting infrastructure, or a combination of thereof where the total on lot design flow and 
total facility-wide design flow is 1500 gallons per day or less  

2. temporary or mobile camps associated with mining or oil and gas exploration and 
development that do not discharge to WOTUS or otherwise require a permit issued by DEC 
(does not exempt from other agency permits that may be required) 

Alternative onsite wastewater systems may consist of a wide variety of system designs from package 
plants to holding tanks. This manual is generally organized by type of wastewater system, disposal 
system, or component specific requirements. This manual is not intended to be a full substitute for 
engineering judgement and sanitary practices but rather provides some minimum acceptable 
standards and best management practices for alternative onsite wastewater systems. 

5.3 Advanced Treatment Systems 

A package plant or advanced treatment unit must have current certification from an accredited third-
party testing organization such as NSF 40 or equivalent third-party accreditation; or shall 
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demonstrate the ability to meet secondary treatment requirements through a one-year monitoring 
and sampling plan showing the system can successfully treat wastewater under similar installations. 

Wastewater must meet minimum treatment requirements of 18 AAC 72.050 prior to disposal. This 
manual covers disposal system options for advanced onsite wastewater systems only which, by 
definition, does not include disposal to surface waters. All systems that discharge to surface waters, 
including wetlands, are required to have plan approval under 18 AAC 72.615. 

5.3.1 Disinfection 
Disinfect is defined at 18 AAC 72.990(25). In general, it means fecal coliform is reduced to less than 
200 cfu/100 mL.  

Disinfection by UV light, chlorination, ozonation, or other process is required for all land surface 
discharges unless the Department approves the discharge without disinfection through plan review 
under 18 AAC 72.615.  

Disinfection by UV light, ozonation, or other process is required for some increased application 
rates for soil absorption systems in the table presented in section 5.5.3. Soil absorption systems 
utilizing a two-foot sand liner or other suitable soils of a minimum four foot depth are presumed to 
provide the disinfection necessary prior to reaching the groundwater.   

Disinfection as required for land surface discharges is also required for all leach field type systems 
that include collection and conveyance piping installed in or under the leach field area daylighting to 
the ground surface. In addition, fencing and signage is also required the same as other land surface 
discharges.  

5.3.2 Nitrogen Removal 
Additional content will be added in future revisions. Nitrogen removal may be required in areas where the 
nitrate level in the groundwater exceeds 10 mg/L or the wastewater disposal system is expected to 
increase nitrate levels in groundwater above 10 mg/L at the property boundary, at nearby surface 
water, or in any private or public water system. Nitrogen removal technology is also required to 
utilize the highest wastewater application rates presented in column three of the table for secondary 
treated wastewater.   

5.4 Land Surface Disposal 

Wastewater discharged to the ground surface must meet the secondary treatment standard defined at 
18 AAC 72.990. For systems installed without plan approval, effluent discharged to the land surface 
must meet the disinfection standard and the land surface discharge area must be fenced, and a 
warning sign posted. The fencing and warning signs are not required for land surface discharges 
serving a private residence but are recommended.  

Land surface discharges must meet horizontal separation distance requirements to surface water, and 
private and public water system sources. Consideration of lot size and proximity to neighboring 
properties must also be considered. All wastewater discharged to the land surface must remain 
within the property boundary. 
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While a land surface discharge is an option, visible wastewater is a quick way to raise alarm of 
uninformed neighbors and usually receives complaints more frequently or sooner than discharges to 
a soil absorption system. Wastewater observed creating a nuisance on adjacent properties is 
considered a failure of the system under 18 AAC 72.090.  

5.5 Alternative Soil Absorption Systems 

An alternative soil absorption system (SAS) is a type of soil disposal system that does not meet the 
requirements of a conventional soil absorption system. This includes systems that utilize additional 
treatment in order to use a higher application rate than a SAS that receives septic tank effluent. 

5.5.1 Mound Systems 
The content of this section will be improved in the future. The mound system guidance provided in either the Minnesota 
or Idaho technical guidance publications referenced at the beginning of this manual are excellent resources and are 
acceptable for topics not well covered in this section. 

Mound type systems are a type of soil absorption system where the bottom of the distribution media 
must be located above original grade due to shallow limiting conditions or unsuitable soils. The 
distribution media depth in a mound must include 12-inches of fine leach rock, measured from the 
springline of the effluent distribution piping, or utilize manufactured media of equivalent depth.  

All mound systems must include pressurized distribution of effluent to the distribution media. An 
engineer who utilizes elevation change to demonstrate pressure distribution, must still incorporate 
timed dose into the design with a minimum of 5 doses a day and maximum dose in any one hour 
period not exceeding 15% of the daily flow. The minimum calculated residual head at the furthest 
point of distribution should be at least 4 psi regardless if a pump or elevation change is used.  

Traditional Mound  
A traditional mound is the only type of alternative soil absorption system that is suitable for areas of 
shallow permafrost, wet slowly percolating soils, or otherwise where a modified mound is not 
suitable. The principal behind the traditional mound design does not rely on native soils for 
treatment; rather the sand liner is expected to provide sufficient treatment prior to reaching the 
original ground surface. Organic soils are left in place promote horizontal movement of the effluent 
away from the mound where effluent may not be otherwise be dispersed in the subsurface soils.  
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Modified Mound 
Similar to a cut a fill system, a modified mound may only be used in areas where more suitable soils 
are located above or at a limiting condition. Below are two scenarios where a modified mound may 
be used. In the case of a modified mound in areas with high water tables, the bottom of the 
distribution media must be located at least 4 feet above the seasonal high water table. A modified 
mound is not allowed in shallow permafrost areas or very moist to wet soil conditions.  

 

 

 

 

5.5.2 Pressure Distribution 
All mounds require a pressure distribution using a pump. Timed dose is recommended. 

Additional content will be added in future revisions. In the meantime, the pressure distribution 
guidance published by Washington State Department of Health should be uitilized.  

5.5.3 Increased Application Rates for Soil Absorption Systems 
A soil absorption receiving secondary treated wastewater may utilize the application rates in the 
below table; additional components and treatment is necessary to apply the higher application rates. 
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Overflow conveyance piping to the land surface that have the potential to bypass or short circuit soil 
treatment are not allowed without disinfection (ex. UV).   

Secondary treatment is defined at 18 AAC 72.990(79). In general, it means advanced treatment that 
produces effluent with less than 30 mg/L of BOD and TSS.  

Disinfect is defined at 18 AAC 72.990(25). In general, it means fecal coliform is reduced to less than 
200 cfu/100 mL. Soil absorption systems utilizing sand liners and/or suitable soils above a limiting 
condition are presumed to provide physical disinfection necessary to meet the 18 AAC 70 Water 
Quality standard of 1 cfu/mL for groundwater.  

Wastewater Application Rates  
for soil absorption systems receiving effluent meeting secondary treatment standards 

Percolation Ratea 
(minutes/inch)  

Soil Texture    
(Unified Soil 
Classification)   

with gravity 
distribution 

with timed dose 
or pressurized 
distribution 

with timed dose 
or pressurized 
distribution and 
nitrogen removal 

Faster than 1   Gravel (GW/GP) Not Suitable Not Suitableb Not Suitableb 

1 – 5    Gravel (GW/GP) 1.8 2.0 3.0 

1 – 15    
Medium to coarse sand 
(SW/SP) 1.5 1.8 2.8 

6 – 15    
Fine sand or loamy sand 
(SP-SM)   

1.2 1.5 2.5 

16 – 30   
Sandy loam, silty gravel 
(GM), silty sand (SM)    

0.9 1.2 2.0 

31 – 60 Loam, silt loam, silt (ML)   0.5 0.8 1.0 

61 – 90 Silty clay loam, clay loamc 0.3 0.4 0.5 

91 – 120d   Any soil texturec Not Suitabled   0.15  0.25 

a. Percolation tests must be performed in accordance with either a method publicly identified by 
EPA or the department as acceptable. The application rate must be based on either the 
percolation test or soil texture/classification, whichever is the most conservative. 

b. Soils classified as gravel (GW or GP) for which a percolation test has not been conducted or a 
percolation test result is faster than one minute per inch may still be used if a shallow trench or 
bed system is installed with a two-foot sand liner below the distribution media and the application 
rates listed for SW/SP is used; sand must meet the specifications publicly identified by the 
department; the department may waive the sand liner requirement in a manner set out in 
18 AAC 72.540 or disinfection must be included as part of the treatment prior to discharge to the 
leach field; for treatment that includes disinfection (ex. UV) the application rates listed for gravel 
(GW/GP) may be used.  

c. Soils with expandable clays or soil types not listed in this table require an engineer design and 
prior department approval. 

d. Soils with percolation rates slower than 90 min/inch require prior department approval; soils with 
percolation rates slower than 120 minutes per inch are considered impermeable. 

 

Planning Commission Packet 
October 20, 2025 

58 of 179



Onsite Wastewater Systems Installation Manual April 1, 2024 

42 
 

5.6 Graywater Systems 

The OWS TRC is preparing content to greatly improve on this section and expects that it will be available by the 
next publication date anticipated in May, 2024. Wastewater that does not contain waste from a toilet is 
known as graywater. Graywater from sinks, showers, laundry, kitchen, bath, or other domestic 
source must still receive treatment before being discharged to the environment. 

Additional information on best practices for the use and installation of graywater only systems will 
be included in future revisions of this manual. In the meantime, graywater system guidance provided 
in either the Minnesota or Idaho technical guidance publications referenced at the beginning of this 
manual are excellent resources and are acceptable. 

5.7 Holding Tanks 

A holding tank is a watertight tank used for the temporary storage of wastewater. Holding tanks that 
receive only non-waterborne human urine or excrement is defined as a vault privy. All holding tanks 
must be pumped regularly and the contents disposed at a facility approved to receive septage. 
Except for holding tanks serving facilities listed in Section 5.2, holding tanks shall conform to the 
requirements listed in 18 AAC 72.615(d) and receive plan approval prior to construction.  

Holding tanks receiving waterborne waste should generally be avoided for year-round residential 
dwellings and are discouraged unless there are no other practicable alternatives. The exception to 
this might be a community operated pump and haul system. The registration of a holding tank 
installed without plan approval must include the location of septage disposal and information 
justifying a holding tank as the most practicable and feasible wastewater system for the facility 
operations and site conditions. 

This section does not apply to marine sanitation devices or tanks contained in a mobile food unit 
permitted under 18 AAC 31. This section also does not apply to holding tanks contained wholly 
within an occupied building where any spills or leaks would be contained within the building. For 
holding tanks receiving non-waterborne human waste only, refer to the vault privy section for 
minimum standards.  

5.7.1 Minimum Storage Capacity 
Calculations for holding tanks and daily flow for the facility must be submitted, providing a base 
minimum of two days’ storage capacity, or greater if the department identifies it as necessary. 
Holding tanks serving residential dwellings must be sized the same as required for a septic tank. 

If water is supplied by a water holding tank, the wastewater holding tank should be sized at 110% of 
the water holding tank volume. If water is supplied from a private well or public water system, a 
year-round residential dwelling unit may not use a wastewater holding tank unless the tank is 
maintained by a community operated pump and haul program.  

5.7.2 Overflow Prevention 
All holding tanks receiving waterborne waste must be equipped with an audible and visual high-
water alarm. It is strongly recommended a double alarm system be used to provide an early alert to 
the occupants of the need to schedule pumping and to minimize water use.  

Planning Commission Packet 
October 20, 2025 

59 of 179



Onsite Wastewater Systems Installation Manual April 1, 2024 

43 
 

For a single alarm system, the float must be set to alarm at no more than 80% to 85% of the storage 
capacity or at a volume equaling at least 2 days of storage capacity at an assumed reduced water 
usage rate of 25% of the design flow. For a double alarm system, the first alarm should be set at 
80% to 85% and the second alarm set at 90% to 95% of the storage capacity. Depending on the 
location of the property and availability of pumpers, the high-water alarm(s) may need to give 
occupants more advanced warning prior to the tank nearing maximum capacity. 

5.7.3 Mobile or Temporary Work Camps 
Mobile or temporary work camps that are served by holding tanks located within a mobile module 
may be registered and do not require prior plan approval. 

Additional content will be added in future revisions. In the meantime, standard designs that have regularly 
been approved by the Department for mobile holding tank modules serving camps associated with 
Oil and Gas are acceptable for registration. 

5.8 Vault Privy 

A vault privy is a watertight vessel that receives only human waste with no addition of water. Vault 
privies will typically be used at public facilities with a high amount of traffic and the use of an onsite 
wastewater disposal system is not practical due to the lack of a pressurized water system or 
electricity. The vault should be easily accessible for pumping and maintenance. Private residences 
should use a pit privy if site conditions allow minimum separation distances to be met. 

Vault privies must be designed by a registered engineer. The vault must be protected from the 
introduction of atmospheric water by a shelter located over the vault opening. A commercially 
available design should be used. A vault privy must meet the same separation distances as a holding 
tank but is not required to have a high-water alarm. If the bottom of the vault is set in the seasonal 
groundwater table, buoyancy protection and calculations must be provided. 

A responsible party must be identified that will ensure pumping the vault will occur and contents are 
disposed at an approved wastewater treatment system. 
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Appendix A – Formula’s and Examples  

All of the formulas and examples in this Appendix are based on minimum requirements. In 
scenarios where numbers must be rounded, they are to be rounded up to be conservative (e.g., 
above the minimum requirements). 

Wastewater Flows and Application Rate Formula's 

Residential: 
Total Absorption Area Required may be calculated from the number of bedrooms or from the total 
wastewater flow 
Total Wastewater Flow = Number of bedrooms x 150 gpd/bedroom 
Total Absorption Area Required = Number of bedrooms x Application rate in sf/bedroom 

Commercial: 
Peak Wastewater Flow = Number of Units x Flow in gpd/unit 
Total Absorption Area Required = Peak Wastewater Flow /Application rate in gpd/sf 

Leach Field Formula’s 

Bed: credit for bottom area only 
Total Absorption Area Required / Bed Width = Total Bed Length Required 
Common bed widths are, 12’, 18’, and 24’ 
E.g., 18ft width x 25ft length = 450 sqft 

Shallow Trench: credit for bottom area only 
Total Absorption Area Required / Trench Width = Total Trench Length Required 
E.g., 5ft width x 60ft length = 300 sqft 

5-Wide: credit for percentage of side walls and bottom area 
(Total Absorption Area Required / 5) x Sizing Factor of Depth of Sewer Rock = Total Trench 
Length Required 
E.g., (450 sqft required / 5ft width) x 0.70 (RF for sewer rock depth of 2ft) = 63ft length 

Deep Trench: credit for side wall area only 
Total Absorption Area Required / (2 Sidewalls x Depth of Sewer Rock) = Total Trench Length 
Required 
E.g., (6ft depth x 2 sidewalls) x 62.5ft length = 750 sqft 

Seepage Pit: credit for side wall area only 
Total Absorption Area Required / Depth of Sewer Rock = Total Perimeter Required 
Total Perimeter / 4 = Length of each 
This calculation assumes a pit with four equal sides or a square. For rectangular seepage pits, the 
length of each section must add up to be the total perimeter. 
E.g., 6ft depth x 25ft length x 4 sidewalls = 600sqft 
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Example scenarios for conventional soil absorption systems: 

Scenario 1 
Site Evaluation: 

A client has a 4-bedroom single-family home at a location which is suspected to have a high seasonal 
high groundwater table which fluctuates throughout the year. 

In August, a 13-foot-deep test hole is dug within 25 feet of the proposed system reveals silty sand 
(SM) soils with a groundwater table at 11 feet below the ground surface. A percolation test was 
performed at 4 ½ feet which resulted in a percolation rate of 10 minutes per inch. 

The application rate determined from section 4.3.1 of this manual is determined to be 250 
sf/bedroom as it is the most conservative rate based on the observed soil texture (SM) and 
percolation rate. 

Since the testhole was dug in August on a relatively normal precipitation year, it is decided to 
research surrounding onsite systems and discuss the location with Department staff. It is then 
concluded that August is not the time of year that represents the seasonal high ground water table. 

Adjusting 2 feet to the encountered groundwater table places the seasonal high groundwater table at 
9 feet below the ground surface. The bottom of the sewer rock then must be placed at 5 feet or 
higher to maintain the required 4 foot vertical separation distance to the seasonal high groundwater 
table. 

With the above information, you determine that a shallow trench or bed leach fields are the most 
appropriate systems to be installed on this property. 

Leach Field Calculations: 

Total Absorption Area Required 

4 bedrooms x 250 sf/bedroom = 1000 sf required 

Potential leach field sizes: 

Bed: 
1000 sf / 18 ft-wide = 55.55 ft length required, round up to 56 ft or an 18 ft-wide by 56 ft-length 
bed 
1000 sf / 24 ft-wide = 41.67 ft length required, round up to 42 ft, or a 24 ft-wide by 56 ft-length bed 

Shallow Trench: 
1000 sf / 5 ft-wide = 200 ft length required, use 2 parallel 100 ft-length by 5 ft-wide shallow 
trenches or 3 parallel 67 ft-length by 5 ft-wide  
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Scenario 2 
Site Evaluation: 

A property owner has a 2-bedroom single-family home and a 1-bedroom cabin on a moderately 
sloped lot. A discussion with the owner determines that the site meets the definition of a private 
residence. In the area of the proposed soil absorption area, the slope is estimated at 15% and there is 
no slope exceeding 25% within 50 feet of the leach field. 

A 16-foot-deep test hole, the maximum reach of the excavator, is dug within 25 feet of the proposed 
system reveals a predominantly coarse sand with a minimal amount of gravel is encountered. No 
groundwater or impermeable soils were encountered. The gravel is estimated by weight to be 20% 
of the total soil encountered. The USCS classification is then determined to be poorly graded sand 
with gravel or SP.  

The application rate determined from section 4.3.1 of this manual is determined to be 150 
sf/bedroom. 

Since the excavator could only dig to 16 feet and to ensure the vertical separation distances to 
groundwater and impermeable soils, the bottom of the sewer rock then must be placed at 10 feet 
below ground surface to maintain the required 6-foot vertical separation distance to impermeable 
soils. 

With the above information, you determine that a deep trench or 5-wide are the most appropriate 
systems to be installed on this property. A shallow trench may also be used. 

Leach Field Calculations: 

Total Absorption Area Required 
3 bedrooms x 150 sf/bedroom = 450 sf required 

Potential leach field sizes: 

Deep Trench: 
450 sf /(6 ft-deep x 2 sidewalls) = 37.5 ft length required, round up to 38 ft or a 38 ft-length by 6 ft-
deep deep trench 
450 sf /(5 ft-deep x 2 sidewalls) = 45 ft length required, or a 45 ft-length by 5 ft-deep deep trench 
450 sf /(4 ft-deep x 2 sidewalls) = 56.25 ft length required, round up to 57 or a 57 ft-length by 4 ft-
deep deep trench 

5-wide:
450 sf / 5 ft-wide = 90 ft length required prior to multiplying the system sizing factor
90 ft-length x 0.50 (sizing factor for 4 ft depth of sewer rock) = 45 ft length required, or a 45 ft-
length by 5 ft-wide by 4 ft deep 5-wide
90 ft-length x 0.58 (sizing factor for 3 ft depth of sewer rock) = 52.2 ft length required, round up to
53 feet or a 53 ft-length by 5 ft-wide by 3 ft deep 5-wide
90 ft-length x 0.78 (sizing factor for 18 inches depth of sewer rock) = 70.2 ft length required, round
up to 71 feet or a 71 ft-length by 5 ft-wide by 18 inches deep 5-wide
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Scenario 3 
Site Evaluation: 

A coffee cart business desires to upgrade from holding tanks to an onsite wastewater disposal 
system and a well. The property is 5 acres with a large driveway with multiple entrances to 
accommodate vehicle access. The lot is relatively level with no surface conditions that could affect 
the system location on the initial investigation. The business owner would prefer the leach field to 
be a seepage pit if possible. 

Multiple potential test hole locations are identified in the initial planning stage. Locations are 
identified to keep the septic tank and leach field out of the driveway, the sewer line 100 feet away 
from the proposed well, and the septic tank / leach field 200 feet away from the proposed well. The 
business owner is referred to the Department's Drinking Water program for a water system 
classification. 

A 16-foot-deep test hole is dug within 25 feet of the proposed system reveals 3 feet of organic silt 
(OL), 4 feet of fine sand (SP-SM), and 9 feet of silty gravel (GM). No groundwater or impermeable 
soils were encountered. Percolation tests were performed at 5 feet below ground surface in the fine 
sand layer resulting in a percolation rate of 6 minutes per inch and at 8 feet below ground surface in 
the silty gravel resulting in a percolation rate of 22.5 minutes per inch. 

The application rate determined from section 4.3.1 of this manual is determined to be 0.80 gpd/sf in 
the SP-SM layer and 0.60 gpd/sf in the GM layer. Because the system selected utilizes multiple soil 
horizons with varying application rates, the most conservative application rate of the varying soil 
horizons is 0.60 gpd/sf. 

Since the test hole depth is 16 feet deep and to ensure the vertical separation distances to 
groundwater and impermeable soils, the bottom of the sewer rock then must be placed no deeper 
than 10 feet below ground surface to maintain the required 6 foot vertical separation distance to 
impermeable soils. 

With the above information, you determine that a seepage pit may be installed on this property as 
requested by the owner. All other system types may also be used. 

Leach Field Calculations: 

Total Absorption Area Required 
1 Coffee Cart x 150 gpd/unit = 150 gpd 
150 gpd / 0.60 gpd/sf = 250 sf required 

Potential leach field sizes: 

Seepage Pit: 
250 sf / 6 ft-deep = 41.67 ft perimeter required, use 42 ft 
42 ft / 4 sides = 10.5 ft per side, use 11 ft, or a 6 ft-deep 11x11ft seepage pit 

Planning Commission Packet 
October 20, 2025 

65 of 179



 
 

Appendix B - Guidelines for pit privy design, operation and closure 

Decide where to locate the pit 

 Find a site where the groundwater table is deep enough to ensure the four foot minimum 
vertical separation between the bottom of the pit and the groundwater. 

 Locate the pit privy in area where the water will drain away from pit 
 A pit privy shall not be installed in an area that is subject to flooding. 
 Pit privies meeting the below requirements are not required to be approved by or registered 

with the Department. Check with local government for additional restrictions or 
requirements. 

 The pit privy must meet the following minimum separation distances (setbacks). 

Pit Privy Minimum Required Separation Distances Measured Horizontally or Vertically 
Distance in Feet Separation Distance to 
100 feet Surface water, wetlands, sloughs, swamps and from any potable water system 

that is not a public water system 
200 feet Any water source used to supply a public water system serving at least 25 

people for more than 60 days 
6 feet From the edge of the pit privy to any other soil absorption field 
4 feet The distance between the bottom of the pit privy and seasonal high 

groundwater table 

If you cannot meet these setback requirements, contact the local DEC office. You may be required 
to provide site-specific information that documents your properties particular circumstance, or you 
may not be eligible to install a pit privy at your property. 

Dig the pit 

 Dig a pit deep enough to provide capacity for the amount of waste anticipated. When sizing 
the pit, include the estimated amount of ash from burnable solid waste if you intend to 
dispose of the ash in the pit privy. 

 As noted above, dig the pit so that the bottom of the pit is at least four feet above the 
groundwater table to prevent flooding of the pit and provide adequate treatment of the 
waste. 

 Construct the pit to prevent cave-ins. If necessary, cribbing can be used to shore up the sides 
of the pit. Cribbing should fit firmly against the earthen walls on all sides. Cribbing should 
descend the full depth of the pit and rise flush with the ground level. Use only untreated 
lumber for the cribbing. 

 Construct the pit so water drains away from the opening and not into the pit. Use the 
excavated soil to berm up around the pit. 

Construct the privy 

 There need not be a “house” associated with a pit privy as long as the opening of the pit is 
protected from rain and snow. This prevents the pit from filling with extra liquids. 
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 There must be a covering over the pit that prevents insects and vermin (voles, shrews, etc.) 
from entering the pit. A bench must be constructed over the pit that has a closing lid. If you 
use a commercial toilet seat, remove the knobs from the underside of the seat and seal the 
toilet seat to the bench. 

 Use durable and cleanable materials. Painted or stained wood surfaces are acceptable. 
 If you construct a structure that includes ventilation, screening with openings no greater than 

1/16 inch should be used to cover the vent opening. 
 Ensure that all possible accesses into the pit are sealed to prevent small insects from entering 

the pit. 

Operate the pit properly 

 Use lime to control odors. Apply as frequently as needed. 
 Use extreme caution when working with strong disinfectants such as lime. Be careful to not 

spill the lime or allow it to remain on the seat of the privy. Lime will cause chemical burns to 
the skin. 

 Do not dump graywater, garbage, oil, hazardous substances, toxic waste, or un-burned solid 
waste into a pit privy. 

 Ash from burnable solid waste can be dumped into a pit privy. 
 If the privy is used yearly, but closed seasonally, apply lime to the pit prior to the seasonal 

closure. Additionally, secure the pit against rain, snow and vermin. For example, if a toilet 
seat is used it should be removed and the hole covered with a board secured to the bench 
with nails or screws. A tarp may be needed over the bench to further guard against snow and 
rain filling the pit. 

 A pit privy must be closed when it fills to within two feet of the ground surface. See Step 
five for instructions on abandoning a pit privy. 

Abandon the pit privy properly when solids are within two feet of the ground level or when 
use of the pit privy is permanently discontinued 

 Remove any structure erected over the pit. 
 Apply lime to the pit. 
 Cover with a minimum of two feet of compacted soil. More cover may be needed to 

adequately cover the pit. 
 Contour the soil so there is a mound that will ensure drainage away from the pit and to allow 

settling of the soil. 
 Mark the pit location so that future owners avoid digging a new pit into a previously 

abandoned pit. 
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Appendix C – Conventional Onsite System Drawings 

These drawings are from the 2016 Onsite Wastewater System Installation Manual. These drawing 
for conventional leach fields are still mostly valid and are to be used for reference until new 
drawings are incorporated in this manual.  
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Article 1.2 Standard Drawings for Deep Trench Systems 
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Article 2.2 Standard Drawings for Bed Type Systems 
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Article 3.2 Standard Drawings for a Seepage Pit Type System 
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Article 4.2 Standard Drawings for a Shallow Trench Type System 
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Article 5.2 Standard Drawings for a Five Wide Type System 
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SECTION 40.06 TYPICAL SITE PLAN 
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SECTION 40.07 TYPICAL CLEAN OUT 
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SECTION 40.08 TYPICAL DROP CONNECTION 
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CHAPTER 43.20: SUBDIVISION DEVELOPMENT STANDARDS

Section

43.20.020    Standards; general

43.20.040    Development standards districts

43.20.055    Rural and remote access [Repealed]

43.20.060    Dedication to public

43.20.100    Access required

43.20.120    Legal access

43.20.130    Major road corridors

43.20.140    Physical access

43.20.280    Area [Repealed]

43.20.281    Area

43.20.300    Lot and block design

43.20.320    Frontage

43.20.340    Lot dimensions

43.20.020 STANDARDS; GENERAL.

(A)    This chapter establishes general design standards for subdivision development which,

except as provided otherwise, govern all subdivisions in the borough.

(B)    Construction of improvements within subdivision shall also comply with official

construction standards for public improvements under the Subdivision Construction Manual.

(Ord. 17-033, § 52, 2017: Ord. 11-072, § 3 (part), 2012)

43.20.040 DEVELOPMENT STANDARDS DISTRICTS.
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(A)    It is the purpose of this section to provide a means of establishing different

development requirements for the subdivision of land in recognition of the diverse

conditions in the borough, ranging from highly urbanized to undeveloped, remote areas

without conventional road access; to provide a means of establishing different development

requirements in identified areas that are tailored more to the needs of the areas; and to

provide a means in individual cases of reducing certain requirements in remote areas where

the requirements are inconsistent with the public need for access, subdivision

improvements, and other platting requirements.

(B)    Cities to which the assembly has delegated by ordinance the authority to administer

specific design and construction standards shall administer the standards pursuant to the

delegation.

(C)    The assembly, by ordinance, may establish one or more development standards districts

in which there are subdivision development standards in addition to, or different from, those

specified in this chapter. The ordinance may be adopted only after the planning commission

has considered the ordinance and made its recommendation to the assembly, and after a

public hearing on the ordinance before the assembly, notice of which shall be given as

provided in MSB 43.10.065.

(Ord. 15-036, § 21, 2015: Ord. 11-072, § 3 (part), 2012)

43.20.055 Rural and Remote Access. [Repealed by Ord. 17-033, § 29,
2017]

43.20.060 DEDICATION TO PUBLIC.

(A)    All roads shall be dedicated to the public, except as provided in MSB 43.20.100(C);

provided, that a subdivider shall be required only to provide the designated right-of-way

width within the subdivision, and one-half of the designated right-of-way width of the street

on the exterior boundary of the subdivision with the dedication secured from the adjacent

property owner before final plat approval.

(B)    When accepting roadway dedication, the platting authority shall conduct a public

hearing.

(C)    Roads shall be dedicated for access to all lots within the subdivision and parcels of land

adjacent to the subdivision except that access to adjoining lands does not have to be

provided where legal and constructible alternative access is available. Dedications shall be a

minimum of 60 feet wide and sufficient to carry all traffic generated by the subdivision and to
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provide residential rights-of-way for projected traffic through the subdivision. Sixty-foot

radius rights-of-way shall be dedicated at temporary and permanent cul-de-sacs.

(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.

(E) The platting board may require the dedication or improvement, or dedication and

improvement, of rights-of-way, tracts, or easements no narrower than ten feet in width to

accommodate the construction of walkways up to eight feet in width in any of the following

circumstances:

(1) if a walkway is indicated as appropriate in the borough’s comprehensive plan or

other ordinance, i.e., special land use district (SPUD);

(2) if the walkway is reasonably necessary to provide safe and efficient pedestrian

access to a school, playground, park, shopping center, public cemetery, transportation,

or other community facility; or

(3) if the walkway is reasonably necessary to provide connectivity to a dedicated right-

of-way in an adjoining subdivided or unsubdivided parcel.

(4) The above requirements for dedication of additional right-of-way for a walkway

shall apply only where a walkway cannot be contained within the legal right-of-way

reserved for a street.

(a) Plats or master plans of 20 lots or less shall be exempt from requirements to

construct a walkway, unless evidence is presented supporting the need for

pedestrian safety or the walkway will provide connectivity to other pedestrian

facilities.

(Ord. 22-103, § 10, 2022; Ord. 17-033, § 53, 2017: Ord. 16-018, § 24, 2016; Ord. 11-072, § 3 (part), 2012)

43.20.100 ACCESS REQUIRED.

(A) There shall be legal and physical road access provided to all subdivisions and to all lots

within subdivisions, except as allowed by subsection (B) of this section and any other

exemption within this title.
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(B)    Upon finding that no practical means of providing road access to a proposed subdivision

exists and upon a showing that permanent public access by air, water, or railroad is both

practical and feasible, the platting board shall waive the road requirements of subsection (A)

of this section. If other than road access is approved, the mode of access shall be noted on

the plat.

(C)    Subdivisions with private roads shall be approved, provided they meet the following

criteria:

(1)    Internal roads conform to the requirements of the Subdivision Construction Manual

for residential standards minimum except as allowed in this section;

(2)    Emergency services shall be provided access to deliver services within the private

subdivision;

(3)    There is no possibility or public necessity to provide for public through traffic

because alternate legal access to adjoining properties is available and that access is

constructible in accordance with Subdivision Construction Manual standards;

(4)    Private road maintenance is guaranteed.

(a)    The applicant shall submit a documented plan stating the following:

(i)    what seasons road maintenance will be performed;

(ii)    contact information for road maintenance;

(iii)    length of the maintained roads in feet; and

(iv)    surface type;

(5)    Existing lots created within subdivisions recorded with platted private roads may be

subdivided using the private roads as the legal and physical access;

(6)    Access from borough-approved gated subdivisions is allowed provided the private

road right-of-way serving as access is included in the platting action;

(7)    When gated subdivisions are outside of a road service area, internal roads shall

conform to the requirements of the Subdivision Construction Manual for pioneer or

mountain road standards minimum;

(8)    Flag lots accessed by private roads are exempt from MSB 43.20.300(E)(4);
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(9)    Utility easements within gated subdivisions shall not be granted to the borough on

a plat unless the utility easement is accessible by and adjoining to public rights-of-way;

(10)    Private roads used as access shall be designated as a tract.

(D)    [Repealed by Ord. 17-033, § 30, 2017]

(E)    A subdivision plat whose sole purpose is to separate/divide a home/headquarters site in

a Matanuska-Susitna Borough agricultural rights parcel under former MSB Title 13 is exempt

from the road construction standards of the MSB Subdivision Construction Manual; provided,

that the following conditions are fulfilled:

(1)    prior to preliminary plat submittal the agriculture rights property owner is to obtain

assembly approval of the subdivision of the home/headquarters site through an

application made to the borough land and resource management division;

(2)    the maximum parcel size is five acres for the home/headquarters site;

(3)    only two parcels can be created from the farm unit parcel, the home/headquarters

site and the remainder;

(4)    the applicant demonstrates that legal access as defined in MSB 43.20.120, Legal

Access, exists to all parcels or tracts created, and the suitability of the legal access for

future residential road construction is documented by a land surveyor or civil engineer

hired by the applicant;

(5)    the property is to be surveyed and monumented and a plat submitted in

conformance with MSB 43.15.016, Preliminary plat submittal and approval, 43.15.049,

Final plat; general provisions, and 43.15.051, Final plat; submitted;

(6)    a plat note declaring that the borough is not responsible for road construction or

road maintenance; and

(7)    a plat note restricting further subdivision of the parcels being created.

(F)    Rural and remote access. The provisions of this subsection provide a different set of

access and road construction standards for rural and remote subdivisions:

(1)    If the subject property is outside of a road service area, legal access to all lots shall

be required and pioneer standard road construction is allowed for physical access.

(a)    For subdivisions greater than ten lots, a parking area of sufficient size shall be

reserved and constructed if no provisions are made for winter maintenance of the
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subdivision roads.

(b)    For a plat of four lots or less outside of a road service area, legal access shall be

provided to all lots and construction of a road is not required; provided, that:

(i)    a note shall be placed on the plat to state that if any of the lots or parcels

are further subdivided which would create more than the original lots created,

a road must be constructed to minimum pioneer standards to provide physical

access to the lots being further subdivided.

(2)    For a plat or waiver of four lots or less within a road service area, legal access must

be provided to all lots and physical access to the lots may be by a pioneer standard

road; provided, that:

(a)    A note shall be placed on the plat to state that if any of the lots or parcels are

further subdivided which would create more than the original lots created, a road

must be constructed to minimum residential standards to provide physical access to

the lots being further subdivided.

(b)    This provision of code will not require the petitioner to upgrade any road

providing access to the subject parcel that is maintained by the state or an

incorporated municipality.

(G)    Remote subdivision access for parcels outside of a road service area. The purpose of

this subsection is to allow for recreational use and subdivision of lands outside of road

service areas where road access to a proposed remote subdivision is not practicable given

the size of the subdivision, the cost of subdividing, assessed value of the property, and the

cost of providing access due to the location, topographical constraints, and terrain, and it is

not the desire of the subdivider to have road access, and proposed access is via trails, creeks,

rivers, or lakes by snowmobile, on foot, skis, dog team, off-road vehicle, boat, railroad, or

airplane. The following legal and physical access requirements apply:

(1)    Legal access shall be provided for internal roads or trails to all parcels, and internal

rights-of-way shall be a minimum of 60 feet wide. Legal access can be provided for by

plat or by a recorded public use easement document, or other public access easement

such as a section line easement.

(2)    External legal access to a remote subdivision can be provided by any of the

following and shall be a minimum of 100 feet wide for terrestrial access to

accommodate reroutes of trails within the right-of-way or easement, excepting that for

subdivisions of ten lots or less may be 50 feet wide:
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(a)    a navigable waterway;

(b)    a float plane accessible lake;

(c)    an airstrip as approved by applicable agencies including FAA, DOT, or other

agencies; where an airstrip is used, a plat note shall be added that no maintenance

or upgrades will be provided by the borough; or

(d)    railroad.

(3)    Private property rights. Access routes shall not trespass upon private lands, and

shall avoid conflicts with adjoining and nearby private properties.

(4)    Sufficient land area shall be dedicated for parking at the permanent public access

point unless the applicant demonstrates that it is unnecessary to serve the proposed

subdivision. Physical improvement shall be made to a required parking area to handle

the average number of vehicles using the area at one time, to include clearing and

grubbing, a base constructed of suitable soils, and grading and drainage improvements

as necessary.

(5)    Physical access.

(a)    Internal access roads or trails shall be constructible. Internal and external

physical trail access shall meet the following minimum standards:

(i)    a minimum of ten feet wide;

(ii)    avoid wetlands where possible;

(iii)    be cleared and grubbed;

(iv)    have hardened surface with a minimum of one-foot-thick gravel base or

use existing soils where suitable as determined by an engineer;

(v)    be shaped to drain;

(vi)    provide drainage improvements such as culverts for water crossings and

make grading improvements to avoid ponding in low areas:

(aa)    when transiting across unavoidable natural features where

improvements will be continually inundated by natural forces, a subdivider

will not be required as a condition of plat approval to provide

improvements that cannot be permanent due to natural circumstances.

However, a subdivider must demonstrate why such areas are unavoidable,
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given the size of the subdivision, the expected disruption to access, and the

cost of avoiding such disruption. Except that disruption which is expected

to be so frequent as to render the access unusable for any significant part

of a season will not be allowed;

(bb)    where trails encounter large water crossings such as creeks and

rivers and it is not feasible to install culverts or construct a bridge, an open

water crossing will be allowed; provided, that it is approved by the agencies

having jurisdiction over the waterway and stream bank stabilization

improvements are installed where needed;

(vii) for transit across wetland or marshy conditions, installation of approved

matting shall be allowed to be substituted for a hardened surface as specified

above.

(6) All subdivisions under this section shall have a plat note which reads:

The borough is not responsible for maintenance or upgrades of any access improvements to parcels created

under this provision.

(H) DNR remote recreational projects. The purpose of this section is to specify the legal and

physical access requirements for parcels created under the Alaska Department of Natural

Resources (DNR) Remote Recreational Land Disposal Program(s) and only these standards

shall apply. This program typically consists of large staking area of state land where selected

entrants stake their own parcel within the staking area which is subsequently surveyed and

conveyed to the entrants by the state.

(1) Preliminary plat approval. The DNR shall submit a preliminary plat application to

the platting officer for review and approval by the platting board containing the

following:

(a) boundary of the proposed staking area;

(b) proposed external winter and/or summer access, vehicle parking, and staging

areas to the staking area;

(c) the maximum number of proposed parcels; and

(d) identify a proposed main trail or means of access through the staking area

from the access point or points.

(i) If a trail is the main access within the staking area, it shall be within a 60-

foot-wide right-of-way.
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(2)    Final plat submittal and approval.

(a)    The final plat for this section shall conform with provisions of MSB 43.15.051

through 43.15.055.

(b)    The final location of the main trail or access through the staking area may be

adjusted by the petitioner from the location shown on the preliminary plat.

(c)    A plat note shall be added stating the borough is not responsible for

maintenance or upgrades of any access improvements to parcels created under this

provision.

(I)    Replatting remote recreational parcels. The provisions of this section shall apply to the

subdivision of parcels created under DNR land disposal programs including Remote Parcel,

Open to Entry (AS 38.05.077), Homesteads (AS 38.09) and Remote Recreational land

programs.

(1)    Said parcels may be subdivided into not more than three lots with each having a

minimum lot size of two and one-half acres.

(2)    Lots created herein are exempt from other legal and physical access provisions

contained within this code.

(3)    In lieu of a usable area report, a note shall be placed on the plat that wastewater

disposal systems shall comply with ADEC regulations.

(Ord. 22-103, §§ 11 – 13, 2022; Ord. 17-033, § 30, 2017: Ord. 16-018, § 25, 2016; amended during 4/15

supplement; Ord. 11-072, § 3 (part), 2012)

43.20.120 LEGAL ACCESS.

(A)    The applicant shall provide the platting division a right-of-way document verifying the

existence of legal access. In this title, legal access exists only if one of the following is met:

(1)    An unrestricted, public right-of-way connects the subdivision to a constructed

public transportation system and one of the following is met:

(a)    The applicant’s land surveyor submits to the platting division for review and

approval documentation and an opinion demonstrating that the right-of-way exists;

or

(b)    The applicant provides copies of borough-accepted recorded conveyances

creating the public easement or right-of-way where the access is located, or that
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access or right-of-way is maintained by the state of Alaska or an incorporated

municipality; or

(c)    The applicant provides documentation satisfactory to the borough

demonstrating the legal access is guaranteed through judicial decree;

(2)    The right-of-way is an easement or fee interest at least 50 feet in width dedicated or

irrevocably conveyed to the public.

(B)    The applicant proves that the proposed access can be constructed practically and

economically within the legal access documented.

(Ord. 22-103, § 14, 2022; Ord. 17-033, § 31, 2017: Ord. 15-036, § 23, 2015: Ord. 11-072, § 3 (part), 2012)

43.20.130 MAJOR ROAD CORRIDORS.

(A)    Subdivisions of any lots abutting or within 100 feet of a national, state, or borough road

classified as a highway or arterial road in the MSB Long Range Transportation Plan or its

future updates are subject to the provisions of this section.

(B)    The distance between direct accessways onto national, state, or borough roads classified

as highways or arterial roads shall be maximized and shall be 650 feet or greater when

measured at centerline unless preexisting conditions and preexisting nonconforming lots do

not allow. Access shall be by collector street, frontage road, or shared driveways, where

feasible. A property adjacent to a road described in subsection (A) of this section shall not be

denied access where an existing road or driveway causes an access to have less than 650 feet

of separation.

(C)    Variances may be granted in the interest of public safety and in those cases where

preexisting legal nonconforming lots of record cannot comply with the standard after good

faith negotiation with adjacent property owners has failed to provide a shared access that

would conform to the standards of this chapter. Variances will maintain the greatest possible

distance between access points. Variances may be granted to allow shared access to multiple

contiguous pre-existing legal nonconforming lots subject to the same criteria listed for

individual lots.

(Ord. 17-033, § 32, 2017)

43.20.140 PHYSICAL ACCESS.

(A)    Roads used for access and internal circulation shall:
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(1)    conform to the existing requirements of the Subdivision Construction Manual; and

(2)    be located entirely within dedicated or legal rights-of-way; and

(a)    Prior to recordation, a surveyor’s sealed drawing shall be submitted showing

traveled ways within existing or proposed rights-of-way and any slopes steeper than

2.5 to 1 that extend beyond the right-of-way limits.

(b)    A centerline profile shall be provided for those sections of streets exceeding 6

percent grade.

(Ord. 17-033, § 54, 2017: Ord. 11-072, § 3 (part), 2012)

43.20.280 Area. [Repealed by Ord. 15-036, § 24, 2015]

43.20.281 AREA.

(A)    Unless designated otherwise by another authority having jurisdiction, minimum lot sizes

shall be as follows:

(1)    Except as allowed under subsections (A)(2), (3), and (4) of this section, all lots within

this district shall contain at least 40,000 square feet of area with at least 10,000 square

feet of usable building area and 10,000 square feet of contiguous usable septic area.

Lots having 20,000 square feet or less of the total of usable building area and usable

septic area shall have 10,000 square feet of contiguous usable septic area surrounded

by a well exclusion area extending 100 feet from the perimeter, delineated and reserved

on the plat at the discretion of the platting board.

(a)    Usable septic area is that area where seasonal high water table is a minimum

of eight feet below the surface. Where water is encountered at ten feet or less

below the surface, the seasonal high subsurface water is to be determined between

May 1st and October 30th, and:

(i)    that area where slopes are less than 25 percent;

(ii)    that area which is more than 100 feet from open water, surface waters,

and wetlands;

(iii)    that area which is located at least 50 feet from the top of a slope which is

greater than 25 percent and has more than ten feet of elevation change;
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(iv)    that area which is not within an area dedicated to public use;

(v)    that area which is outside of utility or other easements that would affect

the use of the areas for on-site septic installation;

(vi)    that area which is outside of a protective well radius;

(vii)    that area which is outside of any known debris burial site; and

(viii)    [Repealed by Ord. 17-033, § 55, 2017]

(b)    Water table and ability of soils to accept effluent shall be determined by a

number of borings or test holes sufficient to indicate subsurface conditions over the

entire area of the subdivision. All of the borings and test holes shall be located

within the perimeter of the proposed subdivision. Borings and test holes must have

the following minimum depths below the ground surface:

(i)    in areas known or suspected to contain permafrost, the lesser of:

(aa)    twenty feet deep; or

(bb)    a depth at which permafrost or an impermeable layer is

encountered; and

(ii)    the least depth associated with the following conditions, where they apply:

(aa)    two feet below the depth where the water table is encountered;

(bb)    twelve feet deep for shallow trench or bed systems;

(cc)    sixteen feet deep for areas where deep trench or seepage pits will

likely be used;

(dd)    the depth to bedrock, clay, or other impermeable strata with an

expected percolation rate slower than 120 minutes per inch; or

(ee)    As determined by the engineer, a lesser depth as required to verify

usable areas is acceptable for hand-dug excavations on parcels with limited

or no access for heavy equipment.

(c)    The minimum number of test holes shall be determined by the engineer.

(d)    When the water table is encountered in the test holes, the depth to the

seasonal high water table must be determined by:
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(i)    monitoring test holes or soil borings at times between May and October

(inclusive);

(ii)    soil mottling or staining analyses;

(iii)    interpretation of levels of standing open water;

(iv)    local knowledge and experience, if approved by the borough; or

(v)    a combination of these methods.

(e)    The depth to any seeps must be noted and may require subsequent

monitoring.

(f)    Soils in a usable wastewater disposal area must be:

(i)    clearly shown to be visually classified as GW, GP, SW, or SP under the

Unified Soils Classification System and expected to have a percolation rate of 15

minutes per inch or less (faster);

(ii)    clearly shown to be GM or SM under the Unified Soils Classification System

by a sieve analysis; or

(iii)    shown by a percolation test conducted in accordance with (ADEC) Alaska

State Department of Environmental Conservation regulations to have a

percolation rate of 60 minutes per inch or less (faster).

(g)    These borings or test holes shall be accomplished under the direct supervision

of a state of Alaska registered civil engineer, who shall submit soil logs and other

findings in writing to the Matanuska-Susitna Borough certifying 10,000 square feet

of contiguous usable area for septic drain field use.

(h)    Where lots, tracts, or parcels exceed five acres in size, the platting authority

may accept a reduced number of test holes or other supporting information,

accomplished under the direct supervision of a state of Alaska registered engineer.

(i)    The platting authority shall exempt the submission requirements of MSB

43.15.016(A)(6) for purposes of fulfilling usable area requirements for subdivisions

of land where:

(i)    the lot size is 400,000 square feet or greater and an engineer or land

surveyor submits a detailed topographic narrative; or
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(ii)    the existing subdivision was previously approved by the Alaska State

Department of Environmental Conservation or by the Borough after July 1,

1996, and the proposed subdivision action is limited to moving one or more lot

lines, provided the aggregate square footage affected is 2,000 square feet or

less.

(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. The platting authority may approve lots having at least 20,000 square

feet, provided each lot is serviced by an approved municipal or community water system

or municipal or community wastewater system. A community wastewater disposal

system shall include a common wastewater disposal site on separate lot(s) that serves

the entire subdivision.

(a)    Lots containing at least 20,000 square feet but less than 40,000 square feet not

served by an approved municipal or community septic system must have a

minimum 10,000 square feet of usable septic area and are exempt from the usable

building area requirement.

(3)    The platting authority may approve lots having less than 20,000 square feet but at

least 7,200 square feet if served by a community or municipal water system and

community or municipal sewage disposal facilities.

(4)    For those areas not served by municipal sewer and water, lots less than 20,000

square feet must be approved by a planned unit development as authorized by MSB

17.36.

(B)    Within jurisdictions having authority, minimum lot sizes and dimensions shall be those

established under or pursuant to the applicable provisions of MSB Title 17; however, where a

size or dimension has not been established under or pursuant to MSB Title 17, the applicable

provision of this title applies.

(C)    If a condemnation by a governmental agency reduces the area of a lot below the

minimum required by this section, the area after condemnation shall be the minimum area

required for that lot if that lot met the minimum requirements before the condemnation and

the resulting area after the condemnation is not less than 80 percent of the minimum

required.

(D)    Exclusive of open space, lots designated or dedicated for a public or utility purpose with

no on-lot sewer shall have no minimum lot size but shall have restrictions, requirements,

designations, or dedications noted on the plat.
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(E)    Open space incentive. The intent of this subsection is to support the goals, policies, and

objectives of the Matanuska-Susitna Borough Parks, Recreation, and Open Space Plan.

(1)    Minimum individual lot area may be reduced up to 25 percent by the dedication of

an equal area of usable open space within the subdivision; provided, that:

(a)    Each non-open space lot, in which the lot area was reduced, has 10,000 square

feet of contiguous usable septic area delineated on the plat, unless served by a

municipal or community wastewater system;

(b)    The open space area is connected by public access, or is attached to an existing

open space or greenbelt area that has public access. If it is proposed to attach to an

existing open space or greenbelt area, the access must be in an area that is feasible

for the intended use; and

(c)    Open space shall be irrevocably dedicated to the municipality or borough, or

irrevocably dedicated to the subdivision owners.

(d)    Open space may only be resubdivided provided the aggregate change is 2,000

square feet or less and does not conflict with previously approved platting board

conditions.

(2)    Additional nonusable area may be attached to the usable open space area, but

shall not be used for calculations in the reduction of lot size.

(3)    Open space area is exempt from lot configuration; however, the minimum width of

any open space area shall be a minimum of 20 feet.

(4)    Usable open space area shall be a minimum of 30,000 contiguous square feet.

(a)    Usable open space area has a seasonal high groundwater table no closer than

two feet below the surface, and is outside of existing or proposed utility, slope, or

public use easements and does not include any other existing or proposed

easements that would normally disturb the natural vegetative state.

(5)    The proposed open space area shall connect to adjacent open space areas when

prudent and feasible.

(6)    Open space area shall be delineated and identified on the plat.

(7)    Community wells and community septic systems shall not be allowed on open

space dedicated to a municipality or the borough but are allowed in open space areas if
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accepted by the subdivision owners. Protective well radii may be allowed in open space

areas.

(Ord. 22-103, § 15, 2022; Ord. 17-033, § 55, 2017; Ord. 16-018, §§ 26, 27, 2016; Ord. 15-036, § 25, 2015)

43.20.300 LOT AND BLOCK DESIGN.

(A)    The length of a block shall be not less than 400 feet, no more than 3,000 feet, or less

than 800 feet along collector or arterial roads.

(B)    No lot under 2 acres in size shall have an average depth of more than 3 times the

average width, except:

(1)    Lots of 40,000 square feet minimum shall have an average width of at least 125 feet

when they exceed the 3-to-1 ratio due to unusable area or natural ground slope

exceeding 25 percent;

(2)    Lots of 20,000 square feet minimum shall have an average width at least 85 feet

when they exceed the 3-to-1 ratio due to unusable area or natural ground slope

exceeding 25 percent grade.

(C)    Lots 2 acres to 10 acres may have an average depth of no more than 4 times its average

width.

(1)    Lots 2 to 10 acres shall have an average width of at least 125 feet when they exceed

the 4-to-1 ratio due to unusable area or natural ground slope exceeding 25 percent.

(D)    [Repealed by Ord. 17-033, § 34, 2017]

(E)    Flag lots.

(1)    Flag lots are defined in MSB 43.05.005 and further defined as having a pole portion

which is 100 feet wide or less.

(2)    The pole portion of flag lots shall:

(a)    not be included in the usable area calculations;

(b)    not be included in the depth-to-width ratio;

(c)    not exceed a length of 2,640 feet.
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(3) Utility easements and utilities shall be located outside of the length of the flag pole

portion of the lot:

(a) excepting where the flag pole is greater than 75 feet wide to accommodate

utilities.

(4) When served by road access, multiple flag lots within the proposed subdivision with

pole portions adjoining shall:

(a) share a common access point to the road at the road right-of-way line;

(b) be overlaid with a common access easement as outlined in the current

Subdivision Construction Manual, or with a public use easement. Public use

easements shall be granted over the width of the pole portion and shall extend into

the flag portion an adequate distance to provide for a turnaround designed to

Subdivision Construction Manual standards;

(i) applies to lots greater than three acres;

(c) be served by a public use easement created to provide sufficient access to

subject parcels when a common access point is a requirement for subdividing.

(5) For flag lots containing three acres or less, the minimum pole portion width is:

(a) thirty feet where two or more pole portions are adjoining;

(b) forty feet for a single pole portion;

(i) forty-five feet of frontage if access is onto a cul-de-sac.

(6) For lots greater than three acres, the minimum pole portion width is:

(a) thirty feet where two or more pole portions are adjoining;

(i) forty-five feet of frontage if access is onto a cul-de-sac;

(b) sixty feet for a single pole portion.

(7) Flag lots are limited to ten percent of the total number of lots for any subdivision of

60 or more lots, up to a maximum of ten flag lots, and no more than six lots for a

subdivision of less than 60 lots. The calculated amount shall be rounded to the greater

number in case of a fraction of 0.5 or greater, and rounded to the lesser number in case

of a fraction of less than 0.5.
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(Ord. 22-103, § 16, 2022; Ord. 17-033, §§ 33 – 35, 2017; Ord. 16-018, § 28, 2016: Ord. 15-036, § 26, 2015:

Ord. 11-072, § 3 (part), 2012)

43.20.320 FRONTAGE.

(A)    Exclusive of flag lots, lots shall contain a minimum of 60 feet of frontage, unless located

on a cul-de-sac, in which case the minimum frontage may be 45 feet.

(B)    Frontage for flag lots is pursuant to MSB 43.20.300(E).

(Ord. 17-033, § 36, 2017: Ord. 15-036, § 27, 2015: Ord. 11-072, § 3 (part), 2012)

43.20.340 LOT DIMENSIONS.

(A)    Lots adjacent to a watercourse or body of water shall be a minimum of 125 feet in width

at the waterline, as measured directly between property corners at the waterline, or a

minimum of 85 feet in width if community sewerage is provided to the lot.

(1)    For flag lots where water is the only legal access, water body frontage is pursuant to

MSB 43.20.300(E).

(Ord. 17-033, § 39, 2017: Ord. 15-036, § 28, 2015: Ord. 11-072, § 3 (part), 2012)
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CHAPTER 17.75: SINGLE-FAMILY RESIDENTIAL (SFR) LAND USE

DISTRICT

Section

Article I. General Provisions

17.75.010    Definitions

17.75.020    Intent

17.75.030    Establishment of districts; map adopted

17.75.035    Designated single-family residential (SFR) land use districts

17.75.040    Conformance required

17.75.050    Legal nonconforming uses

17.75.060    Permitted uses

17.75.070    Conditional uses [Repealed]

17.75.080    Prohibited uses

Article II. Conditional Use Permits [Repealed]

17.75.090    Purpose [Repealed]

17.75.100    Application and fee [Repealed]

17.75.110    Public hearing [Repealed]

17.75.120    Planning commission action [Repealed]

17.75.130    General standards [Repealed]

17.75.140    Planning director action [Repealed]

Article III. Additional Provisions

17.75.150    Building size
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17.75.160    Setbacks

17.75.170    Waste disposal

17.75.180    Appeals

17.75.190    Violations, enforcement, and penalties

ARTICLE I. GENERAL PROVISIONS

17.75.010 DEFINITIONS.

(A)    For the purpose of this chapter, the following definitions shall apply unless the context

clearly indicates or requires a different meaning.

(1)    “Accessory” as applied to a use, building, or structure means customarily

subordinate or incidental to a principal use, building or structure.

(2)    “Appurtenance.” See “accessory.”

(3)    “Commercial use” means any activity other than a home occupation where goods or

services are offered or provided for sale or trade.

(4)    “Conditions, covenants, and restrictions” means legally established and recorded

terms contained within a contract or deed allowing or restricting the use of land and

types of buildings.

(5)    “Dog team” means five or more dogs over the age of six months housed or kept for

the competitive, recreational, or private sled use.

(6)    “Dwelling unit” means a structure or portion of a structure providing independent

and complete cooking, living, and sleeping facilities for one family.

(7)    “Home occupation” means an activity carried out in a dwelling unit or detached

appurtenance provided that:

(a)    no more than one other person in addition to members of the family, who

reside on the premises may engage in the occupation;

(b)    the use of the dwelling unit and detached appurtenance for the home

occupation is clearly incidental and subordinate to its use for residential purposes;
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(c)    there is no change in the outside appearance of the building or premises or

other visible evidence of the conduct of the home occupation other than one sign,

not exceeding two square feet in area, non-illuminated and mounted flat against the

wall of the principal building;

(d)    traffic is not generated by such home occupation in greater volumes than

would normally be expected in a residential neighborhood;

(e)    equipment or process is not used in the home occupation which creates noise,

vibration, glare, fumes, odors, or commercial electrical interference, in violation of

applicable government rules and regulations. In the case of electrical interference,

no equipment or process shall be used which creates visual or audible interference

in any radio or television receivers off the premises, or causes fluctuations in line

voltage off the premises; and

(f)    outdoor storage of materials or equipment is not required.

(8)    “Kennel” means any premises or facility used for breeding, buying, selling, keeping,

or boarding five or more dogs over the age of six months, whether for profit or not.

(9)    “Lot” means a designated parcel, plot, tract, or area of land established by plat,

subdivision, or as otherwise permitted by law, to be used, developed, or built upon as a

unit.

(10)    “Mobile home” means a detached single-family dwelling designed for long-term

human habitation and having complete living facilities; capable of being transported to a

location of use on its own chassis and wheels; identified by a model number and serial

number by its manufacturer; and designed primarily for placement on a nonpermanent

foundation. Travel trailers are not to be construed as mobile homes.

(11)    “Nonconformity, pre-existing, legal” means a use, lot, structure, building, or activity

which was lawful prior to the adoption, revision, or amendment of this title, but which

fails by reason of such adoption, revision, or amendment, to conform to the present

requirements of this title.

(12)    “Pit privy” means any outhouse or outdoor toilet.

(13)    “Residential area” means any unified subdivision development or combination of

subdivision developments, or more than three defined lots or parcels, which constitute a

contiguous area with common features.

(14)    “Subdivision” means:
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(a) a term used to identify one or more lots, tracts, parcels, easements, or rights-

of-way as a unified, distinct, or separate group usually created by a common plan or

platting action; or

(b) the act of creating, modifying, combining, or eliminating boundaries of lots,

tracts, parcels, easements, or rights-of-way in accordance with applicable laws.

(15) “Travel trailer” means a wheeled portable structure without permanent

foundation, which can be towed, hauled, or driven; identified by a model number, serial

number, or vehicle registration number; and primarily designed as temporary living

accommodations for recreational, camping and travel use.

(B) The general rules of grammatical construction, interpretation of terms, and words and

phrases in MSB 1.15 apply.

(Ord. 97-113(AM), § 2 (part), 1997)

17.75.020 INTENT.

(A) This land use district chapter is intended to protect the public health, safety, and welfare

and to provide a method to protect and enhance the single-family residential use of land and

improvements within designated districts in accordance with adopted borough

comprehensive plans. This chapter is further intended to:

(1) allow property owners and other interested parties to request single-family

residential land use regulations in specific areas;

(2) provide for orderly development;

(3) prevent overcrowding and excessive traffic; and

(4) protect the value, character, and integrity of residential neighborhoods where

appropriate.

(Ord. 97-113(AM), § 2 (part), 1997)

17.75.030 ESTABLISHMENT OF DISTRICTS; MAP ADOPTED.

(A) A petitioner seeking approval of a subdivision before the platting board may

simultaneously apply for planning commission approval to designate the subdivision as a

single-family district. The planning commission shall make a recommendation on this action

to the assembly. The planning commission shall consider, and act on, a platting action related
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petition for district designation under the same procedures and standards required for

commission review of an application by petition as listed in this section except that the

petitioner(s) must own 100 percent of the land to be included within the proposed district.

(B)    Pursuant to MSB 15.24.017, the assembly shall hold a public hearing and may designate

additional areas or delete areas subject to this chapter after recommendation by the

planning commission.

(C)    The planning commission may consider extending or excluding applicability of this

chapter to an area:

(1)    by its own action;

(2)    at the direction of the assembly;

(3)    at the request of a community council;

(4)    during the review of a proposed use district, community plan, or comprehensive

plan element; or

(5)    upon receipt of an application by petition requesting the action.

(6)    An application by petition to establish a land use district must be in writing on a

form provided by the planning and land use department. The application must include:

(a)    a petition favoring the application signed by legal owners (as listed by borough

tax assessment records) of more than 75 percent of all lots less than five acres in

area, and 100 percent of all lots greater than five acres in area, located within the

boundary proposed for inclusion;

(b)    a map depicting the application area;

(c)    a non-refundable fee as established by the assembly;

(d)    a written explanation of how the proposed action meets the requirements of

code; and

(e)    the name, address, telephone number and other information identifying a

representative of the group sponsoring the petition.

(7)    Application for exclusion from the provisions of this chapter may be made by the

filing of an application together with the appropriate filing fee as established by the

assembly with the borough by any person if accompanied by a petition favoring the

application signed by the legal owners of record of more than 75 percent of all lots less
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than five acres in area, and 100 percent of all lots greater than five acres in area, located

within the existing residential land use district. In addition, the application must include:

(a)    a map depicting the area of the existing district, and the area proposed for

exclusion;

(b)    a written explanation of how the proposed action meets the requirements of

code; and

(c)    the name, address, telephone number and other information identifying a

representative of the group sponsoring the petition.

(D)    Modifications and conditions of approval for the proposed action may be required if the

planning commission or assembly finds them appropriate under the requirement of code.

(E)    The planning commission shall hold a public hearing to consider any proposed action to

include or exclude an area from a land use district.

(1)    Public notice shall be provided in accordance with MSB 17.03.

(F)    The planning commission shall make findings and recommend to the assembly approval,

denial, modification, or conditions of approval for the proposed action.

(G)    [Repealed by Ord. 08-001(AM), § 2, 2008]

(H)    [Repealed by Ord. 08-001(AM), § 2, 2008]

(I)    In addition to other applicable codes, review of the proposed action shall be based on

the all of the following standards:

(1)    The land included in a proposed district must be reasonably compact, contiguous,

and compatible in character. Exclusion of individual interior lots shall be avoided unless

such exclusion is consistent with the standards of this chapter. Subdivisions and other

areas with mostly contiguous and reasonably compact dimensions, existing single-family

residential development trends, similar lot sizes, shared traffic patterns, and residential

neighborhood characteristics, will be favored. Generally, the combined area of subject

lots owned by parties in favor of the proposed action should be larger than the

combined area of subject lots owned by parties opposed to the proposed action.

Modification of the proposed action and conditions of approval may be required as the

planning commission or assembly finds necessary.

(2)    The proposed action shall be consistent with the applicable comprehensive plan

and coordinated with existing use regulations in the general area. Existing subdivision
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covenants, plat notes, deed restrictions, and other valid restrictions of the development

or use of the subject land will also be considered; however, they do not mandate or

restrict borough actions under this chapter.

(3)    The proposed action shall promote long-term beneficial impact to the public health,

safety, and welfare. The proposed action must be reasonable considering existing

development trends, promote the development of an improved unified neighborhood,

and be coordinated with the larger community and the borough, including economic

development, environmental conservation, compatibility of land use, traffic impacts and

quality of life. The action should encourage appropriate long-term land development

and use trends and discourage unreasonable land use incompatibility for residents and

users. Consideration shall include agricultural, recreational, residential, commercial,

industrial, institutional, and public uses as applicable.

(4)    The adequacy of existing public infrastructure including services and facilities such

as utilities, roads, school services, public safety, code enforcement, etc., must be

considered. Proposed actions may not be approved if roads, utilities, and other

necessary public infrastructure services and facilities are inadequate and not feasible to

provide. Cost impacts to develop, improve, operate, and maintain necessary public

infrastructure must be considered. The proposed action must be designed and

conditioned to reduce or minimize additional public costs.

(5)    Generally, at least five contiguous lots, or the equivalent in area based upon

average lot size in the vicinity, should be subject to the proposal, except in cases where

contiguous lots are being proposed for inclusion in an existing adjacent district. The

appropriate minimum number of lots and area is variable based upon the specific issues

under consideration.

(6)    The proposed action shall not be for the sole reason of improving the property

value of an applicant’s property or for unfairly affecting competitive business issues.

(7)    The use of the petition process to impose the desires of owners of several small lots

over the objections of owners of much larger and dissimilar parcels located near the

smaller lots will be discouraged.

(J)    Amendment. After a district is established or amended, the ordinance shall not be

amended for a period of three years.

(K)    The boundaries of single-family residential districts will be depicted upon an official map

to be maintained in the borough planning department.

(Ord. 08-001(AM), § 2, 2008: Ord. 97-113(AM), § 2 (part), 1997)
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17.75.035 DESIGNATED SINGLE-FAMILY RESIDENTIAL (SFR) LAND USE
DISTRICTS.

(A)    The following areas are designated single-family residential land use districts subject to

the provisions of this chapter:

(1)    Canoe Lake Subdivision (MSB subdivision number 3009).

(2)    Chugach View Estates Single-Family Residential Land Use District, which includes

Lots 4 through 9, Block 1, and Lots 1 through 4, Block 2, Chugach View Estates (MSB

subdivision No. 6077); Lot 5A, Block 2, Chugach View Estates Resub. (MSB subdivision no.

3501); Lot 2, Block 1, and Lots 6 through 11, Block 5, Wilderness East Subdivision (MSB

subdivision No. 6412).

(3)    Wilderness East Single-Family Residential Land Use District, which includes Block 5,

Lots 1-5 and 12-19; Block 6, Lots 1-8; Block 7, Lots 1-11; Block 8, Lots 1-6, of Wilderness

East Subdivision, Tract 6412, Palmer Recording District, Palmer, Alaska.

(Ord. 13-047, § 2, 2013; Ord. 01-051, § 3, 2001; Ord. 00-001(AM) § 2, 2000; Ord. 97-113(AM), § 2 (part), 1997)

17.75.040 CONFORMANCE REQUIRED.

(A)    No building, structure, land, or water area located within a single-family residential land

use district shall be used or occupied, and no such building, structure, or part thereof shall be

erected, constructed, reconstructed, moved, repaired or structurally altered, except in

conformity with the regulations specified in this chapter. Any use not listed under permitted

uses, that is not a legal nonconforming use or is not otherwise provided for in this chapter, is

prohibited.

(B)    Single-family residential land use districts designated under this chapter are also subject

to other borough ordinances which are effective within the district.

(C)    When this chapter is in conflict with any other borough ordinance, the more restrictive

or higher standard will apply, unless specifically stated otherwise.

(D)    This chapter does not repeal or modify any valid plat note, condition, covenant, or

restriction except as specifically provided for. When a subdivision plat note, condition,

covenant, or restriction is less strict than the applicable borough ordinance, the borough

ordinance shall supersede.
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(E) Except as otherwise provided by code, the borough is not responsible for the

enforcement of plat notes, conditions, covenants, or deed restrictions.

(Ord. 08-001(AM), § 3, 2008; Ord. 97-113(AM), § 2 (part), 1997)

17.75.050 LEGAL NONCONFORMING USES.

Legal nonconforming structures or uses shall be subject to the requirements specified in MSB

17.80. (Ord. 97-113(AM), § 2 (part), 1997)

17.75.060 PERMITTED USES.

(A) The following are permitted as principal uses in a single-family residential land use

district:

(1) one single-family dwelling unit per lot;

(2) public and common uses such as community well sites, septic drainage fields

serving several lots, access, parks, and playgrounds that are dedicated on the approved

subdivision plat or reserved in recorded conditions, covenants and restrictions.

(B) Accessory uses and structures which are customary and desirable adjuncts to permitted

uses are allowed within single-family residential land use districts where such uses and

structures are clearly secondary and incidental to a single-family dwelling. Accessory uses

and structures must serve a principal structure on the same lot, an adjacent lot, or a

contiguous lot, under the same ownership. The following accessory uses and structures are

permitted uses:

(1) noncommercial garages attached or detached, storage buildings, barns, fences, and

other incidental structures and uses, the total square footage of which all accessory uses

shall not exceed 150 percent of the principal dwelling;

(2) noncommercial outdoor storage of material and equipment, including

noncommercial trucks, boats, campers, and travel trailers in a safe and orderly manner;

(3) agriculture, such as gardens, greenhouses and animal husbandry including raising

produce or animals for sale, subject to the following conditions:

(a) The agricultural use of the dwelling unit, detached appurtenances and the land

is clearly incidental and subordinate to its single-family residential use.
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(b)    The agricultural use is conducted and maintained in a safe, neat, orderly, clean

and humane condition. Animals must be maintained within the property

boundaries. Waste must be removed in a timely fashion to prevent odor and

unsanitary conditions.

(c)    Traffic is not generated in greater volumes than would normally be expected in

a single-family residential neighborhood.

(d)    Equipment and operations, including storage, does not create noise, dust,

vibration, glare, fumes, odors, drainage, runoff, contamination, pollution, nuisance,

or health hazard in violation of other governmental rules and regulations or that is

objectionable to reasonable normal senses off the property.

(e)    Outdoor storage of equipment or material is not required for the agricultural

use.

(f)    Outdoor signs advertising the agricultural use shall be limited to no more than

one sign, not exceeding two square feet in area, non-illuminated and mounted flat

against the wall of the principal dwelling structure. The total combined signage

allowed for agricultural accessory use and home occupation on a lot shall not

exceed two square feet;

(4)    home occupations as defined in this chapter;

(5)    two accessory dwelling units designed and used for guests, family members, or

persons providing domestic or health services to the residents of the principal structure

on the same lot. The total combined floor area of the accessory dwelling units may not

exceed 50 percent of the principal dwelling unit floor area. The accessory dwelling unit

may be located within the principal dwelling structure, within an accessory structure

such as a garage with an apartment, or be a separate accessory structure; and

(6)    private water supply wells and septic waste disposal systems, subject to approval

by the Alaska Department of Environmental Conservation.

(Ord. 08-001(AM), § 4, 2008; Ord. 97-113(AM), § 2 (part), 1997)

17.75.070 CONDITIONAL USES. [Repealed by Ord. 08-001(AM), § 5,
2008]

17.75.080 PROHIBITED USES.
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(A)    Uses not specifically permitted are prohibited.

(1)    [Repealed by Ord. 08-001(AM), § 6, 2008]

(2)    [Repealed by Ord. 08-001(AM), § 6, 2008]

(3)    [Repealed by Ord. 08-001(AM), § 6, 2008]

(Ord. 08-001(AM), § 6, 2008: Ord. 97-113(AM), § 2 (part), 1997)

ARTICLE II. CONDITIONAL USE PERMITS [Repealed by Ord. 08-001(AM), § 7, 2008]

17.75.090 PURPOSE. [Repealed by Ord. 08-001(AM), § 7, 2008]

17.75.100 APPLICATION AND FEE. [Repealed by Ord. 08-001(AM), § 7,
2008]

17.75.110 PUBLIC HEARING. [Repealed by Ord. 08-001(AM), § 7, 2008]

17.75.120 PLANNING COMMISSION ACTION. [Repealed by Ord. 08-
001(AM), § 7, 2008]

17.75.130 GENERAL STANDARDS. [Repealed by Ord. 08-001(AM), § 7,
2008]

17.75.140 PLANNING DIRECTOR ACTION. [Repealed by Ord. 08-
001(AM), § 7, 2008]

ARTICLE III. ADDITIONAL PROVISIONS

17.75.150 BUILDING SIZE.

(A)    Principal buildings must have at least 500 square feet of living area on one single floor.

(B)    Accessory building uses, whether attached or detached to the principal dwelling, must

not have a larger footprint than 150 percent of the principal dwelling.

(Ord. 08-001(AM), § 8, 2008; Ord. 97-113(AM), § 2 (part), 1997)
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17.75.160 SETBACKS.

Buildings, structures, and other development shall be subject to the setback requirements

specified in MSB 17.55.

(Ord. 97-113(AM), § 2 (part), 1997)

17.75.170 WASTE DISPOSAL.

(A)    All septic waste will be disposed of through a septic system approved by the Alaska

Department of Environmental Conservation.

(B)    The use of pit privies is prohibited.

(C)    Portable toilets with holding tanks may be used during construction of the primary

residence, not to exceed a period of 20 months, and subject to proper maintenance and

disposal of waste.

(D)    Trash and waste will be stored only on the same lot as the principal structure. Trash and

waste will be stored neatly and kept in sanitary containers in such a manner to minimize

odors, discourage scavengers, and prevent litter, pollution, and health hazards. Trash and

putrescible waste may be kept on site for no more than 30 consecutive days before it is

transported for proper disposal.

(Ord. 97-113(AM), § 2 (part), 1997)

17.75.180 APPEALS.

Appeals from a decision of the planning commission or from an enforcement order under

this chapter shall be made under the provisions of MSB 15.39.

(Ord. 97-113(AM), § 2 (part), 1997)

17.75.190 VIOLATIONS, ENFORCEMENT, AND PENALTIES.

(A)    Except as otherwise specified in this chapter, violations of this chapter are infractions.

(B)    Remedies, enforcement actions, and penalties shall be consistent with the terms and

provisions of MSB 1.45.
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Page 1 of 3 Ordinance Serial No. 25-102 

 IM No. 25-194 

CODE ORDINANCE           Sponsored by:  

 Introduced:           

                                Public Hearing:          

                                        Action:          

 

MATANUSKA-SUSITNA BOROUGH 

ORDINANCE SERIAL NO. 25-102 

 

AN ORDINANCE OF THE MATANUSKA-SUSITNA BOROUGH ASSEMBLY AMENDING 

CHAPTER 43.20 SUBDIVISION DEVELOPMENT STANDARDS TO ALLOW LOTS TO 

BE REDUCED TO 30,000 SQUARE FEET WITHIN SINGLE-FAMILY RESIDENTIAL 

LAND USE DISTRICTS. 

 

BE IT ENACTED: 

Section 1. Classification. This ordinance is of a general and 

permanent nature and shall become a part of the Borough Code. 

Section 2. Adoption of subsection. MSB 43.20.281(F) is hereby 

amended to read as follows: 

(F) The minimum individual lot area within a 

proposed subdivision designated as a Single-Family 

Residential Land Use District under MSB 17.75 may be 

reduced to 30,000 square feet, provided that: 

(1) each lot that is reduced has 10,000 square 

feet of contiguous usable septic area delineated on the 

plat, unless served by a municipal or community 

wastewater system; 

(a) the septic system, also known as an 

onsite wastewater system, shall be installed within the 

delineated septic area. 

(2) each lot that is reduced has the 
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approximate water well location delineated on the plat, 

unless the lot is served by a municipal or community 

wastewater system; and 

(a) the water well shall be installed 

within the delineated water well area. 

(3) a certification from a professional 

engineer, licensed by the state of Alaska, is submitted 

to the Planning and Land Use Department. The 

certification must confirm that the reduction in lot 

size and the reserve area of each septic system will 

meet all DEC requirements for conventional onsite 

wastewater systems, and site conditions in reserve areas 

are "Good", as defined by most recent version of the 

Alaska Department of Environmental Conservation Onsite 

Wastewater System Installations Manual, section 2.6 

Evaluating Site Conditions table, except that 

percolation rates may be up to 15 minutes per inch. 

 Section 3. Amendment of subsection. MSB 1.45.100(C) is hereby 

amended by adding the following to the schedule of fines: 

(C) The following schedule of minimum fines shall apply 

to the violation of the specified codes and may not be 

judicially reduced: 

 

 

Planning Commission Packet 
October 20, 2025 

119 of 179



Page 3 of 3 Ordinance Serial No. 25-102 

 IM No. 25-194 

Code Description Fine Amount 

43.20.281(F) 

Failure to install water 

well or wastewater system 

within delineated area 

$1,000 

 

Section 4. Effective date. This ordinance shall take effect 

upon adoption. 

ADOPTED by the Matanuska-Susitna Borough Assembly this - day 

of -, 2025. 

 

                                    ___________________________ 

 EDNA DeVRIES, Borough Mayor 

 

ATTEST: 

 

 

 

_______________________________________ 

LONNIE R. McKECHNIE, CMC, Borough Clerk    

 

(SEAL) 
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Planning Commission Resolution 25-18 Page 1 of 2 

Adopted:  

 By: A. Strawn 
 Introduced:  

 Public Hearing:  

 Action:  

 

MATANUSKA-SUSITNA BOROUGH 

PLANNING COMMISSION RESOLUTION NO. 25-18 

 

A RESOLUTION OF THE MATANUSKA-SUSITNA BOROUGH PLANNING COMMISSION 

RECOMMENDIONG APPROVAL OF AN ORDINANCE AMENDING MSB 43.20 TO ALLOW 

LOTS TO BE REDUCED TO 30,000 SQUARE FEET WITHIN SINGLE-FAMILY 

RESIDENTIAL LAND USE DISTRICTS. 

WHEREAS, Assembly Ordinance 25-102 adopts standards in MSB 

43.20 Subdivision Development Standards to allow the individual 

lot area to be reduced to 30,000 square feet in size within Single-

Family Residential Land Use Districts; and 

WHEREAS, the proposed standards support the goals and 

objectives of the Matanuska-Susitna Borough Comprehensive Plan. 

NOW, THEREFORE, BE IT RESOLVED, that the Matanuska-Susitna 

Borough Planning Commission hereby recommends approval of Assembly 

Ordinance 25-102: 

/ 

/ 

/ 

/ 

/ 

/ 

/ 
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Planning Commission Resolution 25-18 Page 2 of 2 

Adopted: 

ADOPTED by the Matanuska-Susitna Borough Planning Commission 

on this __ day of __________, 2025. 

RICHARD ALLEN, Chair 

ATTEST 

LACIE OLIVIERI, Planning Clerk 

(SEAL) 

YES: 

NO: 
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PUBLIC HEARING LEGISLATIVE 

PC Resolution No. 25-19

A Resolution Of The Matanuska-Susitna Borough 
Planning Commission Recommending Adoption of the 
Fiscal Year (FY) 2027 Capital Improvement Program 
(CIP).

(Pages 124-142)
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CAPITAL 

IMPROVEMENT

PROGRAM (CIP)

2026-2027 ( FY 27 )

Matanuska-Susitna Borough

Planning Division

https://cip.matsugov.us/

1
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Capital 
Improvement 
Program Overview

The Matanuska Susitna Borough (MSB) Capital Improvement Program (CIP)

originated in 1965 as part of the MSB's capital budget. The CIP's purpose is to

help the MSB plan and budget for community infrastructure improvements.

F Y  2 7  C I P  R E P O R T

Throughout the past five decades, the CIP has taken many forms ranging from

an itemized list of projects in the annual capital budget to a list of unfunded,

community-supported transportation projects. In 2022, the CIP process and

criteria were updated at the request of the Planning Commission and the

Assembly to provide a better process for community members and MSB

departments to nominate capital projects. While the new process will be

further evaluated and refined, it is now functioning in its third cycle, providing

a ranked list of priority projects for consideration in the upcoming budget cycle.

While each MSB Department submits operational capital budget nominations,

the CIP program is designed to elevate projects with community support

during the budget cycle. These projects contribute directly to the Quality of Life

of residents and enhance the visitor experience. This year's nominations are

mostly bike and pedestrian pathways, facility improvements and upgrades,

trail and parking improvements, and trailhead amenity projects, but CIP

projects can include libraries, transit facilities, and other infrastructure

designed to make the Matanuska-Susitna Borough the greatest community in

Alaska to live, work, and play.

3
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F Y  2 7  C I P  R E P O RT

The online CIP application is active year-round through the 

CIP portal on the MSB website. Submissions received 

between August 1, 2024, and August 15, 2025, were 

eligible for this year's FY 27 CIP consideration.  Nominations 

submitted after August 15, 2025, will be evaluated during 

next year's CIP review.

Nominations 

Public Engagement
The Planning Division solicited nominations and community input 

throughout the year through:

Public Facing Website    https://cip.matsugov.us/

Direct E-Mail Communication with All Community Councils

Presentations at Community Councils, as requested

Social Media Campaign - Facebook Posts and Planner Platform E-Newsletter

4
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F Y  2 7  C I P  R E P O RT

To qualify as a valid CIP project, nominations must be eligible 

for areawide funding and meet the requirements of MSB code.  

 ﻿

All nominations are initially evaluated against the following 

criteria to ensure that the project fits the program. 

Qualifying Criteria

Must Fall Within Borough Powers (MSB 1.10.100 - 1.10.170)

Must Have a Minimum Cost of $20,000, Not to Exceed $1,000,000

Must Have a Lifespan of Over Five Years

Must Align with an MSB Assembly Adopted Plan

Cannot be Considered Routine Maintenance or Equipment Replacement

5
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F Y  2 7  C I P  R E P O RT

The scoring committee is comprised of MSB Department 

representatives from Public Works, Finance, Planning, 

Emergency Services, and Parks and Recreation Services.

All the nominations were presented to the CIP scoring 

committee for verification of validity. Then all valid projects 

were scored based on ten weighted criteria.

Scoring & Ranking

6
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FY 27 CIP  NOMINATIONS RANKED

FY 27 CIP REPORT

23 valid projects were nominated by the community and by the MSB Parks &

Outdoor Recreation Services. The projects are listed in order of score by the

committee. Cost estimates are rough order of magnitude for planning purposes.

The top nine (9) projects, totaling $2.99M are considered priority projects. If

approved for funding, the nine projects could be completed during the six-year

CIP funding cycle if $500,000 per year were allocated to the FY27 CIP program.

RANK PROJECT SUMMARY ESTIMATE

1
Talkeetna Village Park

Accessibility
Improve access to
park and restroom

$40k

2 Skeetawk Lift 2
Install gondola for Lift 2

(Phase 1b of Development Plan)
$1 M

3
Church Road

Separated Path

Construct 1 mile of separated
walking/biking path

(Spruce Ave. to Seldon Rd.)
$700k

4
Lake Louise

Community Dock
Installation of new dock $200k

5
Alcantra Ballfield

Renovation
Renovate ballfields

with new soil
$150k

6
Lion Head / Natsede'aayi
Trailhead Development

Develop trailhead including
parking and restroom

$350k

7
Bike Lane on Kenlar

Road and Hawk Lane

Construct a separated
walking/bike path that

connects Big Lake Rd and
Parks Hwy state pathways

$200k

8
Point Mac Community

Center Restroom
Install vault restroom at

community park
$95k

9
Matanuska River Park

Campground Electrical
Improvements

Replace outdated
electrical system

$250k
7
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FY 27 CIP  NOMINATIONS RANKED

FY 27 CIP REPORT

The remaining fourteen projects (ranked 10-23) scored below the priority category

yet are still valid for consideration. These projects demonstrate the ongoing need

for recreational and community-focused infrastructure.  

RANK PROJECT SUMMARY ESTIMATE

10
Hollywood Road
Separated Path

Construct pedestrian/bike
pathway in conjunction with

Jolly Creek projects
$1 M

11
Bald Mountain Trail

Alignment and Parking
Determine alignment of trail

(Phase 1 of project)
$400k

12
Jim Creek Campground

Expansion
Expand camping area $250k

13
Beaver Lake Road

Separated Path
Construction of a walking

route over Fish Creek
$500k

14
Jim Creek Campground

Electric & Water Upgrades

Provide electricity and water
to existing and proposed

campsites
$400k

15
Settler's Bay New

Acquistion Paving Trails
and Restroom

Improvement of Coastal Park
amenities and parking

$250k

16
Jordan Lake Park

Pit Toilet & Well Enclosure
Install a vault restroom and

enclosure for the well
$143k

17
Crevasse Moraine

Dog Park
Establish a MSB dog park and
improve waste management

$95k

18
Matanuska River Park

Storage Yard Fence
Install a security fence around

the existing storage yard
$100k

8
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FY 27 CIP  NOMINATIONS RANKED

FY 27 CIP REPORT

The following projects scored below the priority category yet are still valid for

consideration. These projects demonstrate the ongoing need for recreational and

community-focused infrastructure.  

RANK PROJECT SUMMARY ESTIMATE

19
Petersville Community

Safety & Trail Operations
Center

Complete construction of a
multi-functional use facility

$677k

20
Talkeetna River Park

Campground
Renovation

Renovate restroom facility and
surrounding area for improved

accessibility and aesthetic
$35k

21
Brett Ice Arena

Maintenance Area
Expansion

Construct building addition to
fit current maintenance needs

$350k

22
Trapper Creek Multi-use
Park and Trail Grooming

Headquarters

Purchase 17 acres with building
for multi-functional use

$650k

23
7th Summit Shooting

Park & Education Center

Construct a building to be used
for training, education and

community events
$800k

9
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FY 27 CIP PRIORITY PROJECTS (TOP 9)

This project would improve the accessibility of the 
park entrance and restroom facilities. Previous project 
funds for the new restroom did not provide for the 
completion of all components. Current conditions 
include potential hazards that require correction.

#1  Talkeetna Village Park 
              Accessibility

This project would install a gondola to serve Lift 2 as 
part of Phase 1b in the Skeetawk Development Plan. 
This recreation area is utilizing gondolas as a year-
round attraction to help ensure low wintertime pass 
prices. Lift 2 will provide access to 500 acres of 
intermediate and advanced terrain.

#2  Skeetawk Lift 2

This project would construct one mile of separated 
path between Spruce Avenue and Seldon Road. This 
path construction would connect existing paths 
resulting in one continuous path.

#3  Church Road Separated Path

FY 27 CIP REPORT

10
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FY 27 CIP PRIORITY PROJECTS (TOP 9)

The previous dock was severely damaged past the 
point of repair. This project would remove potential 
safety hazards and install a new dock system returning 
it back to a usable area.

#4  Lake Louise Community Dock

The sports complex baseball and softball fields have 
protruding rocks, uneven surfaces, and inadequate 
topsoil. This project would renovate one field as part of 
a multi-year program to improve the complex and return 
it back to a useable ballfield.  

#5  Alcantra Ballfield Repair

The Lion Head Trail currently does not have an adequate 
trailhead or restroom, and portions of the trail trespass 
on private land. Borough’s Land Management Division 
has made progress on securing easements/agreements. 
If formalized and improved, this trail and trailhead 
improvement can provide an additional recreational 
opportunity near the Chickaloon/Glacier View area.

#6  Lion Head / Natsede’aayi 
Trail Development

FY 27 CIP REPORT

11
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FY 27 CIP PRIORITY PROJECTS (TOP 9)

This project would complete a bike lane and 
pedestrian loop returning to Big Lake Rd via Hawk Ln, 
and Kenlar Rd., with access to the Parks Highway as 
well. It would provide a safe and designated route for 
Jr. and Sr. Houston High School students.

#7  Bike Lane on Kenlar Road
              and Hawk Lane

This project would install a vault toilet at the Point 
MacKenzie Community Council Center. The park does 
not currently have restroom facilities consistently 
available.    The facility will be of use to local families 
and commuters alike. 

#8  Point MacKenzie Community    
                Center Restroom

 ﻿
The current electrical system at this Campground is at 
the end of its useful lifespan.  This project would replace 
the system and keep the campground functioning as a 
popular attraction for both residents and visitors.

#9  Matanuska River Campground   
            Electrical Improvements

FY 27 CIP REPORT

12
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FY 27 CIP REPORT

13
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SCHEDULE & PROCESS
MSB Code 3.04.060 requires that the MSB Manager submit the Capital

Improvement Program projects to the Planning Commission for review and

comment prior to presentation to the MSB Assembly. The CIP list and the

Manager's recommendations are formalized via Borough Assembly Resolution.

Assembly approval of the CIP list does not guarantee funding.

Following approval, the project list will be available to the Manager and the

Assembly for inclusion in the annual budget.

FY 2027 CIP Timeline: 

DATE MILESTONE STATUS

Aug-Sept  2025

Oct 2025

Nov-Dec  2025

Scoring and Ranking

MSB Assembly

Dec  2025
Approved projects are

available for inclusion in

the annual capital budget

FY 27 CIP REPORT

Planning Commission  

14
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Score Weight Category 0 1 2 3

x5 Public Health and Safety
Project has no impact on 

existing public health 
and/or safety status

Project addresses a minor 
public health and/or safety 
issue, but is not an urgent, 
continual need or hazard

Project increases public 
health and/or safety but is 

not an urgent, continual 
need or hazard

Project addresses an immediate 
recognized safety hazard, public 

health and/or safety need

x5 Mandates or Other Legal Requirements

Project is not mandated or 
otherwise required by 

court order, judgment, or 
governmental agreements

Project addresses 
anticipated mandates, 

other legal requirements, 
or governmental 

agreements

Project addresses an 
imminent government 

mandate, grant 
requirement, court order or 
judgment, or is required as 

part of a governmental 
agreement

Project is due to government 
mandates, grants, court orders 

and/or judgments, or is required as 
part of a governmental agreement

x5 Relationship to Current Projects
Project is not related to 
other projects currently 

underway by MSB

Project is associated with 
other projects but is not 

essential to their 
completion

Project is linked to other 
MSB projects currently 

underway and public dollars 
will be maximized by 
combining projects

Project is linked to other projects 
currently underway and is essential 

to their completion

x4 Quality of Life/Health & Wellness
Project does not affect the 
quality of life or health & 
wellness of MSB residents

Project moderately 
impacts the quality of life 
or health & wellness of a 
small percentage of MSB 

residents

Project greatly impacts the 
quality of life or health & 

wellness of a specific group 
of MSB residents

Project greatly impacts the quality of 
life or health & wellness for a wide 

range of MSB residents

x4 MSB Policies and Priorities

Project is not specifically 
mentioned in any Borough 
plan, and is vaguely tied to 

a goal or objective 

Project is not specifically 
mentioned in any Borough 

plan, but clearly aligns 
with a goal or objective of 

a Borough plan

Project is specifically 
mentioned in a Borough plan 

as a community priority

Project is specifically mentioned in a 
Borough plan and directly relates to 

the Assembly's Strategic Plan

x3 Funding Status
Project cost has not been 

identified.

Project cost has been 
identified but there are no 

known funding sources.

Project cost has been 
identified and there are 
secured funding sources

Project has already received partial 
funding and is underway

x3 External Funding
0-25% known external

funding source
26-50% known external

funding source
51-75% known external

funding source
76-100% known external funding 

source

x3 Environmental Quality

Project will have a 
negative effect on the 

environmental quality of 
the Borough

Project will not affect the 
environmental quality of 

the Borough

Project will improve current 
ecosystem services being 
provided to the Borough

Project will enhance the 
environment and provide added 

ecosystem services to the Borough

x2 Resolution or Letter of Support
Project has a resolution or 
letter in opposition to the 

project

Project does not have a 
resolution or letter of 
opposition or support 

Project has a letter of 
support from an individual

Project has a resolution or letter of 
support from a community council, 

city, MSB Department, or other 
governing body

x2 Energy Conservation
Project would increase 

energy consumption

Project would neither 
increase nor decrease 
energy consumption

Project would conserve 
energy and provide a 20-
year or less payback on 

investment dollar

Project would conserve energy and 
provide a 10-year or less payback on 

investment dollar

Total = 0

NOTES:

Project Name:
Project ID #
Name of Evaluator:

Possible Scores

MSB Capital Improvement Program (CIP)
FY 2027 Nomination Evaluation Sheet

Project Met Criteria: Y/N

If it's not tied to an adopted MSB Plan or left blank, does it align 
with one of these Strategic Goals? If so, to what scale?
*Economic Growth & Diversification
*Deliver High Quality Service
*Managing Growth
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Planning Commission Resolution PC 25-19 Page 1 of 4 
Adopted:  

  
By: Natasha Heindel 

Introduced: October 6, 2025 
Public Hearing: October 20, 2025 

Action:  
        

 
MATANUSKA-SUSITNA BOROUGH 

PLANNING COMMISSION RESOLUTION SERIAL NO. 25-19 
 
A RESOLUTION OF THE MATANUSKA-SUSITNA BOROUGH PLANNING COMMISSION 
RECOMMENDING ADOPTION OF THE FISCAL YEAR (FY) 2027 CAPITAL 
IMPROVEMENT PROGRAM (CIP). 

 

WHEREAS, the Capital Improvement Program (CIP) is a program 

managed by the Planning and Land Use Department designed to 

solicit, prioritize, and recommend public infrastructure project 

nominations from the community and Borough departments on an annual 

basis; and 

WHEREAS, the CIP provides the Assembly with a prioritized 

list of community-supported infrastructure projects for 

consideration during annual Borough budget deliberations; and 

WHEREAS, the CIP provides the Assembly with a vetted list of 

community infrastructure and public facility projects to be 

included in the annual state and federal legislative priorities 

list; and 

WHEREAS, the CIP is a budget planning tool used by governments 

to plan for annual investments necessary to build important public 

infrastructure over a six-year budget period; and 
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Planning Commission Resolution PC 25-19 Page 2 of 4 
Adopted:  

WHEREAS, in the 2023 Strategic Plan, the Assembly identified 

three Focus Areas: Economic Growth and Diversification, Delivering 

High Quality Services, and Managing Growth; and 

WHEREAS, under the Managing Growth focus area, identifying 

and documenting needed public infrastructure and supporting its 

development was called out as a strategy under Economic Growth and 

Diversification focus area, the CIP is a tool that assists with 

the implementation of the MSB 2023-2028 Strategic Plan focus area 

goals; and 

WHEREAS, investment in community infrastructure is a function 

of the Matanuska-Susitna Borough government and supports 

residents’ quality of life, recreation opportunities, tourism, and 

the economy; and 

WHEREAS, the FY27 CIP valid nominations included twenty-three 

(23) projects; and 

WHEREAS, the nine (9) top-ranked projects being presented for 

FY27 CIP include: 

1) Talkeetna Village Park Entrance and Landscaping 

2) Skeetawk Lift 2 

3) Church Road Separated Path (Spruce Avenue to Seldon Road) 

4) Lake Louise Boat Launch Dock 

5) Alcantra Ballfield Repair 

6) Lion Head Trail Construction 
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Planning Commission Resolution PC 25-19 Page 3 of 4 
Adopted:  

7) Kenlar Road and Hawk Lane Separated Path 

8) Matanuska River Park Campground Electrical Improvements  

9) Point MacKenzie Community Center Vault Restroom 

These nine projects, if approved, will make up the FY27 CIP 

project list; and  

WHEREAS, MSB code 03.04.060 requires that the Borough Manager 

submit a Capital Improvement Program to the Planning Commission 

for review and comment annually.  

NOW, THEREFORE, BE IT RESOLVED, that the Matanuska-Susitna 

Borough Planning Commission hereby recommends to the Assembly the 

adoption of the FY27 Capital Improvement Program project list.  

NOW, THEREFORE, BE IT FURTHER RESOLVED, that the MSB Planning 

Commission hereby recommends that the MSB Assembly allocate or 

seek funding to support the construction or advancement of projects 

identified in the FY27 Capital Improvement Program.  
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Planning Commission Resolution PC 25-19 Page 4 of 4 
Adopted:  

ADOPTED by the Matanuska-Susitna Borough Planning Commission 

this 20 day of October, 2025. 

 
 
                                    ___________________________ 
 RICHARD ALLEN, CHAIR 
 
ATTEST: 
 
 
 
_______________________________________ 
LACIE OLIVIERI, Planning Clerk    
 
(SEAL) 
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PUBLIC HEARING LEGISLATIVE 

Resolution No. 25-20

A Resolution Of The Matanuska-Susitna Borough 
Planning Commission Recommending Approval Of 
An Ordinance Repealing MSB 17.02 Mandatory 
Land Use Permit In Its Entirety And Adopting MSB 
17.07 Land Use Review.

(Pages 144-163)
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Page 1 of 2 IM No. 25-195 

 Ordinance Serial No. 25-103 
  

MATANUSKA-SUSITNA BOROUGH INFORMATION MEMORANDUM IM No. 25-195 

 

SUBJECT: AN ORDINANCE OF THE MATANUSKA-SUSITNA BOROUGH ASSEMBLY 

AMENDING REPEALING MSB 17.02 MANDATORY LAND USE PERMIT IN ITS 

ENTIRETY AND ADOPTING MSB 17.07 LAND USE REVIEW. 

 

AGENDA OF: September 16, 2025  

ASSEMBLY ACTION: 

 

 

 

 

 

 

AGENDA ACTION REQUESTED: Refer to Planning Commission for 90 days. 

 

Route To  Signatures 

 

Originator 

9 / 3 / 2 0 2 5

X A l e x  S t r a w n

S i g n e d  b y :  A l e x  

 

Department Director 

9 / 3 / 2 0 2 5

X A l e x  S t r a w n

S i g n e d  b y :  A l e x  

 

Finance Director 

R e c o v e r a b l e  S i g n a t u r e

X L i e s e l  Z a n t o  f o r  C H

S i g n e d  b y :  L i e s e l  W e i l a n d  

 

Borough Attorney 

9 / 3 / 2 0 2 5

X J o h n  A s c h e n b r e n n e r  f o r  N . S .  

S i g n e d  b y :  J o h n  A s c h e n b r e n n e r  

 

Borough Manager 

9 / 3 / 2 0 2 5

X M i c h a e l  B r o w n

S i g n e d  b y :  M i k e  B r o w n  

 

Borough Clerk 

9 / 5 / 2 0 2 5

X B r e n d a  J .  H e n r y  f o r

S i g n e d  b y :  B r e n d a  H e n r y  

 

ATTACHMENT(S): Ordinance Serial No. 25-103 (12pp) 

   MSB 17.02 (4pp) 

   Planning Commission Resolution No. 25-___ (  pp) 

    

SUMMARY STATEMENT: This ordinance is at the request of 

Assemblymember Sumner. 

 

This ordinance repeals MSB 17.02 Mandatory Land Use Permit in its 

entirety and adopts MSB 17.07 Land Use Review.  

 

This review process is intended to improve the level of compliance 

with existing Borough code by providing pertinent regulatory 

information to those proposing development. This review applies to 

the construction, placement, or addition to any building 480 square 

feet or larger. It also applies to development within the Borough’s 

75’ waterbody setback. In addition, any landowner can request a 
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Page 2 of 2 IM No. 25-195 

 Ordinance Serial No. 25-103 
  

review of a proposal not subject to the application process so a 

landowner can be assured the development is in compliance with 

Borough code. 

 

The review process has the following intended benefits: 

1. Improves the process by which code is communicated to the 

public and increase compliance with Borough code.  

2. Prevents Borough residents from building illegally, 

particularly related to Borough setbacks. This reduces code 

enforcement fines, variance applications, and bank financing 

issues if the owner wants to sell their property. 

3. Provides a fast determination to the applicant on whether 

the proposed development is fully compliant with applicable MSB 

code. 

 

The proposed ordinance supports the goals and objectives of the 

Matanuska-Susitna Borough Comprehensive Plan. 

 

Matanuska-Susitna Borough Comprehensive Plan 

 

Goal E-3: Create an attractive environment for business 

investment. 

 

Policy E3-2: Institute appropriate land use guidelines and 

regulations that reduce land use conflicts and protect residents 

and businesses. 

 

Goal LU-1: Protect and enhance the public safety, health, and 

welfare of Borough residents. 

 

Policy LU1-1: Provide for consistent, compatible, effective, 

and efficient development within the Borough. 

 

Improving compliance with the underlying requirements of Borough 

code is the ultimate goal of this ordinance. A such, it is not the 

intent of the Borough Assembly that staff be heavy handed in 

situations where through oversight or other innocent mistake a 

landowner or agent fails to apply for a timely review.  Rather, it 

is the intent of the Borough Assembly that staff educate and 

encourage compliance with the ordinance to include issuing after-

the-fact permits when circumstances warrant. 

 

Finally, this ordinance will expire after 2 years.  Of course, the 

Borough Assembly can vote to extend it at a later time, but since 

the goal is improving compliance with the underlying requirements 

of Borough code, there will be data after 2 years to determine 

whether the ordinance is fulfilling this objective.   

 

RECOMMENDATION OF ADMINISTRATION: Refer to Planning Commission and 

then introduce and set for public hearing. 
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CHAPTER 17.02: MANDATORY LAND USE PERMIT

Section

17.02.010    Intent and applicability

17.02.020    Land use permit

17.02.030    Procedure

17.02.040    Action on applications

17.02.010 INTENT AND APPLICABILITY.

(A)    It is the intent of this chapter to improve the level of compliance with existing borough

code by establishing a mandatory land use review process and directly providing regulatory

information to persons proposing development within the borough outside of the cities of

Houston, Palmer, and Wasilla.

(B)    This chapter is applicable within all areas of the Matanuska-Susitna Borough outside of

the cities of Houston, Palmer, and Wasilla and the Port District, as established in MSB

18.02.020, Boundaries.

(C)    There are federal, state, and local requirements governing land use. It is the

responsibility of the individual land owners to obtain a determination whether such

requirements apply to the development of their land. Any land within the boundaries of the

Matanuska-Susitna Borough is subject to land use and development regulations. It is not the

intent of this chapter to replace or supersede regulations of other chapters within this title.

Additional information and permits, such as flood damage prevention, mobile home park

ordinance, conditional uses, and regulation of alcoholic beverages may be required in

accordance with the borough code. This title will be amended and updated as necessary

when new MSB Title 17 regulations are adopted.

(D)    A land use permit is not required where commencement of construction or placement,

as defined in MSB 17.125, occurred before the effective date of the ordinance codified in this

chapter.

(Ord. 10-108, § 2, 2010; Ord. 07-121, § 2, 2007; Ord. 06-192(AM), § 3 (part), 2007)

17.02.020 LAND USE PERMIT.
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(A)    The land owner or authorized agent shall obtain a land use permit from the Matanuska-

Susitna Borough Planning Department prior to the commencement of:

(1)    [Repealed by Ord. 11-073, § 2, 2011]

(2)    [Repealed by Ord. 11-073, § 2, 2011]

(3)    [Repealed by Ord. 11-073, § 2, 2011]

(4)    [Repealed by Ord. 11-073, § 2, 2011]

(5)    [Repealed by Ord. 13-025, § 2, 2013]

(6)    construction or placement of any building within 75 feet of any watercourse or

water body;

(B)    A landowner or authorized agent may voluntarily request a land use permit for any

structure or use not required to obtain a permit under this chapter.

(C)    A permit is not required under this chapter when the proposed use is subject to another

permit within this title.

(Ord. 22-104, § 2, 2022; Ord. 13-025, § 2, 2013: Ord. 11-073, § 2, 2011: Ord. 06-192(AM), § 3 (part), 2007)

17.02.030 PROCEDURE.

(A)    A complete land use permit application shall be submitted to the planning and land use

director on a form provided by the planning and land use department.

(B)    A complete land use permit application will contain the following attachments:

(1)    [Repealed by Ord. 22-104, § 3, 2022], 2011]

(2)    site plan;

(a)    site plans are not required to be certified but shall clearly identify the following:

(i)    north arrow;

(ii)    boundaries of parcel;

(iii)    size, location, and setback dimensions of proposed structures;
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(iv)    names and location of adjacent roadways;

(v)    location of rights-of-way and public easements within and adjacent to the

parcel;

(vi)    location and name of adjacent water bodies;

(vii)    location of subsurface sewage disposal systems; and

(viii)    intended use of proposed structures.

(3)    [Repealed by Ord. 11-073, § 3 (part), 2011]

(4)    [Repealed by Ord. 11-073, § 3 (part), 2011]

(C)    [Repealed by Ord. 11-073, § 3 (part), 2011]

(D)    [Repealed by Ord. 11-073, § 3 (part), 2011]

(E)    An application fee as established by the assembly, payable to the Matanuska-Susitna

Borough, shall be submitted with the application. If more than one land use permit fee is

required under this chapter, the applicant shall pay only one fee, whichever is the highest.

(F)    A copy of the application shall be retained in the planning and land use department files.

(Ord. 22-104, § 3, 2022; Ord. 11-073, § 3 (part), 2011: Ord. 06-192(AM), § 3 (part), 2007)

17.02.040 ACTION ON APPLICATIONS.

(A)    The planning and land use director or designated staff shall determine whether an

application for a land use permit is complete. For incomplete applications, a written

explanation of application deficiencies shall be provided within seven working days of the

date the application is received in the planning and land use department.

(B)    [Repealed by Ord. 22-104, § 4, 2022], 2011]

(C)    In reviewing a land use permit application, the planning and land use director shall make

specific findings explaining how the proposal does or does not conform to the requirements

of this title. The planning and land use director also may provide options as to how the

proposal may conform to these requirements.

(D)    The planning and land use director shall render a decision within ten working days from

the date the application is determined complete.
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(1)    Permits under this chapter shall be reviewed and approved based on compliance

with borough code, including but not limited to the following:

(a)    setbacks;

(b)    special land use districts;

(c)    flood hazard areas;

(d)    driveway permits;

(e)    conditional uses; and

(f)    multifamily development permits.

(E)    If a decision is not rendered within the allotted review time, the applicant shall be

entitled to a complete refund of fees.

(F)    [Repealed by Ord. 22-104, § 4, 2022], 2011]

(G)    [Repealed by Ord. 22-104, § 4, 2022], 2011]

(H)    [Repealed by Ord. 22-104, § 4, 2022], 2011]

(I)    Appeals from a decision granting or denying a land use permit under this chapter shall

be filed and conducted in accordance with MSB 15.39.

(Ord. 22-104, § 4, 2022; Ord. 11-073, § 3 (part), 2011: Ord. 06-192(AM), § 3 (part), 2007)
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Page 1 of 12 Ordinance Serial No. 25-103 

 IM No. 25-195 

CODE ORDINANCE           Sponsored by:  

 Introduced:           

                                Public Hearing:          

                                        Action:          

 

MATANUSKA-SUSITNA BOROUGH 

ORDINANCE SERIAL NO. 25-103 

 

AN ORDINANCE OF THE MATANUSKA-SUSITNA BOROUGH ASSEMBLY REPEALING 

MSB 17.02 MANDATORY LAND USE PERMIT IN ITS ENTIRETY AND ADOPTING 

MSB 17.07 LAND USE REVIEW. 

 

BE IT ENACTED: 

Section 1. Classification. This ordinance is of a general and 

permanent nature and shall become a part of the Borough Code. 

Section 2. Repeal of chapter. MSB 17.02 is hereby repealed in 

its entirety. 

[CHAPTER 17.02: MANDATORY LAND USE PERMIT 

17.02.010 INTENT AND APPLICABILITY. 

(A) IT IS THE INTENT OF THIS CHAPTER TO IMPROVE THE 

LEVEL OF COMPLIANCE WITH EXISTING BOROUGH CODE BY 

ESTABLISHING A MANDATORY LAND USE REVIEW PROCESS AND 

DIRECTLY PROVIDING REGULATORY INFORMATION TO PERSONS 

PROPOSING DEVELOPMENT WITHIN THE BOROUGH OUTSIDE OF THE 

CITIES OF HOUSTON, PALMER, AND WASILLA. 

(B) THIS CHAPTER IS APPLICABLE WITHIN ALL AREAS OF 

THE MATANUSKA-SUSITNA BOROUGH OUTSIDE OF THE CITIES OF 

HOUSTON, PALMER, AND WASILLA AND THE PORT DISTRICT, AS 

ESTABLISHED IN MSB 18.02.020, BOUNDARIES. 

(C) THERE ARE FEDERAL, STATE, AND LOCAL 
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REQUIREMENTS GOVERNING LAND USE. IT IS THE 

RESPONSIBILITY OF THE INDIVIDUAL LAND OWNERS TO OBTAIN 

A DETERMINATION WHETHER SUCH REQUIREMENTS APPLY TO THE 

DEVELOPMENT OF THEIR LAND. ANY LAND WITHIN THE 

BOUNDARIES OF THE MATANUSKA-SUSITNA BOROUGH IS SUBJECT 

TO LAND USE AND DEVELOPMENT REGULATIONS. IT IS NOT THE 

INTENT OF THIS CHAPTER TO REPLACE OR SUPERSEDE 

REGULATIONS OF OTHER CHAPTERS WITHIN THIS TITLE. 

ADDITIONAL INFORMATION AND PERMITS, SUCH AS FLOOD DAMAGE 

PREVENTION, MOBILE HOME PARK ORDINANCE, CONDITIONAL 

USES, AND REGULATION OF ALCOHOLIC BEVERAGES MAY BE 

REQUIRED IN ACCORDANCE WITH THE BOROUGH CODE. THIS TITLE 

WILL BE AMENDED AND UPDATED AS NECESSARY WHEN NEW MSB 

TITLE 17 REGULATIONS ARE ADOPTED. 

(D) A LAND USE PERMIT IS NOT REQUIRED WHERE 

COMMENCEMENT OF CONSTRUCTION OR PLACEMENT, AS DEFINED IN 

MSB 17.125, OCCURRED BEFORE THE EFFECTIVE DATE OF THE 

ORDINANCE CODIFIED IN THIS CHAPTER. 

17.02.020 LAND USE PERMIT. 

(A) THE LAND OWNER OR AUTHORIZED AGENT SHALL OBTAIN 

A LAND USE PERMIT FROM THE MATANUSKA-SUSITNA BOROUGH 

PLANNING DEPARTMENT PRIOR TO THE COMMENCEMENT OF: 

(1) [REPEALED BY ORD. 11-073, § 2, 2011] 

(2) [REPEALED BY ORD. 11-073, § 2, 2011] 
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(3) [REPEALED BY ORD. 11-073, § 2, 2011] 

(4) [REPEALED BY ORD. 11-073, § 2, 2011] 

(5) [REPEALED BY ORD. 13-025, § 2, 2013] 

(6) CONSTRUCTION OR PLACEMENT OF ANY BUILDING 

WITHIN 75 FEET OF ANY WATERCOURSE OR WATER BODY; 

(B) A LANDOWNER OR AUTHORIZED AGENT MAY VOLUNTARILY 

REQUEST A LAND USE PERMIT FOR ANY STRUCTURE OR USE NOT 

REQUIRED TO OBTAIN A PERMIT UNDER THIS CHAPTER. 

(C) A PERMIT IS NOT REQUIRED UNDER THIS CHAPTER 

WHEN THE PROPOSED USE IS SUBJECT TO ANOTHER PERMIT WITHIN 

THIS TITLE. 

17.02.030 PROCEDURE. 

(A) A COMPLETE LAND USE PERMIT APPLICATION SHALL BE 

SUBMITTED TO THE PLANNING AND LAND USE DIRECTOR ON A 

FORM PROVIDED BY THE PLANNING AND LAND USE DEPARTMENT. 

(B) A COMPLETE LAND USE PERMIT APPLICATION WILL 

CONTAIN THE FOLLOWING ATTACHMENTS: 

(1) [REPEALED BY ORD. 22-104, § 3, 2022], 2011] 

(2) SITE PLAN; 

(a) SITE PLANS ARE NOT REQUIRED TO BE 

CERTIFIED BUT SHALL CLEARLY IDENTIFY THE FOLLOWING: 

(i) NORTH ARROW; 

(ii) BOUNDARIES OF PARCEL; 

(iii) SIZE, LOCATION, AND SETBACK 
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DIMENSIONS OF PROPOSED STRUCTURES; 

(iv) NAMES AND LOCATION OF ADJACENT 

ROADWAYS; 

(v) LOCATION OF RIGHTS-OF-WAY AND 

PUBLIC EASEMENTS WITHIN AND ADJACENT TO THE PARCEL; 

(vi) LOCATION AND NAME OF ADJACENT 

WATER BODIES; 

(vii) LOCATION OF SUBSURFACE SEWAGE 

DISPOSAL SYSTEMS; AND 

(vii) INTENDED USE OF PROPOSED 

STRUCTURES. 

(3) [REPEALED BY ORD. 11-073, § 3 (PART), 

2011] 

(4) [REPEALED BY ORD. 11-073, § 3 (PART), 

2011] 

(C) [REPEALED BY ORD. 11-073, § 3 (PART), 2011] 

(D) [REPEALED BY ORD. 11-073, § 3 (PART), 2011] 

(E) AN APPLICATION FEE AS ESTABLISHED BY THE 

ASSEMBLY, PAYABLE TO THE MATANUSKA-SUSITNA BOROUGH, 

SHALL BE SUBMITTED WITH THE APPLICATION. IF MORE THAN 

ONE LAND USE PERMIT FEE IS REQUIRED UNDER THIS CHAPTER, 

THE APPLICANT SHALL PAY ONLY ONE FEE, WHICHEVER IS THE 

HIGHEST. 

(F) A COPY OF THE APPLICATION SHALL BE RETAINED IN 
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THE PLANNING AND LAND USE DEPARTMENT FILES. 

17.02.040 ACTION ON APPLICATIONS. 

(A) THE PLANNING AND LAND USE DIRECTOR OR 

DESIGNATED STAFF SHALL DETERMINE WHETHER AN APPLICATION 

FOR A LAND USE PERMIT IS COMPLETE. FOR INCOMPLETE 

APPLICATIONS, A WRITTEN EXPLANATION OF APPLICATION 

DEFICIENCIES SHALL BE PROVIDED WITHIN SEVEN WORKING DAYS 

OF THE DATE THE APPLICATION IS RECEIVED IN THE PLANNING 

AND LAND USE DEPARTMENT. 

(B) [REPEALED BY ORD. 22-104, § 4, 2022], 2011] 

(C) IN REVIEWING A LAND USE PERMIT APPLICATION, THE 

PLANNING AND LAND USE DIRECTOR SHALL MAKE SPECIFIC 

FINDINGS EXPLAINING HOW THE PROPOSAL DOES OR DOES NOT 

CONFORM TO THE REQUIREMENTS OF THIS TITLE. THE PLANNING 

AND LAND USE DIRECTOR ALSO MAY PROVIDE OPTIONS AS TO HOW 

THE PROPOSAL MAY CONFORM TO THESE REQUIREMENTS. 

(D) THE PLANNING AND LAND USE DIRECTOR SHALL RENDER 

A DECISION WITHIN TEN WORKING DAYS FROM THE DATE THE 

APPLICATION IS DETERMINED COMPLETE. 

(1) PERMITS UNDER THIS CHAPTER SHALL BE 

REVIEWED AND APPROVED BASED ON COMPLIANCE WITH BOROUGH 

CODE, INCLUDING BUT NOT LIMITED TO THE FOLLOWING: 

(a) SETBACKS; 

(b) SPECIAL LAND USE DISTRICTS; 
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(c) FLOOD HAZARD AREAS; 

(d) DRIVEWAY PERMITS; 

(e) CONDITIONAL USES; AND 

(f) MULTIFAMILY DEVELOPMENT PERMITS. 

(E) IF A DECISION IS NOT RENDERED WITHIN THE 

ALLOTTED REVIEW TIME, THE APPLICANT SHALL BE ENTITLED TO 

A COMPLETE REFUND OF FEES. 

(F) [REPEALED BY ORD. 22-104, § 4, 2022], 2011] 

(G) [REPEALED BY ORD. 22-104, § 4, 2022], 2011] 

(H) [REPEALED BY ORD. 22-104, § 4, 2022], 2011] 

(I) APPEALS FROM A DECISION GRANTING OR DENYING A 

LAND USE PERMIT UNDER THIS CHAPTER SHALL BE FILED AND 

CONDUCTED IN ACCORDANCE WITH MSB 15.39.] 

Section 2. Adoption of chapter. MSB 17.07 is hereby adopted 

to read as follows: 

17.07 LAND USE REVIEW 

Chapter 

17.02.010 Intent and Applicability 

17.02.020 Land Use Review 

17.02.030 Procedure 

17.02.040 Action on Applications 

17.07.010 INTENT AND APPLICABILITY 

(A) It is the intent of this chapter to improve the 

level of compliance with existing borough code by 
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establishing a land use review process and directly 

providing regulatory information to people proposing 

development within the borough.  

(B) This chapter is applicable within all areas of 

the Matanuska-Susitna Borough outside of the cities of 

Houston, Palmer, and Wasilla and the Port District, as 

established by MSB 18.02. 

(C) Land within the boundaries of the Matanuska-

Susitna Borough is subject to land use and development 

regulations. It is the responsibility of individual 

landowners to obtain a determination whether such 

requirements apply to the development of their land.  

(D) There may be federal or state requirements 

governing land use that are not reviewed by this process 

and it is the responsibility of individual property 

owners to comply with any applicable federal or state 

requirements.  

(E) It is not the intent of this chapter to replace 

or supersede regulations of other chapters within this 

title. Additional information and permits, such as flood 

damage prevention, conditional uses, and regulation of 

alcoholic beverages may be required in accordance with 

borough code. 

(F) A land use review is not required where 
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commencement of construction or placement, as defined in 

MSB 17.125, occurred before the effective date of the 

ordinance codified in this chapter. 

17.07.020 LAND USE REVIEW 

(A) The landowner or authorized agent shall submit 

a land use review application to the Planning Department 

prior to the commencement of: 

(1) construction or placement of any building 

whose gross floor area is 480 square feet or larger; 

(2) construction or placement of any additions 

of 480 square feet or larger to existing buildings; or 

(3) construction or placement of any building 

within 75 feet of any watercourse or water body. 

(B) A landowner or authorized agent may voluntarily 

request a land use review for any structure or use not 

required to obtain a determination under this chapter. 

(C) A land use review is not required under this 

chapter when the proposed use is subject to a separate 

permit within this title and the landowner or authorized 

agent is following that separate permit process. 

17.07.030 PROCEDURE 

(A) A complete land use review application shall be 

submitted to the planning and land use department on a 

form provided by the planning and land use department. 
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(B) A complete land use review application will 

contain the following attachments: 

(1) site plan; 

(a) site plans are not required to be 

certified but shall clearly identify the following: 

(i) north arrow; 

(ii) boundaries of parcel; 

(iii) size, location, and setback 

dimensions of proposed structures; 

(iv) names and location of adjacent 

roadways; 

(v) location of rights-of-way and 

public easements within and adjacent to the parcel; 

(vi) location and name of adjacent 

water bodies; 

(vii) location of subsurface sewage 

disposal systems; and 

(viii) intended use of proposed 

structures. 

(2) An application fee as established by the 

assembly. If more than one land use review or permit fee 

is required under this chapter, the applicant shall pay 

only one fee, whichever is the highest. 

17.07.040 ACTION ON APPLICATIONS 

Planning Commission Packet 
October 20, 2025 

158 of 179



Page 10 of 12 Ordinance Serial No. 25-103 

 IM No. 25-195 

(A) The planning and land use director or 

designated staff shall determine whether an application 

for a land use review is complete. For incomplete 

applications, a written explanation of application 

deficiencies shall be provided within five working days 

of the date the application is received in the planning 

and land use department. Incomplete applications shall 

be reviewed, to the extent possible, for compliance with 

the applicable Borough code based solely on the 

information provided. Such a review does not imply 

completeness of the application or full compliance with 

borough code. The applicant shall remain responsible for 

submitting all required materials prior to a final 

determination.  

(B) In reviewing a complete land use review 

application, the planning and land use director or 

designated staff shall make specific findings explaining 

how the proposal does or does not conform to the 

requirements of this title. The planning and land use 

director may also provide options as to how the proposal 

may conform to these requirements. 

(C) The planning and land use director or 

designated staff shall render a determination within 

five working days from the date the application is 
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determined to be complete. 

(1) Applications under this chapter shall be 

reviewed for compliance with borough code, including but 

not limited to the following: 

(a) setbacks; 

(b) special land use districts; 

(c) flood hazard areas; 

(d) driveway permits; 

(e) conditional uses; and 

(f) multifamily development permits. 

(D) If a decision is not rendered within the 

allotted review time, the applicant shall be entitled to 

a complete refund of fees. 

(E) Appeals of a decision for a land use review 

under this chapter shall be filed and conducted in 

accordance with MSB 15.39. 

(F) This ordinance will expire on December 31, 

2027. 

Section 3. Effective date. This ordinance shall take effect 

January 1, 2026. 

ADOPTED by the Matanuska-Susitna Borough Assembly this - day 

of -, 2025. 
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                                    ___________________________ 

 EDNA DeVRIES, Borough Mayor 

 

ATTEST: 

 

 

 

_______________________________________ 

LONNIE R. McKECHNIE, CMC, Borough Clerk    

 

(SEAL) 
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Adopted: 

By: A. Strawn

Introduced: 

Public Hearing: 

Action: 

MATANUSKA-SUSITNA BOROUGH 

PLANNING COMMISSION RESOLUTION NO. 25-20 

A RESOLUTION OF THE MATANUSKA-SUSITNA BOROUGH PLANNING COMMISSION 

RECOMMENDING APPROVAL OF AN ORDINANCE REPEALING MSB 17.02 

MANDATORY LAND USE PERMIT IN ITS ENTIRETY AND ADOPTING MSB 17.07 

LAND USE REVIEW. 

WHEREAS, Assembly Ordinance 25-103 repeals MSB 17.02 

Mandatory Land Use Permit in its entirety and adopts MSB 17.07 

Land Use Review; and 

WHEREAS, the review process is intended to improve the level 

of compliance with existing Borough code by providing pertinent 

regulatory information to those proposing development; and 

WHEREAS, the review process is intended to prevent Borough 

residents from building illegally, particularly related to Borough 

setbacks. This reduces code enforcement fines, variance 

applications, and bank financing issues if the owner wants to sell 

their property; and 

WHEREAS, the proposed ordinance will provide a fast 

determination to the applicant on whether the proposed development 

is fully compliant with applicable MSB code; and 

WHEREAS, Assembly Ordinance 25-103 supports the goals and 

objectives of the Matanuska-Susitna Borough Comprehensive Plan. 
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Adopted:  

NOW, THEREFORE, BE IT RESOLVED, that the Matanuska-Susitna 

Borough Planning Commission hereby recommends approval of Assembly 

Ordinance 25-103. 

ADOPTED by the Matanuska-Susitna Borough Planning Commission 

on this __ day of __________, 2025. 

 

 

 

 

 RICHARD ALLEN, Chair 

ATTEST 

 

  

 

  

LACIE OLIVIERI, Planning Clerk  

(SEAL) 

 

 

 

 

 

 

 

 

 

 

 

 

 

YES:  

NO:  
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 QUASI-JUDICIAL PUBLIC HEARING

PC Resolution No. 25-21

A Resolution Of The Matanuska-Susitna Borough 
Planning Commission Recommending Approval Of An 
Ordinance Amending MSB 17.55 To Reduce The 
Minimum Building Setback Requirement From 
Pedestrian Easements.

(Page 165-177) 
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 Ordinance Serial No. 25-111 
  

MATANUSKA-SUSITNA BOROUGH INFORMATION MEMORANDUM IM No. 25-210 

 

SUBJECT: AN ORDINANCE OF THE MATANUSKA-SUSITNA BOROUGH ASSEMBLY 

AMENDING MSB 17.55 TO REDUCE THE MINIMUM BUILDING SETBACK 

REQUIREMENT FROM PEDESTRIAN EASEMENTS. 

 

AGENDA OF: September 16, 2025  

ASSEMBLY ACTION: 

 

 

 

 

 

 

AGENDA ACTION REQUESTED: Refer to Planning Commission for 90 days. 

 

Route To  Signatures 

 

Originator 

9 / 3 / 2 0 2 5

X A l e x  S t r a w n

S i g n e d  b y :  A l e x  

 

Department Director 

9 / 3 / 2 0 2 5

X A l e x  S t r a w n

S i g n e d  b y :  A l e x  

 

Finance Director 

R e c o v e r a b l e  S i g n a t u r e

X L i e s e l  Z a n t o  f o r  C H

S i g n e d  b y :  L i e s e l  W e i l a n d  

 

Borough Attorney 

9 / 3 / 2 0 2 5

X J o h n  A s c h e n b r e n n e r  f o r  N . S .  

S i g n e d  b y :  J o h n  A s c h e n b r e n n e r  

 

Borough Manager 

9 / 3 / 2 0 2 5

X M i c h a e l  B r o w n

S i g n e d  b y :  M i k e  B r o w n  

 

Borough Clerk 

9 / 5 / 2 0 2 5

X B r e n d a  J .  H e n r y  f o r

S i g n e d  b y :  B r e n d a  H e n r y  

 

ATTACHMENT(S): Ordinance Serial No. 25-111 (4pp) 

MSB 17.55 (5pp) 

Planning Commission Resolution No. 25-___ (  pp) 

    

SUMMARY STATEMENT:  This ordinance is at the request of 

Assemblymember Nowers.  

 

A 25-foot public right-of-way setback was originally adopted in 

1973 by assembly ordinance.     

 

This ordinance adds two new definitions and establishes a minimum 

building setback of ten feet from pedestrian easements. The code 

currently requires a 25-foot setback from public rights-of-way, 

including public easements, and a 10-foot setback from lot lines 

and railroad rights-of-way, but it does not explicitly address 

pedestrian easements. As a result, some property owners have 
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inadvertently built too close to these easements and fallen into 

violation of Borough code. The proposed change resolves these 

issues and provides a clear, consistent standard by requiring a 

10-foot setback from pedestrian easements. 

 

The 10-foot setback aligns with existing requirements for other 

boundaries, protects pedestrian walkways from encroachment, 

ensures safe and accessible connections, and promotes consistency 

throughout the code. Reducing the setback from 25 feet to 10 feet 

increases property usability by allowing more flexible site design 

and building placement, and may also encourage developers to 

dedicate additional pedestrian easements. 

 

The proposed ordinance is consistent with the MSB comprehensive 

plan. 

 

Matanuska-Susitna Borough Comprehensive Plan 

 

Goal E-3: Create an attractive environment for business 

investment. 

 

Policy E3-2: Institute appropriate land use guidelines and 

regulations that reduce land use conflicts and protect residents 

and businesses. 

 

Goal LU-1: Protect and enhance the public safety, health, and 

welfare of Borough residents. 

 

Policy LU1-1: Provide for consistent, compatible, effective, 

and efficient development within the Borough. 

 

RECOMMENDATION OF ADMINISTRATION: Refer to Planning Commission and 

then introduce and set for public hearing. 

Planning Commission Packet 
October 20, 2025 

166 of 179



CHAPTER 17.55: SETBACKS AND SCREENING EASEMENTS

Section

17.55.004    Definitions

17.55.005    General

17.55.010    Setbacks

17.55.015    Shorelands; definition [Repealed]

17.55.020    Setbacks for shorelands

17.55.040    Violations, enforcement, and penalties

17.55.004 DEFINITIONS.

(A)    For the purpose of this chapter, the following definitions shall apply unless the context

clearly indicates or requires a different meaning.

•    “Aircraft hangar” means a roofed structure which is used to completely or partially enclose

and store aircraft and aircraft accessories.

•    “Boathouse” means a roofed structure which is used to completely or partially enclose and

store boats and boating accessories.

•    “Building” means any structure intended for the shelter, housing, or enclosure of any

individual, animal, process, equipment, goods, or materials of any kind or nature.

•    “Building line” means the line of that part of the building nearest the property line.

•    “Dedication” means the reservation of land to a public use by the owner manifesting the

intention that it shall be accepted and used presently or in the future for such public

purpose. A dedication by the owner under the terms of this section is a conveyance of an

interest in property which shall be deemed to include the warranties of title listed in A.S.

34.15.030. The dedication of streets, alleys, sidewalks, or public open space shall convey a fee

interest in the area dedicated. The dedication of all other public rights-of-way shall be

deemed to create an easement in gross to perform the indicated function in the area

depicted.
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•    “Engineer” means a registered professional civil engineer authorized to practice

engineering in the state of Alaska.

•    “Incidental” means subordinate and minor in significance and bearing a reasonable

relationship to the primary use.

•    “Lot” means the least fractional part of subdivided lands having limited fixed boundaries

and having an assigned number, or other name through which it may be identified.

•    “Lot depth” means the average distance between front and rear lot lines.

•    “Lot frontage” means all property abutting the right-of-way of a dedicated street or road

easement, measured along the right-of-way between side lot lines of a lot.

•    “Lot width” means the average distance between side lot lines.

•    “Ordinary high water mark” means the mark made by the action of water under natural

conditions on the shore or bank of a body of water which action has been so common and

usual that it has created a difference between the character of the vegetation or soil on one

side of the mark and character of the vegetation and soil on the other side of the mark.

•    “Parcel” means an unsubdivided plot of land.

•    “Right-of-way” means a strip of land reserved, used, or to be used for a street, alley,

walkway, airport, or other public or private purpose.

•    “Structure” means anything that is constructed or created and located on or above the

ground, or attached to something fixed to the ground. For purposes of minimum setbacks

and building separation requirements, the following are not considered structures unless

specifically addressed by code: signs; fences; retaining walls; parking areas; roads, driveways,

or walkways; window awnings; a temporary building when used for 30 days or less; utility

boxes and other incidental structures related to utility services; utility poles and lines; guy

wires; clotheslines; flagpoles; planters; incidental yard furnishings; water wells; monitoring

wells; and/or tubes, patios, decks, or steps less than 18 inches above average grade.

•    “Subdivision” means the division of a tract or parcel of land into two or more lots, sites, or

other divisions, or the combining of two or more lots, tracts, or parcels into one lot, tract, or

parcel for the purpose, whether immediate or future, of sale or lease for more than ten

years, including any resubdivision and when appropriate to the context, the process of

subdividing or the land actually subdivided.

•    “Surveyor” means a professional land surveyor who is registered in the state of Alaska.
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•    “Utility box” means electric transformers, switch boxes, telephone pedestals and

telephone boxes, cable television boxes, traffic control boxes, and similar devices.

•    “Utility services” means the generation, transmission, or distribution of electricity, gas,

communications, and municipal water and sewer systems.

(Ord. 22-063, § 3, 2022; Ord. 21-019, § 2, 2021; Ord. 17-088(SUB), § 2, 2017; Ord. 13-164, §§ 2, 3, 2013; Ord.

93-042, § 2 (part), 1993; Ord. 89-072, § 2 (part), 1989; Ord. 88-221, § 2 (part), 1988)

17.55.005 GENERAL.

This chapter establishes minimum structural setbacks from lot lines, water courses and water

bodies, rights-of-way, and specific screening easements for certain lands within subdivisions

in the Matanuska-Susitna Borough except where otherwise specified in special land use

district regulations within this title.

(Ord. 03-053, § 2, 2003; Ord. 88-190, § 3 (part), 1988)

17.55.010 SETBACKS.

(A)    No structure or building line shall be placed within 25 feet from the right-of-way line of

any public right-of-way, except no furthermost protruding portion of any structure shall be

placed within ten feet from the right-of-way line of any public right-of-way when the pre-

existing lot:

(1)    measures 60 feet or less in frontage on a public right-of-way, and is not located on a

cul-de-sac bulb; or

(2)    comprises a nonconforming structure erected prior to July 3, 1973. This setback

shall be known as the structure or building line setback.

(B)    Except where specifically provided other-wise by ordinance, no furthermost protruding

portion of any structure or building line shall be located nearer than ten feet from any side or

rear lot line.

(C)    Except as otherwise specified by code, eaves may project a maximum of three feet into

required setback areas.

(D)    The setback requirements of this section do not apply to property within the cities of

Palmer and Wasilla.
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(E)    If a condemnation by a governmental agency reduces the building line setback of a

structure below 25 feet, but there remains at least ten feet setback, and the setback reduced

by the condemnation met the requirements of this section prior to the condemnation, the

resulting setback shall be the setback requirements for the lot.

(F)    For purposes of this chapter, commercial or industrial buildings on separate but

adjacent parcels, which otherwise meet the setback requirements, may have connecting

pedestrian walkways, enclosed or not. Pedestrian walkways:

(1)    shall not contribute to the building area or the number of stories or height of

connected buildings; and

(2)    must comply with the current adopted edition of the International Building Code,

except that the outside width of the walkway shall not exceed 30 feet in width, exclusive

of eaves.

(G)    No furthermost protruding portion of any structure or building line shall be located

nearer than ten feet from railroad rights-of-way, except that utilities and rail dependent

structures may extend up to railroad rights-of-way.

(Ord. 11-159, § 2, 2011; Ord. 11-019, § 2, 2011; Ord. 93-042, § 2 (part), 1993; Ord. 88-190, § 3 (part), 1988)

17.55.015 Shorelands; definition. [Repealed by Ord. 17-088(SUB), § 3,
2017]

17.55.020 SETBACKS FOR SHORELANDS.

(A)    Except as provided in subsection (B) of this section, no structure or footing shall be

located closer than 75 feet from the ordinary high water mark of a body of water. Except as

provided otherwise, eaves may project three feet into the required setback area.

(B)    Docks, piers, marinas, aircraft hangars, and boathouses may be located closer than 75

feet and over the water, provided they are not used for habitation and do not contain

sanitary or petroleum fuel storage facilities. Structures permitted over water under this

subsection shall conform to all applicable state and federal statutes and regulations.

(1)    Boathouses or aircraft hangars which are exempt from a minimum shoreline

setback for structures shall:

(a)    be built over, in, or immediately adjacent to a waterbody and used solely for

storing boats and boating accessories;
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(b)    be designed, constructed and oriented for primary access by boats or aircraft

directly to a waterbody;

(c)    not have more than incidental accessory access to a street or driveway; and

(d)    not be usable as a garage or habitable structure without significant alteration.

(C)    In the city of Wasilla, this section does not apply to structures where construction was

completed prior to November 16, 1982. Elsewhere in the borough, this section does not apply

to structures where construction was completed prior to January 1, 1987, if the present

owner or owners of the property had no personal knowledge of any violation of the

requirements of this section prior to substantial completion of the structures. The director of

the planning department shall, upon application by a property owner, determine whether a

property qualifies for an exception under this subsection.

(1)    An application for a shoreline setback exception shall include a filing fee as

established by resolution of the assembly.

(D)    In this section, a “structure” is any dwelling or habitable building or garage.

(E)    No part of a subsurface sewage disposal system shall be closer than 100 feet from the

ordinary high water mark of any body of water. The planning commission shall require this

distance be increased where necessary to protect waters within the borough.

(Ord. 17-088(SUB), § 4, 2017: IM 96-019, page 1, presented 3-19-96; Ord. 93-095, § 2, 1993; Ord. 93-042, § 2

(part), 1993; Ord. 90-052, § 3, 1990; Ord. 88-190, § 3 (part), 1988; initiative election of 5-5-87)

17.55.040 VIOLATIONS, ENFORCEMENT, AND PENALTIES.

(A)    Except as otherwise specified in this chapter violations of this chapter are infractions.

(B)    Remedies, enforcement actions, and penalties shall be consistent with the terms and

provisions of MSB 1.45.

(Ord. 95-088(SUB)(am), § 26 (part), 1995)
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Page 1 of 4 Ordinance Serial No. 25-111 

 IM No. 25-210 

CODE ORDINANCE           Sponsored by: Nowers 

 Introduced:           

                                Public Hearing:          

                                        Action:          

 

MATANUSKA-SUSITNA BOROUGH 

ORDINANCE SERIAL NO. 25-111 

 

AN ORDINANCE OF THE MATANUSKA-SUSITNA BOROUGH ASSEMBLY AMENDING 

MSB 17.55 TO REDUCE THE MINIMUM BUILDING SETBACK REQUIREMENT FROM 

PEDESTRIAN EASEMENTS.  

 

BE IT ENACTED: 

Section 1. Classification. This ordinance is of a general and 

permanent nature and shall become a part of the Borough Code. 

Section 2. Amendment of section. MSB 17.55.004 is hereby 

amended to read as follows: 

(A) For the purpose of this chapter, the following 

definitions shall apply unless the context clearly 

indicates or requires a different meaning. 

• “Pedestrian” means a person traveling on foot or 

by means of a wheelchair or other mobility device 

intended for individuals with disabilities. 

• “Pedestrian easement” means an area designated 

for public pedestrian travel that provides connectivity 

between streets, lots, or public areas.  

Section 3. Amendment of section. MSB 17.55.010 is hereby 

amended to read as follows: 

(A) No structure or building line shall be placed within 

25 feet from the right-of-way line of any public right-
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Page 2 of 4 Ordinance Serial No. 25-111 

 IM No. 25-210 

of-way, except no furthermost protruding portion of any 

structure shall be placed within ten feet from the right-

of-way line of any public right-of-way when the pre-

existing lot: 

(1) measures 60 feet or less in frontage on a public 

right-of-way, and is not located on a cul-de-sac bulb; 

or 

(2) comprises a nonconforming structure erected 

prior to July 3, 1973. This setback shall be known as 

the structure or building line setback. 

(B) Except where specifically provided other-wise by 

ordinance, no furthermost protruding portion of any 

structure or building line shall be located nearer than 

ten feet from any side or rear lot line. 

(C) Except as otherwise specified by code, eaves may 

project a maximum of three feet into required setback 

areas. 

(D) The setback requirements of this section do not apply 

to property within the cities of Palmer and Wasilla. 

(E) If a condemnation by a governmental agency reduces 

the building line setback of a structure below 25 feet, 

but there remains at least ten feet setback, and the 

setback reduced by the condemnation met the requirements 

of this section prior to the condemnation, the resulting 
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Page 3 of 4 Ordinance Serial No. 25-111 

 IM No. 25-210 

setback shall be the setback requirements for the lot. 

(F) For purposes of this chapter, commercial or 

industrial buildings on separate but adjacent parcels, 

which otherwise meet the setback requirements, may have 

connecting pedestrian walkways, enclosed or not. 

Pedestrian walkways: 

(1) shall not contribute to the building area or 

the number of stories or height of connected buildings; 

and 

(2) must comply with the current adopted edition of 

the International Building Code, except that the outside 

width of the walkway shall not exceed 30 feet in width, 

exclusive of eaves. 

(G) No furthermost protruding portion of any structure 

or building line shall be located nearer than ten feet 

from railroad rights-of-way, except that utilities and 

rail dependent structures may extend up to railroad 

rights-of-way. 

(H) No furthermost protruding portion of any 

structure or building line shall be located nearer than 

ten feet from a pedestrian easement. 

Section 4. Effective date. This ordinance shall take effect 

upon adoption. 

ADOPTED by the Matanuska-Susitna Borough Assembly this - day 
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Page 4 of 4 Ordinance Serial No. 25-111 

 IM No. 25-210 

of -, 2025. 

 

                                    ___________________________ 

 EDNA DeVRIES, Borough Mayor 

 

ATTEST: 

 

 

 

_______________________________________ 

LONNIE R. McKECHNIE, CMC, Borough Clerk    

 

(SEAL) 
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Planning Commission Resolution 25-21 Page 1 of 2 

Adopted:  

 By: A. Strawn 
 Introduced:  

 Public Hearing:  

 Action:  

 

MATANUSKA-SUSITNA BOROUGH 

PLANNING COMMISSION RESOLUTION NO. 25-21 

 

A RESOLUTION OF THE MATANUSKA-SUSITNA BOROUGH PLANNING COMMISSION 

RECOMMENDING APPROVAL OF AN ORDINANCE AMENDING MSB 17.55 TO REDUCE 

THE MINIMUM BUILDING SETBACK REQUIREMENT FROM 25 FEET TO 10 FEET 

FROM PEDESTRIAN EASEMENTS. 

WHEREAS, Assembly Ordinance 25-111 reduces the minimum 

building setback from 25 feet to 10 feet from pedestrian easements; 

and 

WHEREAS, the proposed ordinance adds two new definitions for 

“pedestrian” and “pedestrian easement”; and 

WHEREAS, existing code currently requires a 25-foot setback 

from public rights-of-way, including public easements, and a 10-

foot setback from lot lines and railroad rights-of-way, but it 

does not explicitly address pedestrian easements; and 

WHEREAS, some property owners have inadvertently built too 

close to pedestrian easements and fallen into violation of Borough 

code; and 

WHEREAS, the proposed change resolves violation where 

individuals built less than 25 feet, but greater than 10 feet from 

pedestrian easements; and 
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Planning Commission Resolution 25-21 Page 2 of 2 

Adopted:  

WHEREAS, the proposed change creates a clear and consistent 

standard by requiring a 10-foot setback from pedestrian easements; 

and 

WHEREAS, the proposed standards support the goals and 

objectives of the Matanuska-Susitna Borough Comprehensive Plan. 

NOW, THEREFORE, BE IT RESOLVED, that the Matanuska-Susitna 

Borough Planning Commission hereby recommends approval of Assembly 

Ordinance 25-111. 

ADOPTED by the Matanuska-Susitna Borough Planning Commission 

on this __ day of __________, 2025. 

 

 

 

 

 RICHARD ALLEN, Chair 

ATTEST 

 

  

 

  

LACIE OLIVIERI, Planning Clerk  

(SEAL) 

 

 

YES:  

NO:  
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COMMISSION BUSINESS

(Page 179)
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PC Tentative Future Agenda Items October 20, 2025 Meeting Page 1 of 2 

 

MATANUSKA-SUSITNA BOROUGH 
Planning and Land Use Department 
350 East Dahlia Avenue  Palmer, AK 99645 

Phone (907) 861-7822  
www.matsugov.us 

 
 

 
MEMORANDUM 
 
DATE:  October 6, 2025 
 
TO:  Planning Commission 
 
FROM: Alex Strawn, Planning and Land Use Director 
 
SUBJECT: Tentative Future PC Items 
 
Upcoming PC Actions 
Quasi-Judicial 

 Houdini’s Herbs – Marijuana Retail Facility; 8164B01L001A 
(Staff: Rick Benedict) 

 Ficklin Gravel Products LLC – Earth Materials Extraction; 16N04W03A009 
(Staff: Rick Benedict) 

 Butte Land Co. – Earth Materials Extraction; 17N02E35A024  
(Staff: Natasha Heindel) 

 Harman Northeast – Earth Materials Extraction; 18N01W15B015  
(Staff: Rick Benedict)    

 Stenger – Variance; 6194000L002-B (Staff: Rebecca Skjothaug)  
 Three Bears Alaska Inc. – Core Area Conditional Use Permit; 58211000L001 

(Staff: Rick Benedict) 
 Alaska Gravel Company – Earth Materials Extraction; 21N04W18C004 (Staff: 

Rebecca Skjothaug) 
 Paul and Elizabeth Knetch – Variance; 6070000L1051 (Staff: Rebecca Skjothaug) 

 
Legislative 

 Historic Preservation Plan (HPP) (Staff: Jason Ortiz) 
 MSB Borough-Wide Comprehensive Plan (Staff: Jason Ortiz/Alex Strawn) 
 Transit Development Plan (Staff: Jason Ortiz) 
 Amending MSB 17.59 Standardized Definitions for Lake Management Regulations 

(Staff: Alex Strawn) 
 Hazard Mitigation Plan (Staff: Taunnie Boothby and Rebecca Skjothaug) 
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