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MATANUSKA-SUSITNA BOROUGH
PLANNING COMMISSION AGENDA

Edna DeVries, Mayor 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

Tyler Young, Platting Officer

Lacie Olivieri, Planning Clerk

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

Ivan Fonov, District 6

Curt Scoggin, District 7 Assembly Chambers of the

Dorothy Swanda Jones Building
350 E. Dahlia Avenue, Palmer

May 4, 2026
REGULAR MEETING
6:00 p.m.

Ways to participate in the meeting:
IN-PERSON: You will have 3 minutes to present 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:

e 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.

e 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.”

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

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

OBSERVE: Observe the meeting via the live stream video at:
e Matanuska-Susitna Borough - YouTube
e Matanuska-Susitna Borough - Facebook

I.  CALL TO ORDER, ROLL CALL, AND DETERMINATION OF QUORUM
II. APPROVAL OF AGENDA
III. PLEDGE OF ALLEGIANCE

IV. CONSENT AGENDA


mailto:msb.planning.commission@matsugov.us
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A. MINUTES
Regular Meeting Minutes: April 20, 2026

B. INTRODUCTION FOR PUBLIC HEARING: QUASI-JUDICIAL MATTERS

Resolution 26-05 A Conditional Use Permit In Accordance With MSB 17.30
— Conditional Use Permit For Earth Materials Extraction
Activities To Extract Approximately 360,000 Cubic Yards
of Gravel Over 10 Years Located at 20254 West Susitna
Parkway (Tax ID# 16N04W03A009), Within Township 16
North, Range 4 West, Section 3, Seward Meridian.
Public Hearing Date: May 18, 2026
Staff: Rick Benedict

Resolution 26-07 A Variance in Accordance With MSB 17.65 — Variances To
Construct A Residential Structure Approximately 32 Feet
From Middle Caswell Lake Located At 49562 South Lure
Circle (Tax ID# 6070000L1051), Within Township 22
North, Range 4 West, Section 14, Seward Meridian.
Public Hearing Date: May 18, 2026
Staff: Rebecca Skjothaug
C. INTRODUCTION FOR PUBLIC HEARING: LEGISLATIVE MATTERS

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 have ex parte contact with the applicant, other interested
parties, or the public regarding the application or its issues.

X. PUBLIC HEARING: LEGISLATIVE MATTERS

XI. CORRESPONDENCE & INFORMATION

XII. UNFINISHED BUSINESS

XIII. NEW BUSINESS

XIV. COMMISSION BUSINESS
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A. Upcoming Planning Commission Agenda Items
XV. DIRECTOR AND COMMISSIONER COMMENTS

XVI. ADJOURNMENT (Mandatory Midnight)

Individuals with disabilities requiring reasonable accommodation to participate in 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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MINUTES

April 27,2026
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MATANUSKA-SUSITNA BOROUGH

Edna DeVries, Mayor 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

Tyler Young, Platting Officer

Lacie Olivieri, Planning Clerk

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

Ivan Fonov, District 6

Curt Scoggin, District 7

Assembly Chambers of the
Dorothy Swanda Jones Building
350 E. Dahlia Avenue, Palmer

PLANNING COMMISSION
MEETING MINUTES
April 20, 2026

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

The Matanuska-Susitna Borough Planning Commission’s regular meeting was held on April 20,
2026, 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 Collins
Commissioner McCabe
Commissioner Allen
Commissioner Fonov
Commissioner Carpenter
Commissioner Glenn
Commissioner Scoggin

Absent/Excused: None
Staff Present: — Mr. Alex Strawn, Planning Department Director
Mr. Wade Long, Development Services Manager
Ms. Lacie Olivieri, Planning Department Admin
Ms. Erin Ashmore, Assistant Borough Attorney
Mr. Alexander Lowe, Assistant Borough Attorney
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 Scoggin.
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IV. CONSENT AGENDA
A. MINUTES: Regular Meeting Minutes — April 6, 2026
B. INTRODUCTION FOR PUBLIC HEARING QUASI-JUDICIAL MATTERS

(There were no Quasi-Judicial Introductions)

C. INTRODUCTION FOR PUBLIC HEARING LEGISLATIVE MATTERS
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

Resolution 26-06 A Resolution Of The Matanuska-Susitna Borough Planning
Commission Recommending Approval Of An Ordinance
Classifying Three Parcels In The Big Lake Area As Reserved Use
Lands, Resource Management Lands, And General Purpose
Lands. (MSB008247)
Staff: Lisa Gray, Land Management Agent

Chair Allen read the resolution title into the record.

Staff, Ms. Lisa Gray, presented her 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 Glenn moved to approve Planning Commission Resolution 26-06.
The motion was seconded by Commissioner Carpenter.

VOTE: The main motion was passed without objection.
VIII. AUDIENCE PARTICIPATION (Three minutes per person.)

Mark Betzold — Clearview condominium HOA President spoke in opposition to a possible
upcoming marijuana retail facility.

There being no other persons to be heard, audience participation was closed without objection.
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PUBLIC HEARING QUASI-JUDICIAL MATTERS
(None)

PUBLIC HEARING LEGISLATIVE MATTERS
(None)

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

UNFINISHED BUSINESS
(There was no unfinished business.)

NEW BUSINESS
COMMISSION BUSINESS
A. Motion to Amend Something Previously Adopted

Resolution 26-04 A Resolution Of The Matanuska-Susitna Borough Planning
Commission Recommending Failure Of An Ordinance Repealing A
General Standard Of MSB 17.30 Conditional Use Permit (CUP) For
Earth Materials Extraction Activities.

Chair Allen read the resolution title into the record.

MOTION: Commissioner Collins moved to amend Planning Commission Resolution 26-04

that was previously adopted on March 16, 2026, as Lacie Olivieri read into the
record. The motion was seconded by Commissioner McCabe.

Discussion ensued.

VOTE: The main motion was passed with Commissioners McCabe, Collins, Fonov,

XV.

Carpenter, and Scoggin in favor and Commissioners Allen and Glenn opposed.

DIRECTOR AND COMMISSIONER COMMENTS

Commissioner Collins: I appreciate everyone being here and everyones participation and

everything. Public participation as well is always appreciated

Commissioner Fonov: No comment.

Commissioner Carpenter: No comment.

Commissioner McCabe: No comment.

Commissioner Glenn: No comment.

Commissioner Scoggin: No comment.
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Commissioner Allen: I was happy to enjoy the last day of Skeetawk being open yesterday. I want
to send a shout out and a thank you to the good people at Skeetawk they
have been a great asset to this borough and they’ve provided a wonderful
service to tons of kids and old people like me. Now that the mountain is
closed the snow can also stop and the sun can come out and I think we can
all say we are ready to move on to summer. Thanks for a great meeting have
a great night and we will see you next time.

XVI. ADJOURNMENT
The regular meeting adjourned at 6:38 p.m.

RICHARD ALLEN
Planning Commission Chair

ATTEST:

LACIE OLIVIERI
Planning Commission Clerk

Minutes approved.
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INTRODUCTION FOR PUBLIC
HEARING LEGISLATIVE

Resolution No. 26-05

A Conditional Use Permit In Accordance With MSB
17.30 - Conditional Use Permit For Earth Materials
Extraction Activities To Extract Approximately 360,000
Cubic Yards Of Gravel Over 10 Years Located At 20254
West Susitna Parkway (Tax ID#16N04WO03A009), Within
Township 16 North, Range 4 West, Section 3, Seward
Meridian.

Staff: Rick Benedict, Current Planner
Public Hearing Date: May 18, 2026
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MATANUSKA-SUSITNA BOROUGH

Planning and Land Use Department

Development Services Division
350 East Dahlia Avenue ® Palmer, AK 99645
Phone (907) 861-7822

Email: permitcenter@matsugov.us

APPLICATION FOR A CONDITIONAL USE PERMIT FOR
EARTH MATERIALS EXTRACTION - MSB 17.30

NOTE: Carefully read instructions and applicable borough code. Fill out forms completely.
Attach information as needed. Borough staff will not process incomplete applications.
Application fee must be attached, check one:
$1000 for Administrative Permit (Less than two years or less than 7,000cy annually)
X $1,500 for Conditional Use Permit (More than two years and more than 7,000cy annually)

Required Attachments:
X Site plan as detailed on Page 2
X Narrative with operational details and all information required on Page 2

X Reclamation Plan

Subject Property:

MSB Tax Account ID#(s):
Srrent Addres 20254 West Susitna Parkway, Big Lake, Alaska

16N04W03A009

Facility/Business Name: Ficklin Gravel Products LLC

Name of Property Owner Name of Agent / Contact for application
Bradley Ficklin St and Bryan Ficklin Ficklin Gravel Products LLC
Mailing; PO Box 520808 Mailing; PO Box 521281
Dig Laks; Alaska 29652 Big Lake, Alaska 99652
Phone: Cell 907-715-9109 Phone: Cell 907-715-9109
Wk Hm Wk Hm
E-mail: E-mail: Pficklin@ficklinlic.com

2 A2)

AL

Revised 6/15/2022 Permit #'ﬂmﬁ‘f’ Page 1 of 4

I
>
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Attach a narrative describing the proposed extraction activities. Attached
Describe the types of material being extracted. Appx A 2a
Provide total acreage of all parcels on which the activity will occur. Appx A lc
Provide total acreage of earth material extraction activity. Appx A 2b
Provide total cubic yards to be extracted. Appx A 2c
Provide the estimated final year extraction will occur. Appx A 2d
Provide seasonal start and end dates. Appx A 3a
Provide hours of operation. Appx 3b
Provide days of the week operations will take place. Appx 3¢
Provide proposed peak hour and traffic volume at the peak hour Appx A 3d
Provide estimated end date of extraction. Appx A 2e
Provide estimated end date of reclamation. Appx A 4a
Describe all other uses occurring on the site. Appx A Sa
Describe methods used to prevent problems on adjacent properties, such as
lateral support (steep slopes), water quality, drainage, flooding, dust control, and Appx A 6a~g
maintenance of roads.
Describe how the operation will monitor the seasonal high water table. Appx A 6e
Provide quantity estimates and topographical information such as cross section
drawings depicting depth of excavation, slopes, and estimated final grade.
Provide Reclamation Plan in accordance with MSB 17.28.063 and 17.28.067. Appx A 4b
Submit a detailed site plan, drawn o scale. Drawings under the seal of an Attached
engineer or surveyor are recommended but not required.
Identify location of permanent and semi-permanent structures on the site for Appx A 7a

verification of setback requirements. Include wells and septic systems.

& Site Plan Map

Depict buffer areas, driveways, dedicated public access easements, noise buffers
(such as fences, berms or retained vegetated areas), and drainage control such as
ditches, settling ponds, etc.

Appx A 7b
& Site Plan Map

Identify the entire area intended for gravel/material extraction activity. Site Plan Map
Identify the property boundary containing the operation. Site Plan Map
Identify ADEC Drinking Water Protection Areas wherever proposed project area | Appx A 7¢ &
boundaries fall within drinking water protection area buffer zones. Appx C
Identify areas used for past and future phases of the activity. Site Plan Map
Provide road and access plan that includes anticipated vehicle routes and traffic

e . "t Appx A7b &
volumes. If the level of activity exceeds the minimum levels specified in MSB | site Plan Map

17.61.090, Traffic Standards, a traffic control plan consistent with state
regulations may be required.

Provide detailed description of the proposed visual screening.

MppX A TH&T&
Rite Plan Map

Provide measures to mitigate or lessen noise impacts on surrounding properties.

Appx A7g

Provide proposed lighting plan.

Appx A 7Th

Page 2 of 4
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Submit documentation showing compliance with borough, Applied for | Attached
state, and federal laws. (list file #) | (list file #)
or N/A
Submit mining permit as required by the Alaska State Department
of Natural Resources (ADNR) if extraction activities are to take Z{’;ﬁ;x o

place on state land.

Provide reclamation plan as required by ADNR, pursuant to AS
27.19, Appx A 8b
Provide copy of reclamation financial assurance filed with the
State of Alaska (If exempt, provide qualifying documents for

exemption).

Provide Notice of Intent (NOI) for construction general permit or

multi-sector general permit and storm water pollution prevention N/A
plan, and other associated permits or plans required by the Appx A 8c

Environmental Protection Agency (EPA) pursuant to the National
Pollutant Discharge Elimination System (NPDES) requirements.
Provide United States Army Corps of Engineers permit pursuant

to Section 404 of the Clean Water Act, 33 U.S.C. 1344, if material ]:g:x A 8d
extraction activity is to take place within wetlands, lakes, and

streams,

Provide any other applicable permits, such as driveway/access Appx A 8e

permits; list as appropriate.

Prior to the public hearing, the applicant must also pay the mailing and advertising fees associated
with the application. Staff will provide applicant with a statement of advertising and mailing
charges. Payment must be made prior to the application presentation at the public hearing.

OWNER'S STATEMENT: 1am owner or authorized agent of the following property:

MSB Tax Account ID #(s) TRO4WUIADDS and, 1 hereby
apply for approval of conditional use permit for earth material extraction activities on the property as
described in this application.

[ understand all activity must be conducted in compliance with all applicable standards of MSB 17.28, MSB
17.30, and with all other applicable borough, state, and federal laws, including but not limited to, air quality,
water quality, and use and storage of hazardous materials, waste and explosives, per MSB 17.30.055.

[ understand that other rules such as local, state, and federal regulations, covenants, plat notes, and deed
restrictions may be applicable and other permits or authorizations may be required. T understand that the
borough may also impose conditions and safeguards designed to protect the public’s health, safety, and
welfare, and ensure the compatibility of the use with other adjacent uses.

Page 3 of 4
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I understand that it is my responsibility to identify and comply with all applicable rules and conditions,
covenants, plat notes, and deed restrictions, including changes that may occur in such requirements.

I understand that this permit may transfer to subsequent owners of this land and that it is my responsibility
to disclose the requirements of this status to operators on this property, and to the buyer when 1 sell the
land. Additionally, I agree to comply with MSB 17.30.120, Transfer of Conditional Use Permit, in the
event this permit is transferred to a subsequent property owner.

I grant permission for borough staff members to enter onto the property as needed to process this application
and monitor compliance. Such access will at a minimum, be allowed when the activity is occurring and,

with prior notice, and at other times necessary to monitor compliance.

The information submitted in this application is accurate and complete to the best of my knowledge.

/ / " ;
% (£ L //,f Ze{/é /,_____._._-—\ Bradley Ficklin Sr L/”./ ‘j

Signature: Pfoperty Owner Printed Name Date
/ g Bryan Ficklin (// 7 } /3
S@f’tm Printed Name Date

Page 4 of 4
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Property Location: l LD M OL} W03 A’an Applicant: F ¢ CK[ AN G\'m{/@ L
USE PERMITS {100.000.000.341.300} Fee
8.35 Public Display of Fireworks $25.00
8.40.010 Liquor License - Alcohol & Marijuana Control Office (AMCO) Referrals for Matanuska $100.00
Susitna Borough Review of Issuance, renewal or transfer (location, owner) ’
8.41.010 Marijuana License - Alcohol & Marijuana Control Office (AMCO) Referrals for Matanuska $100.00
~ | Susitna Borough Review of Issuance, renewal or transfer (location, owner)
| 8.52 Temporary Noise Permit $1000.00
" | 8.55 Special Events Permit $500.00
500 — 1000 Attendees $1,000.00
1000+ Attendees
_ 8,66 Special Events Permit Site Matanuska Susitna Borough #500.00
| 17.02 Mandatory Land Use Perm $25.00
Commercial Payment Date Friday, April 7, 2023 $150.00
. Depesit Number 49222
7 | 17.04 Nancy Lake Special Land | Operator buck1936 $1,500.00
~ | 17.06 Electrical Generating & Del ./ 554 (Total) $0.00 $500.00
. MCR (Planning/Platting) $1,500 00
1 | 17.08 Hay Flats Special Land Us: NG Fas $1000.00
Tax Map # 2MISC
= | 17.17 Denali State Park Conditior = 2P # 2MISC $1500.00
| 17.18 Chickaloon Special Land U $1500.00
17.19 Glacier View Special Land Total Paid $1 500,00 $1500.00
| 17.23 Port MacKenzie Developm ~ ©ashi $1,500 00 $1000.00
Change $0.00
7 | 17.25 Talkeetna Conditional Use $1500.00
2 | 17.25 Talkeetna Conditional Use _ - $1500.00
Receipt Number msbh91865476
0 | 17.27 Sutton Special Land Use L 4/7/2023 23214 PM $1500.00
17.29 Flood Damage Prevention f_a'd By FICKLIN GRAVEL $100.00
Cashier Id. buck1936
T | 17.29 Flood Damage Prevention $500.00
[ 17.30.040 Earth Materials Extrac $1000.00
\/ 17.30.050 Earth Materials Extrac KHSO0.00
17.36 Residential Planned Unit [ Py -
Application — Concept F $500.00
Additional Lots or tracts $100.00
17.48 Mobile Home Park Permit $500.00
17.52 Residential Land Use Dist $1,000.00
17.52 Conditional Use Permit A $1,500.00
17.55 Shoreline Setback Except $300.00
~ | 17.60 Conditional Use Permit Ag $1500.00
7 | 17.81 Commercial/Industrial Cor $1500.00
~ | 17.62 Coal Bed Methane $1500.00
Revised: 10/01/21 1 of 2




Planning Commission Packet

~ | 17.63 Conditional Use Permit for Racetracks May gh 58280
- | 17.65 Variance '$1500.00
17.67 Tall Structures - Network Improvement Permit $100.00
Nonconforming Use $200.00
- Administrative Permit $500.00
Conditional Use Permit $1500.00
1| 17.70 Regulation of Alcoholic Beverage Use Permit Application $1500.00
17.73 Multi-Family Land Use Permit — add $25.00 for each additional unit beyond 5 units. $500.00
~ | 17.75 Single-Family Residential Land Use District $500.00
~ | 17.76 Large Lot Single-Family Residential Land Use District $1000.00
| 17.80 Nonconforming Structures (Amnesty)
Pre-Existing Legal Nonconforming (Grandfather) $300.00
O | 17.90 Regulation of Adult Businesses — Conditional Use Permit $1500.00
RIGHT-OF-WAY FEES:
7 | Driveway $50.00
0O | Driveway Deposit {100.226.100} $150.00
Construction $200.00
= | Utility (Application Fee = $100 ~ Distance Fee $0.25/per lineal foot)
7 | Encroachment $150.00
| Construction Bond {100.227.000} J

PLATTING PRE-APPLICATION CONFERENCE:

= | Pre-Application Fee $50.00
FEES:

[ | Flood Plain Development Survey CD $10.00

= | CD/DVD/DVD-R $7.50

= | Construction Manual/Title 43 $5.00
Plat Map/Tax Map Copies/Mylar $5.00

= | Color Maps $12.00

Xerox Copies (B/W = $0.25 ~ Color $1.00/page 11X17 Color $1.75/page)

_ | Advertising Fees

= | Cultural Resources Books or Maps

O | Citation Payment (If sent to collections — use total due from Courtview)

Thumb Drive 2GB = $5, 4GB = $8, 8GB = $10; 16GB = $15; 32GB = $20

$ \mqg Amount Paid Date: L.HD"I!Z‘f) Receipt#eﬂﬁbsg [(p By: g

Revised: 10/01/21 20f2
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Real Property Detail for Account: 216N04W03A009

216N04W03A009
78207 None
S16N04W03

TOWNSHIP 16N RANGE 4W SECTION 3 LOT
A9

Site Information

20254 W Susitna Pky

Ownership
FICKLIN PROPERTIES LLC
PO BOX 521281 WASILLA AK 99652
Appraisal Information Assessment
2026 $76,200.00 $645,000.00 $721,200.00 2026 $76,200.00
2025 $66,200.00 $469,900.00 $536,100.00 2025 $66,200.00
2024 $66,200.00 $0.00 $66,200.00 2024 $66,200.00
Building Information
0
Standard
None
2024
Poured Concrete
Septic - 1 - Septic Tank
Building ltem Details
Tax/Billing Information Recorded Documents
2026 No 0032 o o 4/8/2025 QUITCLAIM DEED (ALL TYPE)
2025 Yes 0034 11.843 $6349.03 6/2/2020 WARRANTY DEED (ALL TYPES)
2024 Yes 0034 11.928 $789.64 11/26/2018 TRANSFER ON DEATH

Tax Account Status 2

PLEASE CALL $3,218.79 $0.00 $0.00
Land and Miscellaneous

22.08 22.08 Assembly District 005 30-555 136 WEST LAKES FSA

" Total Assessed is net of exemptions and deferments.rest, penalties, and other charges posted after Last
Update Date are not reflected in balances.

2 If account is in foreclosure, payment must be in certified funds.

2 If you reside within the city limits of Palmer or Houston, your exemption amount may be different.

16 of 145
$645,000.00 $721,200.00
$469,900.00 $536,100.00

$0.00 $66,200.00

Warehousing & Storage
Commercial

Frame

None

Well 1 - Drilled Well

Palmer 2025-005768-0
Palmer 2020-011867-0

Palmer 2018-024931-0

$0.00 $0.00No

021 Big Lake RSA

Last Updated: 3/25/2026 9:00:01 AM
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From: Bryan Ficklin
To: Rick Benedict; Rick Antonio
Subject: Ficklin Gravel Products
Date: Thursday, May 22, 2025 12:44:44 PM

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

We are going to have Rick Antonio handle all of the remaining extensions and additional
permitting for Ficklin Gravel Products located at 20254 W Susitna Parkway. Feel free to reach
out to us if you need anything.

Thank you,
Bryan Ficklin

Contact Information
Phone: 907-376-9109
Fax: 907-376-9108

Mailing Address:
P.O. Box 521281
Big Lake, AK 99652


mailto:bficklin@ficklinllc.com
mailto:Rick.Benedict@matsugov.us
mailto:streamlinealaska@gmail.com

From:

To:

Cc:

Subject:
Date:
Attachments:

Planning Commission Packet
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Rick Antonio
Rick Benedict
Bryan Ficklin

Re: Ficklin Gravel Permit 20254 W. Susitna Parkway
Sunday, February 22, 2026 8:40:47 PM

Ficklin Gravel Appendix A 2-22-26.pdf

DNR Reclamation Plan Attachment.pdf

Revision Notes 2-22-26.docx

Ficklin Gravel Memo 8-23-2023.pdf

reclamation infographic.png

Infoaraphic 1 overall.png

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

Rick,

Thank you for the comments. Please find the attached revised narrative, reclamation plan, and
additional attachments, including infographics, for your review.

I have also included my notes for the revisions to Appendix A for your convenience. Please let
us know if any further information is needed to move forward.

Regards,

Rick Antonio
907-841-5815

On Wed, Feb 11, 2026 at 3:30 PM Rick Benedict <rick.benedict@matsugov.us> wrote:

Rick,

I’ve had the opportunity to review the updated materials provided on January 21% and February

9th

. Based on that review, attached is a request for additional information.

Let me know if you have any questions.

Respectfully,

Rick Benedict — Current Planner

Development Services Division

Matanuska-Susitna Borough

(907)861-8527 direct


mailto:streamlinealaska@gmail.com
mailto:Rick.Benedict@matsugov.us
mailto:bficklin@ficklinllc.com
mailto:rick.benedict@matsugov.us

Ficklin Gravel Products, LLC
West Susitna Parkway Development

Appendix A

Ficklin Gravel
West Susitna Parkway Development
MSB Conditional Use Permit
Earth Material Extraction

Ficklin Gravel Products, LLC
Rick Antonio, Contact Agent
907-841-5815
Streamlinealaska@gmail.com

MSB Conditional Use Permit Appendix A (Rev. 2/22/2026)
Page 1 of 7





Ficklin Gravel Products, LLC
West Susitna Parkway Development

1. Parcel information

a.

Tax ID Number is 16N04W03A009

b. The physical address is 20254 W Susitna Parkway, Big Lake, Alaska

C.

Legal description is as follows:

1. All of US Government Lot 1, Section 3, Township 16 North, Range 04 West,
Seward Meridian, Palmer Recording District, Third Judicial District, State of
Alaska, Excepting therefrom the following described property:

1. Point of beginning U.S. Cadastral Survey, BLM, 1960 Monument,
Section Two (2) and Three (3), TI6N, R4W; hence 200’ South; hence at
right angle 225° West; hence at right angle 200’ North; hence at right
angle 225’ East to point of beginning; and,

The West nine hundred-ninety feet (990°) of the north six hundred-sixty
feet (660”), US Government Lot 1, Section 3, Township 16N, Range 4
West, Seward Meridian, Palmer Recording District, Third Judicial
District, State of Alaska.

d. Total gross parcel acreage is 22.08 acres.
2. Background-

a.

Development of the subject property began in 2021 with exploratory excavation and
grading. In 2023 the landowners (Bryan Fickin and Brad Ficklin Sr.) applied for an
‘Administrative’ gravel extraction permit and operated under said permit for the
maximum of 2 years with a six-month extension ending in Dec. of 2025 (3 seasons).
During the operational period a commercial shop was built in the northeast corner of the
developed area. Estimated extraction quantities were 35,000 cy in 2023, 15,000 cy in
2024 and 24,000 cy in 2025. Extraction activity primarily occurred in the northern
“panhandle” area to the east of lot A8 (20300 W. Susitna).

Upon applying for extension to the administrative permit the MSB noted that the newly
erected shop structure was not in compliance with section-line-easement (SLE) setbacks
and thus conditions of the permit. It appeared the building was a few feet from the SLE
boundary. Through additional research and as-built survey performed through a
professional land surveyor, the setback encroachment was confirmed to be approximately
3’ on the northeast corner of the building or 22’ setback versus the 25’ required. With no
options for variance or quick options for vacation of the SLE, the owner volunteered to
modify the building in order to comply with conditions and keep the operation going and
employees working through the season. Modifications will be reflected in an updated as-
built once completed. Correction of the confirmed 3-foot Section Line Easement (SLE)
setback violation is currently underway. Physical modifications to the commercial shop
are scheduled for completion in April 2026, once weather permits construction. An
updated as-built survey will be commissioned immediately following completion to
verify the required 25-foot setback is met.

Additional staff recommendations related to compliance included slope stabilization and
ensuring development was limited to the permitted parcel. Encroachments onto 20300
W. Susitna Pkwy were authorized and requested by the joint owner to provide material
for their personal projects and provide fill on the common property line. Slopes have
been shaped and stabilized as required in 7. Reclamation (below).
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3. Existing and Future Land Use

a.

The current use of the property is a shop with administrative offices, yard for
construction related storage, and gravel operations to the south. The existing commercial
shop is a 6000-sf structure consisting of 2 levels and is wood frame construction.

Owner has initiated a State of Alaska Fire Marshal Building permit (2/17/2026).

Future plans for the property after extracting the earth materials are unknown at this time,
but the property will be primed for potential residential or commercial development. The
goal for the property is the development of a single or multi-family residential
subdivision featuring 40,000-square-foot lots. As shown on Grading Plan G1, the
extraction is a land-leveling operation designed to reach a final base grade of
approximately 214' elevation. This elevation provides a stable subgrade for future
residential road networks and ensures the 4-foot vertical separation from the water table
required for on-site septic systems

The section-line-easement is currently not being utilized but appears that an approach
was constructed for future development if needed.

A semi-mobile “scale-house” is located near the eastern boundary approximately 10°x12’
in size and 60’ offset from the SLE. The supporting scale runs parallel to the eastern
boundary and is approx. 120’ in length by 12 wide. Offset 47’ from SLE. (see “scale-
house” aerial imagery attachment)

4. Surrounding Land Use

a.

The surrounding land use is a mix of residential and undeveloped public land. A radius of
. mile is depicted on the attached “land use viewer” map. While not an official land
regulation, the 2009 Big Comprehensive Plan provides for consideration that gravel
extraction provides for economic development and supports private property rights
generally. The subject property is surrounded by parcels on the Northwest side of the
northern boundary that are 5-acre parcels and are owned by the subject property owner’s
family. The parcel is bordered by a subdivision on the southwest boundary that has
approximately 5-acre lots. The southern boundary of the subject parcel is a Matanuska-
Susitna Borough owned parcel that is 360-acres and undeveloped, with a 230-acre
Matanuska-Susitna Borough owned parcel to the southeast that is also undeveloped. Most
of the Eastern boundary of the subject parcel is a privately owned, 22.94-acre,
undeveloped parcel. The Northeastern boundary has an acre parcel that abuts Susitna
Parkway and is at a higher elevation than the majority of the subject parcel. This acre
parcel has a dilapidated structure that encroaches on the subject property. The very
northern flag of the subject property is bordered by West Susitna Parkway. Across West
Susitna Parkway, there is a 5-acre commercial, an assumed marijuana cultivation facility
and another privately owned 5-acre, undeveloped parcel. It does not appear that any
major changes have occurred on the adjacent properties in the past few years.

5. Extraction

a.

b.

The type of materials being extracted will be topsoil, gravel, and screened gravel.

The acreage of earth material extraction activity will be approximately 17 acres under the
conditional use permit.

It is estimated that the remaining 17 acres contain approximately 280,000-360,000 cubic

yards of mineable material. The highest point of the property at West Susitna Parkway is

approximately 264’ in elevation. The lowest point in the south/west corner is
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approximately 178’ in elevation. The anticipated final lowest cut grade will be
approximately 214’ elevation as to leave a base for road construction and future
development. All cut slopes will be a 2 horizontal to 1 vertical as necessary for
stabilization. Final grades will remain at least 4’ higher than the water table as observed
seasonally. The closest well logs available indicate the ground water is about 50’ below
the proposed grades. Monitoring pits/tubes will be located at the lowest elevation to
monitor seasonal ground water changes and potential changes due to modification to the
pre-development drainage patterns and volumes.
The estimated end date of extraction would be 6-10 years from initiation or 2032-2036.
e. Phases are depicted in the attached map. Generally, development would progress east to
west with each phase occurring over 2-3 years with overlapping progress.

6. Operations

a. The seasonal start and end date every year will follow spring break-up and Borough and
State guidelines for roadway weight restrictions. These dates will be approximately April
1 until November 1. Mobilization will begin before weight restrictions as soon as the
ground thaws. Winter operations will be determined by frozen ground and typically
match road construction (November). Winter operations may include supplying traction
sand and septic rock as needed in the community.

b. Anticipated operations will take place between 7:00am to 7:00pm. Business hours will be
adjusted within stated times depending on demand.

c. Operations will take place in some capacity seven days a week.

d. Proposed peak hour will depend on the project served but should be about 2pm.
Maximum traffic volume expected at peak hour serving a project within a few miles will
be 14 total trucks entering and exiting (28 trips). Typical peak hour volumes during
normal operations would be approx. 24 trips per hour. Signage will be placed in advance
of the driveway during operations similar to “trucks entering roadway”. Operations
during the previous Administration Permit period confirmed these estimates. Normal
operations often consisted of one truck serving local projects throughout the day.

7. Reclamation

a. Reclamation will be ongoing as property is leveled and slopes are contoured. Due to future
development plans, a traditional deep “pit” is not desired. Stockpiled overburden and topsoil
will be utilized to reclaim slopes throughout development. Land will be reclaimed as required
by MSB 17.28.067 and AS 27.19. Previous disturbance during the 2023-2025 Administrative
Permit duration has been stabilized using dozer “track-walking” and hydroseeded. Permanent
stabilization will require a full growing season and maintenance as required. Reclamation
“phases” are not shown as slopes will be stabilized after extraction is completed. Reclamation
is typically not performed where subsequent phases will overlap.

b. Only slopes and waste material sites are planned to be reclaimed during development. Waste
material sites would be material that is not marketable material, such as overburden.
Reclamation will include shaping slopes to the natural angle of repose (50% slope) and the
removal of any junk and debris. All reclamation requirements set forth in MSB 17.28.067
will be followed, including re-vegetation of all disturbed areas, cover of 4 inches of topsoil
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and 60% live growth establishment. Any areas of infrastructure including roads and pads will
follow MSB 17.28.067(1) exemption of re-vegetation. All gravel pathways and pads (pit
floor) will be topped with clean gravel and shaped as to be non-erodible. Reclamation
standard shall comply with AS 27.19.020. Applicant has filed a DNR reclamation plan
Reclamation equipment list: excavator, dozer, skid-steer, dump-truck, hydro-seed rig.
Reclamation techniques will follow best practice guidance and primarily consist of topsoil
redistribution, track-walking, and revegetation of slopes which protect water quality by
reducing sediment transportation. Per DNR reclamation permit application, an estimated
30,000-50,000 cubic yards will be mined over 6-10 acres yearly with 2 acres being reclaimed
annually during the development duration. A current Letter of Intent for ‘exemption’ is
pending with the State DNR, since the project does not exceed the permit thresholds of 5
acres of un-reclaimed land or 50,000 cubic yards of annual extraction. If required in the
future, a reclamation permit will be obtained with required bonding.

c. Reclamation will be performed concurrently with extraction at a rate of 2 acres annually.
The project consists of four distinct phases moving from east to west over a 10-year term (2026—
2036) Final cut slopes will be graded to a maximum 50 percent slope (2:1) and covered with 4
inches of topsoil to achieve 60 percent live plant cover by the end of the fourth growing season
following the completion of each phase. Given assumed phasing: Phase 1 (East) would be
reclaimed by 2030, Phase (2 East Center) 2032, Phase 3 West Center 2034 and Phase 4 (West)
2036 or within 4 years at the completion of project. (see DNR reclamation packet)

8. Methods to prevent problems on adjacent properties:

a. Water quality and drainage are not expected to be issues as the subject property has a low
spot in the southwest corner. Water will be drained to the low spot and water will remain
on the property. Additionally, “Best Management Practices” will be implemented to
reduce the transportation of sediment including track-walking (also known as imprinting
or soil roughening is a temporary erosion control technique that involves using heavy
equipment to create horizontal grooves in bare soil that run parallel to the slope’s
contours), grading, mulching, and utilizing a stabilized access route to limit track-out.
Drainage considerations will be made throughout development to ensure all future lots
and infrastructure are protected. Porous gravel is anticipated to be encountered in
excavation. “Best Management Practices” are industry standards from the ADEC User’s
Manual Best Management Practices for Gravel/Rock Aggregate Extraction Projects.

b. Dust control will be achieved by use of best management practices and use of a water
truck as needed. Track-out will be minimized using stable gravel routes and sweeping
will occur as needed.

c. Maintenance of MSB or AKDOT roads, is not anticipated. Access will be from West
Susitna Parkway. The driveway approach apron is paved and connects to the paved road
and any repairs or sweeping of the approach will be completed during operations. The
owner operator has a good track record of maintaining MSB roads and will keep the high
standards of road maintenance

d. Seasonal high-water table level is not anticipated to be encountered on the property.
During each phase of operations, test holes will be installed in order to verify the absence
of groundwater. If groundwater is found, the cut will be adjusted to leave developable
area with adequate septic depth, which is generally four feet separation from leach field
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depth to water table per standard practices. The closest well logs available indicate the
ground water is about 50” below the proposed grades. Additional confirmation of ground
water levels will be achieved by test pits and/or monitoring tubes installed at the lowest
elevations. These areas will also serve as stormwater detention/infiltration areas to keep
any surface runoff on site. To ensure compliance with the 4-foot vertical separation
requirement, at least two groundwater monitoring systems (pits or tubes) will be installed.
One system will be located in the low area to the southeast and another to the west as
necessary to track seasonal data These systems will be installed by May 2026.

The remaining existing vegetation is a mix of native birch, spruce, and alders and is
anticipated to provide additional visual and sound barrier when left as a buffer along the
property boundary. Vegetation has previously been cleared from the Section Line
Easement (SLE) to the east but has re-grown with alders and small trees since. The
operation will utilize existing natural topography and engineered cut slopes of at least 10
feet in height to provide visual and noise screening for adjacent residential uses to the
north and west. All screening features will be located entirely within the subject parcel
boundaries. No man-made walls or fences are proposed as screening.

9. Site Plan Narrative

a.

There are no immediate plans for construction the property beyond existing structure.
The 2025 as-built shows the proximity to the SLE and referenced the 25 setback.
Modifications to the building will place the exterior walls just outside the setback and
ensure compliance with MSB code and permit conditions.

A general buffer layout is depicted on the site map with topography (slopes) primarily
buffering activity from neighboring property.

i. The grading map (G1) shows cut slopes along all boundaries and additional
buffer to the west where slopes will be shorter. The combination of retained
vegetation, topography and proximity to adjacent development should adequately
protect the neighbors from adverse effect.

ii. Access will be within a constructed approach from West Susitna Parkway and
internal paths will be developed as needed. (see CUP Phases and Notes Map)
iii. Drainage structures and settling ponds are not anticipated and the need will be
evaluated throughout construction.
Wetland and water-body identification:
Wetlands are not located within the subject property. Other wetlands within the %2 mile
radius of the proposed development appear to be as follows: One small depression
approximately 750’ to the south, a few small depressions to the north, and a small kettle
towards Big Lake. Topography and distance separate all surrounding waterbodies to the
point where impact is impossible. The nearest lake is Big Lake, 1/3 of a mile to the north
and separated by Susitna Parkway and topography. The subject property drains away
from Susitna Parkway. Further, the absence of waterbodies exempts the site from DEC
regulations related to stormwater for industrial activities and construction.
There will be no dedicated permanent structures beyond the shop supporting operations
during the permit term. The use of dredges is not anticipated. If a small-scale crusher and
screening plant or mobile screen plant is used it will be centrally located within the area.
The use of a mobile batch plant is not anticipated but would also be centrally located in
accordance with applicable regulations. Approximate scale house and processing
locations have been displayed on the map.
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e. Areas of visual screening are depicted on the site plan and visible as cut slopes on the
section drawings. There is no intention of creating an additional berms to the north, west,
and south as topography and existing vegetation create a natural barrier. If the adjacent
land has a change in use that is not compatible, accommodation will be made to adjust
screening measures.

f.  Noise mitigation will be achieved by the same means as the visual screening. Nuisance
mitigation will be on the northern boundary of the parcel along West Susitna Parkway.
(As depicted on Site Map and Sections G1,G2) Mufflers will be on all equipment and
noise-producing equipment will have limited hours of operation. Hours of operation will
support the adherence to the limits set by code.

g. Lighting is not anticipated. If lighting becomes necessary, downward directional shielded
lights will be utilized. All lighting will also be aimed into the project site and arranged
behind cut slopes as not to create a nuisance to the residential area.

h. It is explicitly confirmed that no asphalt or concrete batch plant is proposed for this
operation

i. Reserved (additional Requirements)

10. Additional Documentation
a. Mining Permit as required by the Alaska State Department of Natural Resources
1. Gravel extraction is not taking place on state land. State Statute does not consider
sand and gravel as “mining”. No mining permit is required.
b. Reclamation Plan application is pending as required by ADNR, pursuant to AS 27.19
Letter of Intent (LOI) is pending with Alaska DNR as 0f 2/22/2026.
c. Notice of Intent for DEC construction general permit (CGP) or Multi-Sector General
Permit (MSGP)
i. These activities do not meet the threshold for coverage under the APDES. (This
has been certified by a current Alaska Certified Erosion & Sediment Control
Lead (AK-CESCL) and Professional Engineer. See Attached WOTUS memo
d. United States Army Corps of Engineers (USACE) permit
1. Permit not applicable as there is no development in wetlands, lakes, or streams
within the subject property.
e. Other applicable permits
i. High-volume driveway permit approved by MSB

Attachments:

Updated Site Plan (Phases and Notes)
Grading Map and Section Drawings (G1-3)
Land Use Map w/ Wetlands

WOTUS Memo (AKCGP exemption)
DNR Reclamation Plan

Scale house details

Building Modification Photos
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This updated Reclamation Plan for the Ficklin Gravel West Susitna Parkway Development is
rewritten to comply with the Alaska Department of Natural Resources (DNR) standards under
AS 27.19 (Reclamation Act) and 11 AAC 97.200. (See DNR LOI &(e))

Ficklin Gravel DNR Reclamation Plan
1. Project Overview & Legal Description

e Miner Information: Ficklin Gravel Products, LLC (Contact: Rick Antonio).

o Legal Description: US Government Lot 1, Section 3, Township 16 North, Range 04
West, Seward Meridian.

o Total Disturbed Area: 17 acres.

e Annual Volume: 30,000-50,000 cubic yards.

2. Performance Standards (11 AAC 97.200)

o Stabilization: Areas disturbed by mining will be left in a stable condition to prevent
waterborne soil erosion from exceeding pre-mining levels within one year of completion.

o Topsoil Management: All topsoil, vegetation, and overburden muck not promptly
redistributed will be individually separated, stockpiled, and protected from erosion
and toxic contamination.

e Slope Grading: Final cut slopes will be graded to a maximum 50 percent slope (2:1)
and reshaped to blend with the surrounding natural topography.

3. Reclamation Schedule & Phasing

e Concurrent Reclamation: Reclamation will be performed concurrently with
extraction throughout the 10-year term.

o Phased Progress: The site will be reclaimed at a rate of 2 acres annually, moving from
east to west overlapping

o Phase 12026-2030, Phase 2 2028-2032, Phase 3 2030-2034, Phase 4 2032-2036

o Completion Deadline: Reclamation of each phase will be completed within four
growing seasons of that phase being finished, exceeding the state’s five-year natural
revegetation guideline.

4. Alternate Post-Mining Land Use (AS 27.19.030(b))

e Vision: The site will be reclaimed to a condition consistent with a single or multi-family
residential subdivision.

o Final Grade: The property will be leveled to a base grade of approximately 214’
elevation as shown on Grading Plan G1.

o Infrastructure Preparation: The leveled floor will provide a stable subgrade for
Residential or Residential Sub-collector roads and ensure a 4-foot vertical separation
from the water table for future septic systems.

o Exemptions: Areas designated for future buildings, paved roads, and septic fields are
exempt from re-vegetation standards per MSB 17.28.067(1).





5. Reclamation Measures & Equipment

e Measures: Techniques include topsoil redistribution, track-walking for erosion control,
and seeding with certified weed-free native species to achieve 60% live plant cover.

e Cleanup: All junk vehicles, equipment, fuel tanks, and general debris will be removed or
properly disposed of at closure.

e Equipment: The operation will utilize a wheel loader (Cat 930+), excavator with
hydraulic thumb (Cat 318+), dozers, and a hydro-seed rig.





Figure 1 2022 Conditions

Figure 2 2025 Conditions






Figure 4 Phase 1 East Boundary Nov 25
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Updated Appendix A Narrative Revisions



Section 2c: Background (SLE Setback Correction) "Correction of the confirmed 3-foot Section Line Easement (SLE) setback violation at the northeast corner of the commercial shop is currently underway. Physical modifications to the structure are scheduled for completion in April 2026, once weather permits construction. Upon completion, an updated as-built survey will be performed by a professional land surveyor to verify full compliance with the 25-foot setback requirement."

Section 3: Existing and Future Land Use

• 3a (Existing): "The existing commercial shop is a 6000 square foot structure consisting of 2 levels and is wood frame construction."

• 3b (Future Vision): "The ultimate goal for the property is the development of a single or multi-family residential subdivision featuring 40,000-square-foot lots. As shown on Grading Plan G1, the extraction is a land-leveling operation designed to reach a final base grade of approximately 214' elevation. This elevation provides a stable subgrade for future residential road networks and ensures the 4-foot vertical separation from the water table required for on-site septic systems."

Section 7: Reclamation Plan "Reclamation will be performed concurrently with extraction at a rate of 2 acres annually. The project consists of four distinct phases moving from east to west over a 10-year term (2026–2036) Final cut slopes will be graded to a maximum 50 percent slope (2:1) and covered with 4 inches of topsoil to achieve 60 percent live plant cover by the end of the fourth growing season following the completion of each phase.

Given assumes phasing Phase 1 (East) would be reclaimed by 2030, Phase (2 East Center) 2032, Phase 3 West Center 2034 and Phase 4 (West) 2036 or within 4 years at the completion of project.  

Section 8d: Groundwater Monitoring "To ensure compliance with the 4-foot vertical separation requirement, at least two groundwater monitoring systems (pits or tubes) will be installed [381, User]. One system will be located in the low area to the southeast and another to the west as necessary to track seasonal data These systems will be installed by May 2026."

Section 8e & 9e: Visual and Noise Mitigation "The operation will utilize existing natural topography and engineered cut slopes of at least 10 feet in height to provide visual and noise screening for adjacent residential uses to the north and west. All screening features will be located entirely within the subject parcel boundaries. No man-made walls or fences are proposed as screening . Note: Reference to 'West Stacy Street' has been removed

Section 9d: Scale House and Batch Plant "The existing scale house is a 10x12 semi-mobile structure located 60 feet from the SLE. It is explicitly confirmed that no asphalt or concrete batch plant is proposed for this operation."

Section 10: Regulatory Compliance The applicant believes that official determination from the ADEC regarding the necessity of a Notice of Intent (NOI) for a Construction General Permit is not necessary.

 A Fire Marshal plan approval for the shop is pending and will demonstrate full compliance with fire codes (AS 18.70 and 13 AAC 50) post-SLE setback correction."



-------------------------------------------------------------------------------- 

 


To: Ficklin Gravel Date: 8-23-2023
Bryan Ficklin <bficklin@ficklinlic.com>

Subject: Multi Sector General Permit Evaluation
20254 W. Susitna Parkway (Ficklin Gravel)

MEMORANDUM
Mr. Ficklin,
You have requested that [ review the applicability of the Alaska DEC Multi-Sector

General Permit for your proposed gravel pit located at 20254 W. Susitna Parkway,
Big Lake Alaska, shown below.

Su Borough | mb \

ALL POINTS NORTH LLC
P.O. BOX 4207 PALMER, AK 99645
MAX@ALLPOINTSHORTH.US | WW\C.ALLPOINTSNORTH.US





<

LAND SURVEYING &
CIVIL ENGINEERING P: 907-746-4185 | F: 907-746-4186

Information regarding the Multi Sector General Permit (MSGP) is located
at:https://dec.alaska.gov/water/wastewater/stormwater/multisector/

Pertaining to your site, the permit information specifically states:

“Determine whether the facility or site discharges to a municipal separate
storm sewer system (MS4) or to waters of the United States. If it does not, no
permit is required.”

The facility does not discharge to a MS4. Furthermore, per my review of the subject
parcel, due to the absence of Waters of the U.S. (WOTUS) on the property and the
proximity and topography separating the parcel to WOTUS in the area, the proposed
activity is not subject to the ADEC Multi-Sector General Permit (MSGP) regulations.
MSGP regulations are applicable to industrial activities that have the potential to
discharge to WOTUS.

Note that the regulations consider “potential discharges to the Waters of the U.S.”
very broadly. Thus drainage by including indirect means, such as ditchlines
connecting other properties, eventually connecting to Big Lake for example, would
require your site to permit. Also dust from construction activities, flying and
landing into WOTUS, is also considered a discharge to WOTUS. To ensure
compliance during development the following is suggested:

e Ensure pit grading does continues to not leave the site. Do not grade ditchlines offsite
e |tis assumed that the material onsite is clean gravel, not prone to dust creation, typical
of the area. However, monitor dust creation if pockets of silty material are found.

Water any dusty areas and keep site and trucks clean.

Thank you,

Max Schillinger P.E.
Civil Engineer #12956
AK-CESCL #CC-22-7802

ALL POINTS NORTH LLC
PO, BOX 4207 PALMER, AK 99645
MAX@ALLFOINTSNORTH.US | WY WALLPOINTSNORTH.US
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From: Rick Antonio <streamlinealaska@gmail.com>

Sent: Monday, February 9, 2026 7:35 AM

To: Rick Benedict <rick.benedict@matsugov.us>

Cc: Bryan Ficklin <bficklin@ficklinllc.com>

Subject: Re: Ficklin Gravel Permit 20254 W. Susitna Parkway

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

Hi Rick,

Thank you for the update. Please find the site plan with phases and notes, the grading map,
and the section drawings attached for your review.

We look forward to moving forward with the process.

Best regards,

Rick Antonio

907-841-5815

On Thu, Feb 5, 2026 at 11:35 AM Rick Benedict <rick.benedict@matsugov.us> wrote:

Rick,

I was out yesterday and unable to respond. I began reviewing the updated submittals on
Tuesday.

Off the bat, the January 21st narrative mentioned a site plan with phases and notes, a grading
map, and section drawings. However, these items were not included as attachments in your
email.
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Respectfully,

Rick Benedict — Current Planner
Development Services Division
Matanuska-Susitna Borough

(907)861-8527 direct

From: Rick Antonio <streamlinealaska@gmail.com>
Sent: Wednesday, February 4, 2026 11:06 AM
To: Rick Benedict <rick.benedict@matsugov.us>

Cc: Bryan Ficklin <bficklin@ficklinllc.com>
Subject: Re: Ficklin Gravel Permit 20254 W. Susitna Parkway

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

Rick,

I hope all is well.

I know you are probably busy but was wondering if if you had gotten to look at the permit
application.

Even if it's not a complete review if you see anything we should be working on please let
us know.

Thanks,

Rick Antonio 907-841-5815

On Wed, Jan 21, 2026, 10:27 AM Rick Benedict <rick.benedict@matsugov.us> wrote:

Good morning Rick,
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Received the updated materials. I’ll conduct a review as soon as possible. Afterwards, a
meeting sounds like a good plan to clear up any outliers that may arise.

Respectfully,

Rick Benedict — Current Planner
Development Services Division
Matanuska-Susitna Borough

(907)861-8527 direct

From: Rick Antonio <streamlinealaska@gmail.com>
Sent: Wednesday, January 21, 2026 7:46 AM

To: Rick Benedict <rick.benedict@matsugov.us>
Subject: Ficklin Gravel Permit 20254 W. Susitna Parkway

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

Dear Mr Benedict,

Please find the attached submittal package regarding the conditional use permit for
gravel extraction at 20294 W. Susitna Parkway.

The included documents contain the necessary information required for the application
process. Please let me know if any additional details or clarifications are needed to
move forward with the review.

I hope that the revised narrative and drawings satisfy all the requirements from your
Nov. 12 2024 RFAL


mailto:streamlinealaska@gmail.com
mailto:rick.benedict@matsugov.us
https://nam11.safelinks.protection.outlook.com/?url=https%3A%2F%2Fwww.google.com%2Fmaps%2Fsearch%2F20254%2BW.%2BSusitna%2BParkway%3Fentry%3Dgmail%26source%3Dg&data=05%7C02%7Crick.benedict%40matsugov.us%7C90c603a2c93544afd44c08de729dd252%7C870c68b8580c4b1ba27ea44623e37916%7C0%7C0%7C639074220468521633%7CUnknown%7CTWFpbGZsb3d8eyJFbXB0eU1hcGkiOnRydWUsIlYiOiIwLjAuMDAwMCIsIlAiOiJXaW4zMiIsIkFOIjoiTWFpbCIsIldUIjoyfQ%3D%3D%7C0%7C%7C%7C&sdata=VzJZbaMWYlM%2FbWINn5flgYgfj6U9d7buHqumZoQDOg8%3D&reserved=0
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Upon initial review, if you think a meeting would be beneficial, please reach out. 22 0f 145

Thank you for your assistance.

Best regards,

Rick Antonio

907-841-5815
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Appendix A

Ficklin Gravel
West Susitna Parkway Development
MSB Conditional Use Permit
Earth Material Extraction

Ficklin Gravel Products, LLC
Rick Antonio, Contact Agent
907-841-5815
Streamlinealaska@gmail.com

MSB Conditional Use Permit Appendix A (Rev. 2/22/2026)
Page 1 of 7
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1. Parcel information

a.

Tax ID Number is 16N04W03A009

b. The physical address is 20254 W Susitna Parkway, Big Lake, Alaska

C.

Legal description is as follows:

1. All of US Government Lot 1, Section 3, Township 16 North, Range 04 West,
Seward Meridian, Palmer Recording District, Third Judicial District, State of
Alaska, Excepting therefrom the following described property:

1. Point of beginning U.S. Cadastral Survey, BLM, 1960 Monument,
Section Two (2) and Three (3), TI6N, R4W; hence 200’ South; hence at
right angle 225° West; hence at right angle 200’ North; hence at right
angle 225’ East to point of beginning; and,

The West nine hundred-ninety feet (990°) of the north six hundred-sixty
feet (660”), US Government Lot 1, Section 3, Township 16N, Range 4
West, Seward Meridian, Palmer Recording District, Third Judicial
District, State of Alaska.

d. Total gross parcel acreage is 22.08 acres.
2. Background-

a.

Development of the subject property began in 2021 with exploratory excavation and
grading. In 2023 the landowners (Bryan Fickin and Brad Ficklin Sr.) applied for an
‘Administrative’ gravel extraction permit and operated under said permit for the
maximum of 2 years with a six-month extension ending in Dec. of 2025 (3 seasons).
During the operational period a commercial shop was built in the northeast corner of the
developed area. Estimated extraction quantities were 35,000 cy in 2023, 15,000 cy in
2024 and 24,000 cy in 2025. Extraction activity primarily occurred in the northern
“panhandle” area to the east of lot A8 (20300 W. Susitna).

Upon applying for extension to the administrative permit the MSB noted that the newly
erected shop structure was not in compliance with section-line-easement (SLE) setbacks
and thus conditions of the permit. It appeared the building was a few feet from the SLE
boundary. Through additional research and as-built survey performed through a
professional land surveyor, the setback encroachment was confirmed to be approximately
3’ on the northeast corner of the building or 22’ setback versus the 25° required. With no
options for variance or quick options for vacation of the SLE, the owner volunteered to
modify the building in order to comply with conditions and keep the operation going and
employees working through the season. Modifications will be reflected in an updated as-
built once completed. Correction of the confirmed 3-foot Section Line Easement (SLE)
setback violation is currently underway. Physical modifications to the commercial shop
are scheduled for completion in April 2026, once weather permits construction. An
updated as-built survey will be commissioned immediately following completion to
verify the required 25-foot setback is met.

Additional staff recommendations related to compliance included slope stabilization and
ensuring development was limited to the permitted parcel. Encroachments onto 20300
W. Susitna Pkwy were authorized and requested by the joint owner to provide material
for their personal projects and provide fill on the common property line. Slopes have
been shaped and stabilized as required in 7. Reclamation (below).

MSB Conditional Use Permit Appendix A (Rev. 2/22/2026)
Page 2 of 7
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3. Existing and Future Land Use

a.

The current use of the property is a shop with administrative offices, yard for
construction related storage, and gravel operations to the south. The existing commercial
shop is a 6000-sf structure consisting of 2 levels and is wood frame construction.

Owner has initiated a State of Alaska Fire Marshal Building permit (2/17/2026).

Future plans for the property after extracting the earth materials are unknown at this time,
but the property will be primed for potential residential or commercial development. The
goal for the property is the development of a single or multi-family residential
subdivision featuring 40,000-square-foot lots. As shown on Grading Plan G1, the
extraction is a land-leveling operation designed to reach a final base grade of
approximately 214' elevation. This elevation provides a stable subgrade for future
residential road networks and ensures the 4-foot vertical separation from the water table
required for on-site septic systems

The section-line-easement is currently not being utilized but appears that an approach
was constructed for future development if needed.

A semi-mobile “scale-house” is located near the eastern boundary approximately 10°x12’
in size and 60’ offset from the SLE. The supporting scale runs parallel to the eastern
boundary and is approx. 120’ in length by 12 wide. Offset 47’ from SLE. (see “scale-
house” aerial imagery attachment)

4. Surrounding Land Use

a.

The surrounding land use is a mix of residential and undeveloped public land. A radius of
. mile is depicted on the attached “land use viewer” map. While not an official land
regulation, the 2009 Big Comprehensive Plan provides for consideration that gravel
extraction provides for economic development and supports private property rights
generally. The subject property is surrounded by parcels on the Northwest side of the
northern boundary that are 5-acre parcels and are owned by the subject property owner’s
family. The parcel is bordered by a subdivision on the southwest boundary that has
approximately 5-acre lots. The southern boundary of the subject parcel is a Matanuska-
Susitna Borough owned parcel that is 360-acres and undeveloped, with a 230-acre
Matanuska-Susitna Borough owned parcel to the southeast that is also undeveloped. Most
of the Eastern boundary of the subject parcel is a privately owned, 22.94-acre,
undeveloped parcel. The Northeastern boundary has an acre parcel that abuts Susitna
Parkway and is at a higher elevation than the majority of the subject parcel. This acre
parcel has a dilapidated structure that encroaches on the subject property. The very
northern flag of the subject property is bordered by West Susitna Parkway. Across West
Susitna Parkway, there is a 5-acre commercial, an assumed marijuana cultivation facility
and another privately owned 5-acre, undeveloped parcel. It does not appear that any
major changes have occurred on the adjacent properties in the past few years.

5. Extraction

a.

b.

The type of materials being extracted will be topsoil, gravel, and screened gravel.

The acreage of earth material extraction activity will be approximately 17 acres under the
conditional use permit.

It is estimated that the remaining 17 acres contain approximately 280,000-360,000 cubic

yards of mineable material. The highest point of the property at West Susitna Parkway is

approximately 264’ in elevation. The lowest point in the south/west corner is

MSB Conditional Use Permit Appendix A (Rev. 2/22/2026)
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approximately 178’ in elevation. The anticipated final lowest cut grade will be
approximately 214’ elevation as to leave a base for road construction and future
development. All cut slopes will be a 2 horizontal to 1 vertical as necessary for
stabilization. Final grades will remain at least 4’ higher than the water table as observed
seasonally. The closest well logs available indicate the ground water is about 50’ below
the proposed grades. Monitoring pits/tubes will be located at the lowest elevation to
monitor seasonal ground water changes and potential changes due to modification to the
pre-development drainage patterns and volumes.
The estimated end date of extraction would be 6-10 years from initiation or 2032-2036.
e. Phases are depicted in the attached map. Generally, development would progress east to
west with each phase occurring over 2-3 years with overlapping progress.

6. Operations

a. The seasonal start and end date every year will follow spring break-up and Borough and
State guidelines for roadway weight restrictions. These dates will be approximately April
1 until November 1. Mobilization will begin before weight restrictions as soon as the
ground thaws. Winter operations will be determined by frozen ground and typically
match road construction (November). Winter operations may include supplying traction
sand and septic rock as needed in the community.

b. Anticipated operations will take place between 7:00am to 7:00pm. Business hours will be
adjusted within stated times depending on demand.

c. Operations will take place in some capacity seven days a week.

d. Proposed peak hour will depend on the project served but should be about 2pm.
Maximum traffic volume expected at peak hour serving a project within a few miles will
be 14 total trucks entering and exiting (28 trips). Typical peak hour volumes during
normal operations would be approx. 24 trips per hour. Signage will be placed in advance
of the driveway during operations similar to “trucks entering roadway”. Operations
during the previous Administration Permit period confirmed these estimates. Normal
operations often consisted of one truck serving local projects throughout the day.

7. Reclamation

a. Reclamation will be ongoing as property is leveled and slopes are contoured. Due to future
development plans, a traditional deep “pit” is not desired. Stockpiled overburden and topsoil
will be utilized to reclaim slopes throughout development. Land will be reclaimed as required
by MSB 17.28.067 and AS 27.19. Previous disturbance during the 2023-2025 Administrative
Permit duration has been stabilized using dozer “track-walking” and hydroseeded. Permanent
stabilization will require a full growing season and maintenance as required. Reclamation
“phases” are not shown as slopes will be stabilized after extraction is completed. Reclamation
is typically not performed where subsequent phases will overlap.

b. Only slopes and waste material sites are planned to be reclaimed during development. Waste
material sites would be material that is not marketable material, such as overburden.
Reclamation will include shaping slopes to the natural angle of repose (50% slope) and the
removal of any junk and debris. All reclamation requirements set forth in MSB 17.28.067
will be followed, including re-vegetation of all disturbed areas, cover of 4 inches of topsoil

MSB Conditional Use Permit Appendix A (Rev. 2/22/2026)
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and 60% live growth establishment. Any areas of infrastructure including roads and pads will
follow MSB 17.28.067(1) exemption of re-vegetation. All gravel pathways and pads (pit
floor) will be topped with clean gravel and shaped as to be non-erodible. Reclamation
standard shall comply with AS 27.19.020. Applicant has filed a DNR reclamation plan
Reclamation equipment list: excavator, dozer, skid-steer, dump-truck, hydro-seed rig.
Reclamation techniques will follow best practice guidance and primarily consist of topsoil
redistribution, track-walking, and revegetation of slopes which protect water quality by
reducing sediment transportation. Per DNR reclamation permit application, an estimated
30,000-50,000 cubic yards will be mined over 6-10 acres yearly with 2 acres being reclaimed
annually during the development duration. A current Letter of Intent for ‘exemption’ is
pending with the State DNR, since the project does not exceed the permit thresholds of 5
acres of un-reclaimed land or 50,000 cubic yards of annual extraction. If required in the
future, a reclamation permit will be obtained with required bonding.

c. Reclamation will be performed concurrently with extraction at a rate of 2 acres annually.
The project consists of four distinct phases moving from east to west over a 10-year term (2026—
2036) Final cut slopes will be graded to a maximum 50 percent slope (2:1) and covered with 4
inches of topsoil to achieve 60 percent live plant cover by the end of the fourth growing season
following the completion of each phase. Given assumed phasing: Phase 1 (East) would be
reclaimed by 2030, Phase (2 East Center) 2032, Phase 3 West Center 2034 and Phase 4 (West)
2036 or within 4 years at the completion of project. (see DNR reclamation packet)

8. Methods to prevent problems on adjacent properties:

a. Water quality and drainage are not expected to be issues as the subject property has a low
spot in the southwest corner. Water will be drained to the low spot and water will remain
on the property. Additionally, “Best Management Practices” will be implemented to
reduce the transportation of sediment including track-walking (also known as imprinting
or soil roughening is a temporary erosion control technique that involves using heavy
equipment to create horizontal grooves in bare soil that run parallel to the slope’s
contours), grading, mulching, and utilizing a stabilized access route to limit track-out.
Drainage considerations will be made throughout development to ensure all future lots
and infrastructure are protected. Porous gravel is anticipated to be encountered in
excavation. “Best Management Practices” are industry standards from the ADEC User’s
Manual Best Management Practices for Gravel/Rock Aggregate Extraction Projects.

b. Dust control will be achieved by use of best management practices and use of a water
truck as needed. Track-out will be minimized using stable gravel routes and sweeping
will occur as needed.

c. Maintenance of MSB or AKDOT roads, is not anticipated. Access will be from West
Susitna Parkway. The driveway approach apron is paved and connects to the paved road
and any repairs or sweeping of the approach will be completed during operations. The
owner operator has a good track record of maintaining MSB roads and will keep the high
standards of road maintenance

d. Seasonal high-water table level is not anticipated to be encountered on the property.
During each phase of operations, test holes will be installed in order to verify the absence
of groundwater. If groundwater is found, the cut will be adjusted to leave developable
area with adequate septic depth, which is generally four feet separation from leach field

MSB Conditional Use Permit Appendix A (Rev. 2/22/2026)
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depth to water table per standard practices. The closest well logs available indicate the
ground water is about 50” below the proposed grades. Additional confirmation of ground
water levels will be achieved by test pits and/or monitoring tubes installed at the lowest
elevations. These areas will also serve as stormwater detention/infiltration areas to keep
any surface runoff on site. To ensure compliance with the 4-foot vertical separation
requirement, at least two groundwater monitoring systems (pits or tubes) will be installed.
One system will be located in the low area to the southeast and another to the west as
necessary to track seasonal data These systems will be installed by May 2026.

The remaining existing vegetation is a mix of native birch, spruce, and alders and is
anticipated to provide additional visual and sound barrier when left as a buffer along the
property boundary. Vegetation has previously been cleared from the Section Line
Easement (SLE) to the east but has re-grown with alders and small trees since. The
operation will utilize existing natural topography and engineered cut slopes of at least 10
feet in height to provide visual and noise screening for adjacent residential uses to the
north and west. All screening features will be located entirely within the subject parcel
boundaries. No man-made walls or fences are proposed as screening.

9. Site Plan Narrative

a.

There are no immediate plans for construction the property beyond existing structure.
The 2025 as-built shows the proximity to the SLE and referenced the 25 setback.
Modifications to the building will place the exterior walls just outside the setback and
ensure compliance with MSB code and permit conditions.

A general buffer layout is depicted on the site map with topography (slopes) primarily
buffering activity from neighboring property.

i. The grading map (G1) shows cut slopes along all boundaries and additional
buffer to the west where slopes will be shorter. The combination of retained
vegetation, topography and proximity to adjacent development should adequately
protect the neighbors from adverse effect.

ii. Access will be within a constructed approach from West Susitna Parkway and
internal paths will be developed as needed. (see CUP Phases and Notes Map)
iii. Drainage structures and settling ponds are not anticipated and the need will be
evaluated throughout construction.
Wetland and water-body identification:
Wetlands are not located within the subject property. Other wetlands within the %2 mile
radius of the proposed development appear to be as follows: One small depression
approximately 750’ to the south, a few small depressions to the north, and a small kettle
towards Big Lake. Topography and distance separate all surrounding waterbodies to the
point where impact is impossible. The nearest lake is Big Lake, 1/3 of a mile to the north
and separated by Susitna Parkway and topography. The subject property drains away
from Susitna Parkway. Further, the absence of waterbodies exempts the site from DEC
regulations related to stormwater for industrial activities and construction.
There will be no dedicated permanent structures beyond the shop supporting operations
during the permit term. The use of dredges is not anticipated. If a small-scale crusher and
screening plant or mobile screen plant is used it will be centrally located within the area.
The use of a mobile batch plant is not anticipated but would also be centrally located in
accordance with applicable regulations. Approximate scale house and processing
locations have been displayed on the map.

MSB Conditional Use Permit Appendix A (Rev. 2/22/2026)
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e. Areas of visual screening are depicted on the site plan and visible as cut slopes on the
section drawings. There is no intention of creating an additional berms to the north, west,
and south as topography and existing vegetation create a natural barrier. If the adjacent
land has a change in use that is not compatible, accommodation will be made to adjust
screening measures.

f.  Noise mitigation will be achieved by the same means as the visual screening. Nuisance
mitigation will be on the northern boundary of the parcel along West Susitna Parkway.
(As depicted on Site Map and Sections G1,G2) Mufflers will be on all equipment and
noise-producing equipment will have limited hours of operation. Hours of operation will
support the adherence to the limits set by code.

g. Lighting is not anticipated. If lighting becomes necessary, downward directional shielded
lights will be utilized. All lighting will also be aimed into the project site and arranged
behind cut slopes as not to create a nuisance to the residential area.

h. It is explicitly confirmed that no asphalt or concrete batch plant is proposed for this
operation

i. Reserved (additional Requirements)

10. Additional Documentation
a. Mining Permit as required by the Alaska State Department of Natural Resources
1. Gravel extraction is not taking place on state land. State Statute does not consider
sand and gravel as “mining”. No mining permit is required.
b. Reclamation Plan application is pending as required by ADNR, pursuant to AS 27.19
Letter of Intent (LOI) is pending with Alaska DNR as 0f 2/22/2026.
c. Notice of Intent for DEC construction general permit (CGP) or Multi-Sector General
Permit (MSGP)
i. These activities do not meet the threshold for coverage under the APDES. (This
has been certified by a current Alaska Certified Erosion & Sediment Control
Lead (AK-CESCL) and Professional Engineer. See Attached WOTUS memo
d. United States Army Corps of Engineers (USACE) permit
1. Permit not applicable as there is no development in wetlands, lakes, or streams
within the subject property.
e. Other applicable permits
i. High-volume driveway permit approved by MSB

Attachments:

Updated Site Plan (Phases and Notes)
Grading Map and Section Drawings (G1-3)
Land Use Map w/ Wetlands

WOTUS Memo (AKCGP exemption)
DNR Reclamation Plan

Scale house details

Building Modification Photos
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Updated Appendix A Narrative Revisions

Section 2¢: Background (SLE Setback Correction) "Correction of the confirmed 3-foot
Section Line Easement (SLE) setback violation at the northeast corner of the commercial shop
is currently underway. Physical modifications to the structure are scheduled for completion
in April 2026, once weather permits construction. Upon completion, an updated as-built survey
will be performed by a professional land surveyor to verify full compliance with the 25-foot
setback requirement."

Section 3: Existing and Future Land Use

« 3a (Existing): "The existing commercial shop is a 6000 square foot structure consisting of 2
levels and is wood frame construction."

* 3b (Future Vision): "The ultimate goal for the property is the development of a single or
multi-family residential subdivision featuring 40,000-square-foot lots. As shown on Grading
Plan G1, the extraction is a land-leveling operation designed to reach a final base grade of
approximately 214' elevation. This elevation provides a stable subgrade for future residential
road networks and ensures the 4-foot vertical separation from the water table required for on-
site septic systems."

Section 7: Reclamation Plan "Reclamation will be performed concurrently with extraction at a
rate of 2 acres annually. The project consists of four distinct phases moving from east to west
over a 10-year term (2026—-2036) Final cut slopes will be graded to a maximum 50 percent
slope (2:1) and covered with 4 inches of topsoil to achieve 60 percent live plant cover by the
end of the fourth growing season following the completion of each phase.

Given assumes phasing Phase 1 (East) would be reclaimed by 2030, Phase (2 East Center) 2032,
Phase 3 West Center 2034 and Phase 4 (West) 2036 or within 4 years at the completion of
project.

Section 8d: Groundwater Monitoring "To ensure compliance with the 4-foot vertical
separation requirement, at least two groundwater monitoring systems (pits or tubes) will be
installed [381, User]. One system will be located in the low area to the southeast and another to
the west as necessary to track seasonal data These systems will be installed by May 2026."
Section 8e & 9e: Visual and Noise Mitigation "The operation will utilize existing natural
topography and engineered cut slopes of at least 10 feet in height to provide visual and noise
screening for adjacent residential uses to the north and west. All screening features will be
located entirely within the subject parcel boundaries. No man-made walls or fences are
proposed as screening . Note: Reference to '"West Stacy Street' has been removed

Section 9d: Scale House and Batch Plant "The existing scale house is a 10x12 semi-mobile
structure located 60 feet from the SLE. It is explicitly confirmed that no asphalt or concrete
batch plant is proposed for this operation."

Section 10: Regulatory Compliance The applicant believes that official determination from
the ADEC regarding the necessity of a Notice of Intent (NOI) for a Construction General Permit
is not necessary.

A Fire Marshal plan approval for the shop is pending and will demonstrate full compliance
with fire codes (AS 18.70 and 13 AAC 50) post-SLE setback correction."
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Phased Reclamation: Gravel to Residential
2026-2036 RECLAMATION STANDARDS
DEVELOPMENT PHASES PHASE 4: 2034-203 & FINAL VISION
PHASE 3: 2031-2033 West Sector s S
PHASE 2: 2029_2031 i = ec nl_ca ompliance Ina -an se.
- C ' g‘i’rel:ﬁzg%';tr:al Grading Environmental Residential
PHASE 1: 2026-2028 ast-Centra Safeguards Subdivision

Stabilization

East Sector

l 4-foot
water table 50% (2:1)
buffer max slopes

4-foot water table buffer
and 50% (2:1) maximum
slopes.

Surface Restoration
Soil &
Vegetation
Preparation for
Final grading to a 40,000 sq ft
reaching the target : reS|dgntlaI
214’ base elevation., Minimum 4-inch topsoil housing
: Completijon of alll layer applied to all development.
- : : ngoing contouring noise and visua disturbed areas.
Initial extraction begins 5§ tabillzation of protection barriers.
with 2-acre annual all cut slopes.

reclamation cycles.
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Environmental Protection

& Community Buffering

4-Foot Vertical Water 10-Foot Cut
Table Separation Slope Screening

22.08

Total Project
Acreage

Preserved Natural Vegetation

on-site monitoring tubes

While the total parcel is 22 >, ».
acres, the active extraction area
is limited to approximately 17 =
acres to allow for proper
buffering and slopes

Final Subdivision Goal

Concurrent
Reclamation

V.4

@G )

40,000-Square-Foot
Residential Lots

The final reclamation Iaroui is specifically
designed to accommodate large-scale residential
development with ample usable space.

_ _ Estimated Completion:  Track-Walking 2 Acres 4-Inch Topsoil :
7:00 AM - 7:00 PM 2032 - 2036 Stabilization Reclaimed Annually Restoration
Operatmg Window Extraction is projected to Heavy equipment creates horizontal Reclamation occurs concurrently  All disturbed areas are covered with R - E
Operations are etrictly timed to conclude within 6 to 10 grooves (soil roughening) on slepes with extraction, ensuring thatno ~ a minimum of 4 inches of stockpiled OptIMIZEd 214’ Elevation Eie
mitigate community impact, with years, depending on to prevent eresion and prepare the more than 5 acres of land remain  topsuil to facilitate the establishment Base Grade Stabilized 2H:1V Slopes
peak traffic typically aecurring community demand and ground for hydroseeding. un-reclaimed at any given time. of a 60% live plant cover. ol : ; Allfinal arading util 2 hatkzoital ¢
around 2:00 PM. project-specific needs. The site is leveled to an approximate elevation of na f"a ing utlfizes a 2 horizomtal to
214 feet, providing the ideal foundation for future 1vertical slope ratio to ensure long-term
road networks and functional septic systems. soil stability and a natural appearance.
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From: Bryan Ficklin
To: Rick Benedict
Subject: Ficklin exemption
Date: Thursday, August 31, 2023 3:49:25 PM
Attachments: Ficklin Gravel Memo 8-23-2023.pdf

[EXTERNAL EMAIL - CAUTION: Do not open unexpected attachments or links. |
Hello Rick, please find the exemption. I’'m sorry I thought you had this almost a month ago
it’s been sitting in my file again I apologize also, I am going to be paving the apron this

coming week. We’re going to be installing it tomorrow for an up-and-coming hall we’re trying
to get 100% in compliance this week.

If you should have any questions please feel free to contact us via email or phone at 907-892-
9109.
Thank you,

Bryan Ficklin
Owner/Operator

null

[-<]

Physical Address:
2790 e lakeveiw dr
wasilla Ak 99654

Phone: 907.376.9109
Fax: 907-892-9110

Mailing Address:
P.O. Box 521281

Big Lake, AK 99652


mailto:bficklin@ficklinllc.com
mailto:Rick.Benedict@matsugov.us
tel:907-892-9109
tel:907-892-9109
tel:907.892.9109
tel:907-892-9110
x-apple-data-detectors://3/
x-apple-data-detectors://3/

To: Ficklin Gravel Date: 8-23-2023
Bryan Ficklin <bficklin@ficklinlic.com>

Subject: Multi Sector General Permit Evaluation
20254 W. Susitna Parkway (Ficklin Gravel)

MEMORANDUM
Mr. Ficklin,
You have requested that [ review the applicability of the Alaska DEC Multi-Sector

General Permit for your proposed gravel pit located at 20254 W. Susitna Parkway,
Big Lake Alaska, shown below.

Su Borough | mb \

ALL POINTS NORTH LLC
P.O. BOX 4207 PALMER, AK 99645
MAX@ALLPOINTSHORTH.US | WW\C.ALLPOINTSNORTH.US





<

LAND SURVEYING &
CIVIL ENGINEERING P: 907-746-4185 | F: 907-746-4186

Information regarding the Multi Sector General Permit (MSGP) is located
at:https://dec.alaska.gov/water/wastewater/stormwater/multisector/

Pertaining to your site, the permit information specifically states:

“Determine whether the facility or site discharges to a municipal separate
storm sewer system (MS4) or to waters of the United States. If it does not, no
permit is required.”

The facility does not discharge to a MS4. Furthermore, per my review of the subject
parcel, due to the absence of Waters of the U.S. (WOTUS) on the property and the
proximity and topography separating the parcel to WOTUS in the area, the proposed
activity is not subject to the ADEC Multi-Sector General Permit (MSGP) regulations.
MSGP regulations are applicable to industrial activities that have the potential to
discharge to WOTUS.

Note that the regulations consider “potential discharges to the Waters of the U.S.”
very broadly. Thus drainage by including indirect means, such as ditchlines
connecting other properties, eventually connecting to Big Lake for example, would
require your site to permit. Also dust from construction activities, flying and
landing into WOTUS, is also considered a discharge to WOTUS. To ensure
compliance during development the following is suggested:

e Ensure pit grading does continues to not leave the site. Do not grade ditchlines offsite
e |tis assumed that the material onsite is clean gravel, not prone to dust creation, typical
of the area. However, monitor dust creation if pockets of silty material are found.

Water any dusty areas and keep site and trucks clean.

Thank you,

Max Schillinger P.E.
Civil Engineer #12956
AK-CESCL #CC-22-7802

ALL POINTS NORTH LLC
PO, BOX 4207 PALMER, AK 99645
MAX@ALLFOINTSNORTH.US | WY WALLPOINTSNORTH.US
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To: Ficklin Gravel Date: 8-23-2023
Bryan Ficklin <bficklin@ficklinlic.com>

Subject: Multi Sector General Permit Evaluation
20254 W. Susitna Parkway (Ficklin Gravel)

MEMORANDUM
Mr. Ficklin,
You have requested that I review the applicability of the Alaska DEC Multi-Sector

General Permit for your proposed gravel pit located at 20254 W. Susitna Parkway,
Big Lake Alaska, shown below.

Mat-Su Borough | msb §

ALL POINTS NORTH LLC
P.O. BOX 4207 PALMER, AK 99645
MAX@ALLPOINTSHORTH.US | WW\C.ALLPOINTSNORTH.US



Planning Commission Packet

May 4, 2026
41 of 145
LAND SURVEYING &
CIVIL ENGINEERING P: 907-746-4185 | F: 907-746-4186

Information regarding the Multi Sector General Permit (MSGP) is located
at:https://dec.alaska.gov/water/wastewater/stormwater/multisector/

Pertaining to your site, the permit information specifically states:

“Determine whether the facility or site discharges to a municipal separate
storm sewer system (MS4) or to waters of the United States. If it does not, no
permit is required.”

The facility does not discharge to a MS4. Furthermore, per my review of the subject
parcel, due to the absence of Waters of the U.S. (WOTUS) on the property and the
proximity and topography separating the parcel to WOTUS in the area, the proposed
activity is not subject to the ADEC Multi-Sector General Permit (MSGP) regulations.
MSGP regulations are applicable to industrial activities that have the potential to
discharge to WOTUS.

Note that the regulations consider “potential discharges to the Waters of the U.S.”
very broadly. Thus drainage by including indirect means, such as ditchlines
connecting other properties, eventually connecting to Big Lake for example, would
require your site to permit. Also dust from construction activities, flying and
landing into WOTUS, is also considered a discharge to WOTUS. To ensure
compliance during development the following is suggested:

e Ensure pit grading does continues to not leave the site. Do not grade ditchlines offsite
e [tis assumed that the material onsite is clean gravel, not prone to dust creation, typical
of the area. However, monitor dust creation if pockets of silty material are found.

Water any dusty areas and keep site and trucks clean.

Thank you,

Max Schillinger P.E.
Civil Engineer #12956
AK-CESCL #CC-22-7802

ALL POINTS NORTH LLC
PO, BOX 4207 PALMER, AK 99645
MAX@ALLFOINTSNORTH.US | WY WALLPOINTSNORTH.US
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This updated Reclamation Plan for the Ficklin Gravel West Susitna Parkway Development is
rewritten to comply with the Alaska Department of Natural Resources (DNR) standards under
AS 27.19 (Reclamation Act) and 11 AAC 97.200. (See DNR LOI &(e))

Ficklin Gravel DNR Reclamation Plan
1. Project Overview & Legal Description

e  Miner Information: Ficklin Gravel Products, LLC (Contact: Rick Antonio).

o Legal Description: US Government Lot 1, Section 3, Township 16 North, Range 04
West, Seward Meridian.

o Total Disturbed Area: 17 acres.

e Annual Volume: 30,000-50,000 cubic yards.

2. Performance Standards (11 AAC 97.200)

o Stabilization: Areas disturbed by mining will be left in a stable condition to prevent
waterborne soil erosion from exceeding pre-mining levels within one year of completion.

o Topsoil Management: All topsoil, vegetation, and overburden muck not promptly
redistributed will be individually separated, stockpiled, and protected from erosion
and toxic contamination.

e Slope Grading: Final cut slopes will be graded to a maximum 50 percent slope (2:1)
and reshaped to blend with the surrounding natural topography.

3. Reclamation Schedule & Phasing

e Concurrent Reclamation: Reclamation will be performed concurrently with
extraction throughout the 10-year term.

o Phased Progress: The site will be reclaimed at a rate of 2 acres annually, moving from
east to west overlapping

o Phase 12026-2030, Phase 2 2028-2032, Phase 3 2030-2034, Phase 4 2032-2036

o Completion Deadline: Reclamation of each phase will be completed within four
growing seasons of that phase being finished, exceeding the state’s five-year natural
revegetation guideline.

4. Alternate Post-Mining Land Use (AS 27.19.030(b))

e Vision: The site will be reclaimed to a condition consistent with a single or multi-family
residential subdivision.

o Final Grade: The property will be leveled to a base grade of approximately 214’
elevation as shown on Grading Plan G1.

o Infrastructure Preparation: The leveled floor will provide a stable subgrade for
Residential or Residential Sub-collector roads and ensure a 4-foot vertical separation
from the water table for future septic systems.

o Exemptions: Areas designated for future buildings, paved roads, and septic fields are
exempt from re-vegetation standards per MSB 17.28.067(1).
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5. Reclamation Measures & Equipment

e Measures: Techniques include topsoil redistribution, track-walking for erosion control,
and seeding with certified weed-free native species to achieve 60% live plant cover.

e Cleanup: All junk vehicles, equipment, fuel tanks, and general debris will be removed or
properly disposed of at closure.

e Equipment: The operation will utilize a wheel loader (Cat 930+), excavator with
hydraulic thumb (Cat 318+), dozers, and a hydro-seed rig.
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Figure 1 2022 Conditions

Figure 2 2025 Conditions
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While the total parcel is 22
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Environmental Protection

& Community Buffering
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Concurrent
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A NotebookLM
Figure 5 Vision Infographic
Phased Reclamation: Gravel to Residential
2026-2036 RECLAMATION STANDARDS
DEVELOPMENT PHASES PHASE 4:2034-2035 & FINAL VISION
PHASE 3: 2031-2033 West Sector AT et
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PHASE1:2026-2028  gpapiiiootictn Safeguards Subdivision
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Ongoing contouring
and stabillzation of
all cut slopes.

Initial extraction begins
with 2-acre annual
reclamation cycles.

Figure 6 phase infographic

4-foot water table buffer
and 50% (2:1) maximum
slopes.

Surface Restoration

Soil &

Vegetation

Lo ® A-inch Preparation for
Final grading to topsoil layer 240,000 sq ft
reaching the target residential
ALm - 214’ base elevation. Minimum 4-inch topsoil housing
Completion of all layer applied to all development.
noise and visual disturbed areas.

protection barriers.

A NotebooklM
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From: Rick Antonio
To: Rick Benedict
Subject: Fwd: Fw: Ficklin Construction - pictures
Date: Tuesday, March 17, 2026 9:07:22 AM

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

Please see more current photos. The exterior work will start soon.
Best regards,

Rick Antonio

—————————— Forwarded message ---------

From: Jaylene Thompson <jthompson@ficklinllc.com>

Date: Mon, Mar 16, 2026, 1:19 PM

Subject: Fw: Ficklin Construction - pictures

To: Rick Antonio <streamlinealaska@gmail.com>
Cc: Jaylene Thompson <jthompson@ficklinllc.com>

Hello Rick,
This are updated as of today. Painting tomorrow.

Thank you,
Jaylene

Get Outlook foriOS


mailto:streamlinealaska@gmail.com
mailto:Rick.Benedict@matsugov.us
mailto:jthompson@ficklinllc.com
mailto:streamlinealaska@gmail.com
mailto:jthompson@ficklinllc.com
https://nam11.safelinks.protection.outlook.com/?url=https%3A%2F%2Faka.ms%2Fo0ukef&data=05%7C02%7Crick.benedict%40matsugov.us%7C154b21d64c6e4ad40e9c08de84478141%7C870c68b8580c4b1ba27ea44623e37916%7C0%7C0%7C639093640412869101%7CUnknown%7CTWFpbGZsb3d8eyJFbXB0eU1hcGkiOnRydWUsIlYiOiIwLjAuMDAwMCIsIlAiOiJXaW4zMiIsIkFOIjoiTWFpbCIsIldUIjoyfQ%3D%3D%7C0%7C%7C%7C&sdata=83pd8o3wE6ff6MAkW0cBVKUcjkAK%2FITSBI8x52p7xPM%3D&reserved=0
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INTRODUCTION FOR PUBLIC
HEARING LEGISLATIVE

Resolution No. 26-07

A variance in accordance with MSB 17.65 - Variance.
Paul and Elizabeth Knecht, property owners, have applied
for a variance under MSB 17.65 for a parcel located on
Middle Caswell Lake, Alaska Tax ID# 6070000L1051.

Staff: Rebecca Skjothaug, Current Planner
Public Hearing Date: May 18, 2026
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MATANUSKA-SUSITNA BOROUGH

Planning and Land Use Department
Development Services Division
350 East Dahlia Avenue ® Palmer, AK 99645
Phone (907) 861-7822
www.matsugov.us

DEVELOPMENT SERVICES DIVISION STAFF REPORT

Date:

File Number:
Applicant:
Property Owner:

Request:

Location:

Size of Property:

Reviewed By:

Staff:

Staff Recommendation:

May 18, 2026

VARY-2025-010065

Paul and Elizabeth Knecht

Paul and Elizabeth Knecht

Planning Commission Resolution
Request for a Variance — MSB 17.65

Middle Caswell Lake Alaska, Tax ID# 6070000L1051; within
Township 4 North, Range 14 West, Section 22, Seward Meridian

.39 acres

Alex Strawn, Planning and Land Use Director
Wade Long, Development Services Manager

Rebecca Skjothaug — Current Planner

Denial

EXECUTIVE SUMMARY

Paul and Elizabeth Knecht, property owners, have applied for a variance under MSB 17.65 for a parcel
located on Middle Caswell Lake, Alaska (Tax ID# 6070000L.1051). The structure is proposed to be as
close as 32 feet from Middle Caswell Lake. The structure will total approximately 1,132 square feet with
covered decks and subsequently be located within the 75-foot waterbody setback area. Per borough code
17.55.020, structures are required to maintain a minimum setback of 75 feet from a waterbody. Approval
of this variance would allow the owners to construct the proposed residence within the required setback

distance.
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MSB 17.65 requires a variance permit for residential structures uses within the setback are as
highlighted in MSB 17.55. As of 17.65.020 — In order to grant a variance to the regulations of
MSB title 17, the planning commission must find that each of the following requirements has been
met:
(1) There are unusual conditions or circumstances that apply to the property for which
the variance is sought.
(2) The strict application of the provisions of this title would deprive the applicant of
rights commonly enjoyed by other properties under the terms of this title.
(3) The granting of the variance will not be injurious to nearby property, nor harmful to
the public welfare.
(4) The granting of the variance will be in harmony with the objectives of this title and
any applicable comprehensive plans.
(5) The deviation from the requirement of this title that is permitted by the variance will
be no more than is necessary to permit a reasonable use of the property.

LAND USE
Existing Land Use:

The parcel identified as Tax ID# 6070000L1051, located within Township 4 North, Range 14
West, Section 22, Seward Meridian in the Middle Caswell Lake area, is best characterized as rural,
low-density residential land within a platted lakeside subdivision. The surrounding Caswell Lakes
is composed primarily of single-family homes, seasonal cabins, and undeveloped wooded lots. The
subject parcel is a part of a subdivision grid platted in 1968, indicating intended residential use.
The subject parcel is located within the Susitna Community Council and Assembly district 7.

Surrounding Land Uses:

Surrounding land uses are consistent in nature, with a mix of developed and vacant residential lots,
dense boreal forest, and lake-oriented recreational uses, particularly along the shoreline of Middle
Caswell Lake.

Commonly Enjoyed Uses Analysis:

Planning staff conducted an analysis using Borough Assessment files and GIS systems. Staff
analyzed the parcels with lake frontage on Middle Caswell Lake. According to MSB 17.65.020(2)
The strict application of the provisions of this title would deprive the applicant of rights commonly
enjoyed by other properties under the terms of this title. Planning staff conducted an analysis of
67 parcels within the study area to better understand existing development patterns and compliance
with Borough regulations. The review found that 26 parcels (39 percent) are undeveloped,
indicating a significant amount of remaining buildable land. Of the developed parcels, 21 (31
percent) were determined to be legally established, while 14 parcels (21 percent) appear to be
developed without proper authorization or permits. An additional five parcels (7 percent) lacked
sufficient assessment records or data to determine their status. Overall, the analysis reflects a mix

Page 2 of 8



Planning Commission Packet
May 4, 2026
64 of 145

of compliant development, potential code violations, and a notable proportion of undeveloped
land.

All calculations of applicable criteria and findings provided by staff will use only legal parcels and
parcels that are not in violation of any MSB setback regulations.

REVIEW OF APPLICABLE CRITERIA AND FINDINGS

MSB 17.03 — Public Notification

Planning Staffe mailed 31 public notices out, and published a public notice on April 17, 2026 in
the Frontiersman. The application materials were posted on the Borough website on April 17,
2026. Staff did not receive any comments regarding the application materials, or proposed
development on Tax ID# 6070000L1051.

Section 17.65.020 Requirements for Granting a Variance
(A) In order to grant a variance to the regulations of MSB title 17, the planning commission
must find that each of the following requirements has been met:

(1) There are unusual conditions or circumstances that apply to the property for which the
variance is sought.
Findings of Fact:
1. The subject lot is part of the Caswell Subdivision and was initially platted in 1968 before
Borough setback and lot size regulations were established. PLAT 68-10

Middle Caswell Lake is located to the west of the subject parcel.
Residential parcels are located north and south of the subject parcel.

According to the application material, the subject lot measures approximately 0.39 acres.

A

According to the application materials, the survey conducted by Richard L. Wentworth on
December 20, 2024, there is buildable area that adheres to setback under MSB 17.55

Discussion: The applicant indicated that the property contains birch trees that they do not want
to remove and would prefer to place the house closer to the lake to maintain existing vegetation.
The applicant has also agreed to allow the neighbor to access the property, but no legal
easement has been recorded. The subject parcel does contain buildable area, and it is not
utilized in the current site plan.

Conclusion of Law: Based on the findings, the 0.39-acre parcel has limited legal building area
but is not being utilized. The applicant fails to present unusual conditions. (MSB
17.65.020(A)(1)).

(2) The strict application of the provisions of this title would deprive the applicant of rights
commonly enjoyed by other properties under the terms of this title.

6. Planning staff analyzed 67 parcels with lake frontage Middle Caswell Lake.
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7. Planning staff found the lakefront properties within the analysis area are approximately 0.3
acres in size.

8. After conducting an analysis, the Planning staff found that there are 21 lakefront parcels
with dwellings that appear to meet the 75-foot setback criteria, have legal non-conforming
status or a granted variance.

9. The dwellings that may violate the setback requirements were not included in the average
dwelling size calculation.

10. After conducting an analysis, the Planning staff found that there are 26 lakefront parcels
with no development.

11. Development within the analysis area reflects modest residential use, with an average
structure size of approximately 977 square feet

12. According to the application material, the applicant proposes a residential cabin of 1,132
square foot residential two-story structure 32-feet from Middle Caswell Lake.

13. According to the application materials, the proposed residential cabin will adhere to all
other setbacks from the side lot lines, and right-of-way.

14. Middle Caswell Lake is located to the west of the subject parcel.
15. Residential parcels are located north and south of the subject parcel.

16. According to the application materials the parcel is currently used for family recreation and
accessing Middle Caswell Lake.

17. According to the application materials, the survey conducted by Richard L. Wentworth on
December 20, 2024, there is buildable area that adheres to setback under MSB 17.55

Discussion: Real property owners are granted a series of rights over their land, chief among these
being the right to use and enjoy the premises as they see fit. This encompasses a wide range of
activities, from residential to commercial purposes, allowing property owners considerable
freedom in utilizing their land. However, this freedom is not absolute and is subject to certain legal
restrictions to promote orderly development and ensure the community’s welfare. For example,
property owners must comply with the Borough’s zoning laws and regulations, including how far
structures must be set back from property lines, waterbodies, and public rights-of-way.

The planning staff used the Borough Assessment files and GIS systems to conduct an analysis.
The study area’s average dwelling size was the focus of our analysis. We excluded any properties
featuring dwellings that appeared to fall within the 75-foot waterbody setback to maintain our
findings’ integrity. Our analysis aims to reflect lawful property use and development patterns
within the area of interest by excluding non-compliant properties.

Conclusion of Law: Based on the findings above, the strict application of setbacks would not
deprive the owners from using their property. The applicant has stated that the parcel is currently
used for recreational activities by family members. It is possible for the applicant to adhere to all
setbacks on the subject parcel as indicated by the survey conducted by Richard L. Wentworth.
(MSB 17.65.020(A)(2)).

(3) The granting of the variance will not be injurious to nearby property, nor harmful to
the public welfare.
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Findings of Fact:
18. According to the application material, the applicant proposes building a residential cabin
of 1,132 square two-story structure within the 75’ setback regulation.

19. According to the application material, the applicant proposes a residential cabin of 1,132
square foot residential two-story structure 32-feet from Middle Caswell Lake.

20. According to the application materials, the proposed residential cabin will adhere to all
other setbacks from the side lot lines, and right-of-way setbacks.

21. In 2005, the Matanuska-Susitna Borough Assembly adopted voluntary best management
practices (BMP) for development around waterbodies.

22. According to the application material, the subject parcel abuts Middle Caswell Lake on the
west side on the property.

23. According to the application materials the subject parcel is located on a cul-de-sac.

24. According to the application materials the owners do not want to disturb existing vegetation
on the parcel and maintain the large birch trees.

25. According to the application materials no septic system will be installed.

26. According to the application materials, the subject parcel has a pre-existing well on
location.

27. Based on the application materials, the applicant proposes preserving approximately 100%
of undisturbed native vegetation of the shoreline.

28. According to the application indigenous plants will be planted post construction.

Conclusion of Law: Based on the above findings, granting the variance will not be injurious to
nearby property, nor harmful to the public welfare (MSB 17.65.020(A)(3)).

(4) The granting of the variance will be in harmony with the objectives of this title and any
applicable comprehensive plans.

The Matanuska-Susitna Borough Comprehensive Plan (2005 Update) pertains to this property.
Two of the land use goals state:

Goal (LU-1): Protect and enhance the public safety, health, and welfare of
Borough residents.

Policy LUI-1: Provide for consistent, compatible, effective and efficient
development within the borough.

This plan does not expressly address variance requests. It does include goals to protect the
environment and the surrounding areas. Variance requests are not inconsistent with the policies
and goals of the Matanuska-Susitna Borough Comprehensive Plan (2005 Update).

Findings of Fact:
29. MSB Chapter 17.65 — Variances were written to grant relief to property owners whose lots
are impacted by existing land use regulations, thereby making the lot undevelopable.
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30. Goal (LU-1) of the Matanuska-Susitna Borough Comprehensive Plan (2005 Update) states:
Protect and enhance the public safety, health, and welfare of Borough residents.

31. Policy LUI-1 of the Matanuska-Susitna Borough Comprehensive Plan (2005 Update)
states: Provide for consistent, compatible, effective, and efficient development within the
Borough.

32. Goal (LU-2) of the Matanuska-Susitna Borough Comprehensive Plan (2005 Update) states:
Protect residential neighborhoods and associated property values.

33. In 2005, the Matanuska-Susitna Borough Assembly adopted voluntary best management
practices (BMP) for development around waterbodies.

34. Based on the application materials, the applicant proposes preserving approximately 100%
of undisturbed native vegetation of the shoreline bank besides the access and egress from
the subject parcel to the dock.

35. According to the application material, the applicant proposes a residential cabin of 1,132
square foot residential two-story structure 32-feet from Middle Caswell Lake to the west
of the subject parcel.

36. According to the application materials, the proposed residential cabin will adhere to all
other setbacks from the side lot lines, and right-of-way.

37. Planning staff analyzed 67 parcels with lake frontage on Middle Caswell Lake.

38. After conducting an analysis, the Planning staff found that there are 21 lakefront parcels
with dwellings that appear to meet the 75-foot setback criteria, have legal non-conforming
status or a granted variance.

39. Planning staff found the lakefront properties within the analysis area are approximately 0.3
acres in size.

40. Development within the analysis area reflects modest residential use, with an average
structure size of approximately 977 square feet

41. The dwellings that may violate the setback requirements were not included in the average
dwelling size calculation.

42. According to the Planning staff’s analysis, constructing a 1,132-square-foot dwelling is
compatible with the surrounding area.

43. According to the application materials, the survey conducted by Richard L. Wentworth on
December 20, 2024, there is buildable area that adheres to setback under MSB 17.55

Discussion: The survey conducted by Richard L. Wentworth on December 20, 2024, indicated
the subject parcel does have buildable area. A variance is not needed to adhere to setbacks but is
at the request of the property owner.

Conclusion of Law:
Based on the above findings, the proposed variance is not consistent with the applicable
comprehensive plans and does meet the intent of MSB 17.65 (MSB 17.65.020(A)(4)).

Page 6 of 8



Planning Commission Packet
May 4, 2026
68 of 145

(5) The deviation from the requirement of this title that is permitted by the variance will be
no more than is necessary to permit a reasonable use of the property.

Findings of Fact:
44. According to the application there is a portion of the lot that will adhere to all waterbody
setbacks, side lot line setbacks, and right-of-way setbacks.

45. Planning staff analyzed 67 parcels with lake frontage on Middle Caswell Lake.

46. After conducting an analysis, the Planning staff found that there are 21 lakefront parcels
with dwellings that appear to meet the 75-foot setback criteria, have legal non-conforming
status or a granted variance.

47. Planning staff found the lakefront properties within the analysis area are approximately 0.3
acres in size.

48. Development within the analysis area reflects modest residential use, with an average
structure size of approximately 977 square feet

49. The dwellings that may violate the setback requirements were not included in the average
dwelling size calculation.

50. According to the Planning staff’s analysis, constructing a 1,132-square-foot dwelling is
compatible with the surrounding area.

51. According to the application materials, the survey conducted by Richard L. Wentworth on
December 20, 2024, there is buildable area that adheres to setback under MSB 17.55

Discussion: Due to the buildable area indicated by the survey, staff recommends that the structure
use the buildable area.

Conclusion of Law: Based on the above findings, granting a variance will be more than
necessary to permit a reasonable use of the property (MSB 17.65.020(A)(5)).

Section 17.65.030 Cases Where Variance is lllegal
(A) A variance from this title may not be granted if:

(1) Special conditions that require the variance are caused by the person seeking the
variance.

Findings of Fact:
1. According to the application there is a portion of the lot that will adhere to all waterbody
setbacks, side lot line setbacks, and right-of-way setbacks and that portion is not being used
for placement of the structure.

2. According to the application materials the request for a variance is to maintain existing
birch trees located on the property.

3. According to the application materials the property owners allow the neighbors access to
the property, but no legal easement has been recorded.
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Conclusion of Law: Based on the above findings, the person seeking the variance did cause the
need for the variance (MSB 17.65.030(A)(1)).

(2) The variance will permit a land use in a district in which that use is prohibited.

Findings of Fact:
1. There are no restrictions on the use of the land outside of MSB 17.55 setbacks.

Conclusion of Law: Based on the above findings, the variance, if granted, will not allow a land
use in a district in which that use is prohibited, as residential structures are allowed on this site
(MSB 17.65.030(A)(2)).

(3) The variance is sought solely to relieve pecuniary hardship or inconvenience

Findings of Fact:
2. According to the application there is a portion of the lot that will adhere to all waterbody
setbacks, side lot line setbacks, and right-of-way setbacks and that portion is not being used
for placement of the structure.

3. According to the application materials the request for a variance is to maintain existing
birch trees located on the property.

4. According to the application materials the property owners allow the neighbors access to
the property, but no legal easement has been recorded.

Conclusion of Law: Based on the above findings, the variance is solely being sought to relieve
pecuniary hardship or inconvenience (MSB 17.65.030(A)(3)).

STAFF RECOMMENDATIONS

Staff recommend that the request is denied because the applicant has not demonstrated that the
proposed development cannot reasonably be accommodated within the identified buildable area
of the property. The submitted site plan clearly illustrates a feasible building location that complies
with applicable setbacks and development standards; however, the applicant has chosen not to
utilize this area for reasons of preference rather than necessity. As such, the request does not meet
the required findings for approval, as the hardship is self-imposed and not the result of unique
physical constraints of the property. Approval of the request would therefore be inconsistent with
Borough code and would grant a special privilege not commonly enjoyed by other properties in
the area.
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Legal Properties

Planning Commission Packet

6070000L 1050 0.2 Garage only
6070000L1049 0.24 700
6070000L1038 0.36 1166
6070000L1034 0.29 1400
6070000L 1032 0.27 480
6070000L1031 0.27 1202
6070000L1027 0.32 560
6070000L1026 0.22 240
6070000L1023 0.26 720
6070000L1022 0.28 3476
6070000L1017 0.24 400 Mobile Trailer
6070000L1013 0.35 1168
6070000L1012 0.27 1296
6070000L1075 0.39 576 Unknown
6070000L1074 0.26 1440
6070000L1072 0.38 544
6070000L 1070 0.23 637
6070000L1067 0.49 912
6070000L 1064 0.26 576
6070000L1062 0.3 1344
6070000L 1055 0.21 1008
6070000L1142 0.47 672

Average =.298

Average =977
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Average =76.4



Middle Caswell Lake Analysis - All Shorline Properties

TaxID [ Acres [ structure size | Second Structure Year Built to Water Notes,

607000011048

6070000L1047 0.37 No building|
6070000L1041 0.41 No building
6070000L1040 0.45 No building|
6070000L1039 . No building

\
607000011087 I e S A
\

60700001035 . ow T I |

607000011033 I ) A

Total =67
No Building =26
No Record=5

6070000L1030

6070000L1029

6070000L1028

llegal =14
Legal=21

39% L

607000011025 o ! 1 ! | |

31% Legal
21% Illegal
7% Unknown or No Data

Average Parcel Size

0.35

\
6070000L1021 | e T 1 I |

60700001019 ) S N [ R A

60700001010 s 1 1 [ |
\

607000011143

607000011141

6070000L1079

6070000L1078

6070000L1066 . o T 1 [ ]

\
6070000L1063 | o 1 1 I |
\

6070000L 1061 s 1 1 I |
\

6070000L1059 o 1 1 [ |
\

6070000L1057 0.32

6070000L 1056 0.23

607000011054 o T T [ ]

Planning Commission Packet

May 4, 2026
123 of 145



Planning Commission Packet
May 4, 2026
124 of 145

Findings of Fact— Application #010065

Questions - total SF? Covered decks?

Paul and Elizabeth Knecht

49562 S. Lure Circle

Tax ID# 6070000L1051

Subdivision — Caswell Lakes

Acreage - .23 in borough records, survey records indicate .39 acres
Plat-68-10

Bearings and distances around all lakes, named or unnamed, natural or artificial,
indicate the meander line of a field survey made during the winter of 1966-67 and
do not necessarily represent the true lakeward boundary of the respective lots
bordering these lakes. The true lakeward lot line of said lots would be found by
extending the respective side lot lines lakeward along the bearings shown to the
water’s edge which is expected to vary.

Owners of lots abutting on water shall have exclusive use of all land up to the
water’s edge whether such land is included in the legal description of a lot of not.

Continued existing level of lakes is uncertain.

Assembly District—7
Total Square Feet — Unknown
Proposed Distance from waterbody — 32 Ft

West side lot line — 56

South side lot line-10.9

ROW -53.5
Survey conducted by Richard Wentworth December 20, 2024
Current use of the property is camping and lake access

Property does have an existing well located centrally on the parcel
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Total =67

No Building = 26

No Assessment Record =5
Illegal =14

Legal=21

39% Undeveloped

31% Legal

21% Illegal

7% Unknown or No Data

Staff reviewed all parcels touching Caswell Lakes.
The average size house in this area in 977 square feet
The average distance from the water is 76 ft

The average lot size is .3 acres
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From: Knecht, Paul A (DOL)
To: Rebecca Skjothaug
Subject: Variance Application 2025-010065
Date: Wednesday, September 24, 2025 9:47:33 AM
Attachments: Marked up 2024-074 Site Plan_DRAFT2 (1).pdf

Caswell Lakes Subdivision Lot 1051 Variance Narrative 9.22.2025.docx

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

| have rewritten my variance request per your sample. | hope this one explains in more
detail for what you are requesting. | would also be happy to make a site visit to show you
why we are requesting to put the cabin where it is shown. Thank you for your time and
consideration in this matter.

Regards,

Knecht, Paul

State Electrical Inspector
Paul.knecht@alaska.gov
Cell 907-795-0980

Desk 907-707-1789
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Caswell Lakes Subdivision Lot 1051 Plat #2011-86

49564 Lure Circle

Description

A variance from MSB 17.55 is being applied for and is specifically described.

Provide a detailed written description as to why the variance is required.

Paul and Elizabeth Knecht are seeking a variance for lot Caswell Lakes Subdivision Lot 1051 Plat #2011-86 also identified as 49564 Lure Circle.



As stated in Chapter 17.55: Setbacks and Screening Easements:

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 culde-

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.

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.

The property at its widest point (From Lake to culdesac) is 90 feet, this prevents us from meeting the current building setback requirements of 75 feet from the lake and the 25 feet setback to the public right-of-way on the culdesac. 

If we are unable to acquire a variance, the property is unbuildable with current set back requirements (75’ from lake edge, 25’ from the road, Utility easement, and 10’ from property lines.)

Paul and Elizabeht Knecht have worked closely with R&K Land Surveying to verify accuracy of proposed structure location, lot lines, ROW, and Lake edge.

Drawings:

Attached.

In order to grant a variance from MSB Title 17, the Planning Commission must find that

each of the following requirements has been met (17.65.020). Explain how the request

meets each requirement. Include information such as physical surroundings, shape or

topographical conditions of the property which would support the granting of a variance.

1. What unusual conditions or circumstances apply to the property for which the variance is sought?

This small piece of property does not allow development on the property to meet current setback requirements. The property is 0.39 acres (13,940 square feet) and its unique shape only provides a depth of 90 feet at its widest point. The property is oddly shaped due to the original subdividing that took place prior to current setback requirements. This pie shape leaves no buildable area that meets the 75’ setback requirement. The lot is marshy to the NE side and further to the west. The property is relatively level with the proposed site being on the lower elevation. This is the only place on the property that does not interfere with current use and obligations to neighboring properties.  Please see attached survey for a detailed overview of the dimensions and attached markup of current use and requirements.

2. How the strict application of the provisions of this title will deprive you of the rights

commonly enjoyed by other properties under the terms of this title.

If we are unable to obtain a variance, the property is unbuildable. Other properties along the lake including the property directly to the north have either been grandfathered into existing structures or have been required to obtain the same variance that is being requested.

Paul Knecht inherited this property from his father, and it is our hope that we can build a recreational cabin for our family to enjoy and continue traditions that have become a seasonal part of ours, our children, grandchildren and greater families summer activities for years to come.

The property is located on a quiet part of the lake that is not used by the majority of people using the lake as it is in the shallow and marshy portion of the lake. Lure circle provides direct access to the property. All of the properties on Lure Circle are used on a recreational basis.

We would like to build in the area specified by the site plan to maintain setback from the culdesac, Maintain the Access that the neighbor to the south uses for his trailers, and maintain harmony in the small community that circles the culdesac. Neighbors use the culdesac to turn their large motorhomes  and trailers around and parking in the culdesac is a source of frustration for the people that own the lots bordering the culdesac.

3. Why the granting of the variance will not be injurious to nearby property, nor harmful to the public welfare.

Currently this property is used as a camping site by multiple members of our immediate and extended family.

By allowing the variance we will, create an attractive, safe and welcoming addition to the Caswell Lake  community. The placement of the cabin is intended to save the only beautiful birch trees remaining on the lot and maintain the required distance from neighboring properties. The cabin will be completed with materials that enhance the quality of the neighborhood and  will not interfere with any of the accepted uses of the lake or neighoring properties. This is a small cabin that is significantly smaller than many other properties on the lake and will not be a commanding presence. See attached construction drawings for dimensions.

As many trees as possible will  remain on the property to maintain harmony with the surrounding forest. Soil will not be disturbed via the method of construction (driven Pile). The current 32’( at narrowest portion) of undisturbed natural vegetation will be maintained in a natural state allowing for natural protection of the bank. Once construction is completed, all excess construction materials will be removed from the property and indigenous plants will be planted throughout the site. The appearance of the lot will be neat and tidy. Other properties on the lake have clear cut to the waters edge and filled in portions of the lake. This will not happen on this property. Other neighbors have cleared significant swathes to accommodate parking and driveway access to the lake and we are asking to maintain our current access similar to what our neighbors enjoy.

We do understand that during the building process we may have an impact on our neighbors. We will be accommodating and provide updates and schedules of building plans and progress updates as we have been neighbors and friends for decades. We will be respectful of construction hours and noise levels during the building process. Once construction is complete, there will not be any negative effect on our neighbors. In fact, we believe having a new construction cabin that is maintained and well cared for will only be a positive addition to the neighbors and surrounding area. As we have assisted in the construction and maintenance of both neighbors, they in fact intend to assist and provide input during the construction phase. Knowledge of the need for the variance was provided by one such neighbor.

It is our intent based on the Voluntary Best Management Practices for Development Around Waterbodies that we will maintain the natural shoreline and preserve a buffer of

continuous, undisturbed native vegetation along the shoreline. The property has signicicant shoreline and we do not plan on doing any construction or removal along the natural buffer.

While we are asking for an exception to the rules, we ultimately want to build a cabin for our family to enjoy. We do not, in any way, foresee granting this variance to be injurious to nearby property, nor harmful to the public welfare.

Granting this variance will be beneficial to the overall beauty and public welfare of both

neighbors and the larger Caswell Lakes community.

4. How will the granting of the variance be in harmony with the objectives of this title and any applicable comprehensive plans?

It is our intent to be respectful to the vegetation, lake and animals/fish by keeping our footprint small, using the cabin

on a recreational basis only, and teaching our grand children (as we taught our children) how to be respectful of the land and lake.

Granting this variance aligns in harmony with a vision where development allows use of  land and supports the overall success of the community. We will efficiently

construct a one-bedroom, one-bathroom recreational cabin with covered porches to allow for enjoyment of the  natural beaurty of the lake and surrounding marsh. We are dedicated to taking necessary precautions to ensure safety and well-being during the construction phase, but this project goes much beyond that. This variance will allow for us to maintain the property and contribute to the charm and use of Caswell Lake #3 for many years to come. It not only provides a location for our family to gather and enjoy the many benefits Alaska offers, but also contributes to the overall success of the local community. We believe this variance should be supported by improving available land, increasing community involvement, and providing financially to the Matanuska Susitna Borough.



5. How the deviation from the requirements of this title as permitted by the variance will be no more than is necessary to permit a reasonable use of the property.

The desired cabin is Small by standards of the surrounding properties. It is our goal to keep the cabin small and efficient, and we’ve placed it as far back from the lake as possible. With the 10-foot property line setback, the 25’ ROW setback, and the 10’ utility easement, as well as the access and driveway, we have 32’  feet from the cabin to the lake. 

We understand the numerous limitations to our property and appreciate your consideration of allowing us to build this proposed cabin. With approval, we will

build a two-story cabin (similar to adjoining properties) with one loft bedrooms and one bathroom. We do not plan to build a large or obstructive building and there will not be a garage.( Area below cabin will be used for storage of kayaks and paddle boards.  We understand that our property has limitations and have designed a small cabin to best accommodate the property restrictions.

A variance may not be granted if any of the conditions listed below are true. Explain why

each condition is not applicable to this application.

1. The special conditions that require the variance are caused by the person seeking the variance.

The lot was subdivided prior to the 75’ setback requirement and was inherited from the owners Father. The shape and size of the lot require a variance to be buildable. Planned site was chosen to minimize disturbance, keep happy neighbours and allow for use enjoyed by other properties in the vincinity.

The property is small and does not allow new development to meet setback requirements. At its greatest width the property is 90 feet, requiring a variance. We wish this property met setback

requirements and respectfully ask for your consideration with this variance. I do understand that we have mentioned numerous times the property width and shape but it is the sole limitation to our proposed use of the property.

2. The variance will permit a land use in a district in which that use is prohibited.

We’d like to build at 49564 Lure Circle. Building is adequately allowed, and we are

taking all necessary steps to build within regulations, We are seeking a variance solely for the depth of our property not meeting the 75-foot building setback requirement and the 25’ ROW setback requirement.

3. The variance is sought solely to relieve pecuniary hardship or inconvenience.

The variance is sought solely for the dimensions of our property. We wish we were able to

conform to all setback requirements and could avoid having to ask for an exception.

Thank you for reviewing this application and your time dedicated to this request.

Paul and Elizabeth Knecht
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[EXTERNAL EMAIL - CAUTION: Do not open unexpected attachments or links.]
I'll get back with you, | was thinking of going up this weekend.

Regards,

Knecht, Paul

State Electrical Inspector
Paul.knecht@alaska.gov
Cell 907-795-0980

Desk 907-707-1789

From: Becca Skjothaug <Rebecca.Skjothaug@matsugov.us>
Sent: Thursday, April 23, 2026 10:07 AM

To: Knecht, Paul A (DOL) <paul.knecht@alaska.gov>

Subject: RE: Follow Up Variance Application - 49562 S. Lure Circle

Good morning,

I was curious if you had picture of the property | can include in the packet for the
Commissioners?

Thank you,

Becca Skjothaug
Current Planner
Desk Phone (907)861-7862

From: Knecht, Paul A (DOL) <paul.knecht@alaska.gov>

Sent: Monday, April 20, 2026 12:54 PM

To: Becca Skjothaug <Rebecca.Skjothaug@matsugov.us>
Subject: Re: Follow Up Variance Application - 49562 S. Lure Circle


mailto:paul.knecht@alaska.gov
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Yes Please, | would like a copy. Thank You.

Regards,

Knecht, Paul
State Electrical Inspector

Paul.knecht@alaska.gov
Cell 907-795-0980

Desk 907-707-1789

From: Becca Skjothaug <Rebecca.Skjothaug@matsugov.us>
Sent: Monday, April 20, 2026 12:44 PM

To: Knecht, Paul A (DOL) <paul.knecht@alaska.gov>

Subject: RE: Follow Up Variance Application - 49562 S. Lure Circle

Hi Paul,

My apologies on updating you with the schedule. We are down a Planner right now and
things have been hectic in the office. | wasn’t able to get the public notice administered
in time for an introduction for this evening’s meeting and the introduction is pushed back
to May 4. Essentially what an introduction entails is the Planning Commission members
will be given the information about your variance request. During this meeting there is no
discussion on the topic. | do not attend the meeting, and you will not need to either.

The second meeting on May 18, is where you will be able to provide your testimony on
the application. | will give a brief staff report to the Commission and then they will ask
you if you would like to speak. Generally Planning Commission meetings take around 30
minutes to complete. | will have the entire packet prepared by Wednesday of this week
and will be happy to send that over to you. Once the agenda for the meeting is
completed it will be accessible online, but | would be happy to send you a copy as well.

Let me know if you have any more questions and | am happy to help.

Becca Gkjothaug
Current Planner
Desk Phone (907)861-7862
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From: Knecht, Paul A (DOL) <paul.knecht@alaska.gov>

Sent: Monday, April 20, 2026 11:54 AM

To: Becca Skjothaug <Rebecca.Skjothaug@matsugov.us>
Subject: Re: Follow Up Variance Application - 49562 S. Lure Circle

[EXTERNAL EMAIL - CAUTION: Do not open unexpected attachments or links.]
Also | would like to sit in on the meeting today if still possible.

Regards,

Knecht, Paul
State Electrical Inspector

Paul.knecht@alaska.gov
Cell 907-795-0980

Desk 907-707-1789

From: Becca Skjothaug <Rebecca.Skjothaug@matsugov.us>
Sent: Monday, March 23, 2026 9:36 AM
To: Knecht, Paul A (DOL) <paul.knecht@alaska.gov>

Cc: Dtdmtucker@gmail.com <dtdmtucker@gmail.com>
Subject: RE: Follow Up Variance Application - 49562 S. Lure Circle

Good morning,

| am interested in scheduling a public meeting with the Planning Commission for your
variance application. This process can take up to 6-8 weeks depending on your
schedule. | do need to send out a public notice prior to scheduling the meeting. Would
an introduction date of April 20™ and followed by a staff report and applicant
participation date of May 4™ work for you. The only meeting that you would be required

to attend in is the May 4th meeting. This will be the opportunity for you to present your
request to the Commissioners.

Please let me know if this schedule works for you.

Thank you,

Becca Skjothaug
Current Planner
Desk Phone (907)861-7862
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From: Knecht, Paul A (DOL) <paul.knecht@alaska.gov>
Sent: Monday, February 2, 2026 12:44 PM

To: Becca Skjothaug <Rebecca.Skjothaug@matsugov.us>

Cc: Dtdmtucker@gmail.com
Subject: Re: Follow Up Variance Application - 49562 S. Lure Circle

[EXTERNAL EMALIL - CAUTION: Do not open unexpected attachments or links.]
Hello Becca,

Yes we still want the variance.

Regards,

Knecht, Paul
State Electrical Inspector

Paul.knecht@alaska.gov
Cell 907-795-0980

Desk 907-707-1789

From: Becca Skjothaug <Rebecca.Skjothaug@matsugov.us>
Sent: Monday, February 2, 2026 11:55 AM

To: Knecht, Paul A (DOL) <paul.knecht@alaska.gov>

Subject: Follow Up Variance Application - 49562 S. Lure Circle

CAUTION: This email originated from outside the State of Alaska mail system. Do not
click links or open attachments unless you recognize the sender and know the content
is safe.

Good afternoon, and happy Monday,

| just wanted to send a follow up email to ensure that you are still interested in pursing a
variance for your property located on 49562 S. Lure Circle, Tax ID# 6070000L1051.
Please let me know if you have any questions and still intend on moving forward with the
application.

Have a wonderful day.
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From: Rebecca Skjothaug
To: "Knecht, Paul A (DOL)"
Subject: RE: Variance Application 2025-010065
Date: Monday, September 29, 2025 2:41:00 PM
Attachments: image001.png

Thank you for your time and attention to my previous email. | understand that the
property is challenging to work with due to its size and shape, and those limitations will
certainly be taken into consideration when evaluating a variance request.

At this time, the current site plan shows that there is buildable area available that is not
being utilized. Because of this, | am unable to recommend the plan as it stands. R&K
Land Surveying’s review indicates that portions of the property can meet the 75-foot
setback, as well as other required setbacks, and this area has not been incorporated
into the proposal.

When preparing your narrative for the variance, | encourage you to focus on the unique
conditions of your property rather than surrounding properties. As the Current Planner, it
is my role to research commonly enjoyed rights in the area and compile the associated
data. For example, the property at 49567 S. Lure Circle does not have a variance permit
and is not considered grandfathered.

Per MSB 17.65.030, a variance cannot be granted if:
1. The special conditions requiring the variance are created by the applicant, or
2. Thevariance is sought solely to address financial hardship or personal

convenience.

| do understand your desire to remain in good standing with your neighbor by allowing
them access to the property, as well as the convenience of the proposed location for
boat launch access. However, these reasons alone are not considered sufficient
grounds for granting a variance, as they fall under personal preferences.

That said, | am happy to continue processing the application as submitted if you wish.
Please note that staff would not be able to recommend the current proposal to the
Planning Commission, though the Commission is the ultimate decision-making body.

If you are open to relocating the structure so that it primarily fits within the buildable
area, staff could then consider recommending the variance to the Planning
Commission, provided that all five criteria outlined in MSB 17.65.020 are met and the
request is not considered illegal.
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and answer any questions you may have.

Rebecca Skjelhaug
Current Planner
Desk Phone (907)861-7862

From: Knecht, Paul A (DOL) <paul.knecht@alaska.gov>
Sent: Wednesday, September 24, 2025 9:47 AM

To: Rebecca Skjothaug <Rebecca.Skjothaug@matsugov.us>
Subject: Variance Application 2025-010065

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

I have rewritten my variance request per your sample. | hope this one explains in more
detail for what you are requesting. | would also be happy to make a site visit to show you
why we are requesting to put the cabin where it is shown. Thank you for your time and
consideration in this matter.

Regards,

Knecht, Paul

State Electrical Inspector
Paul.knecht@alaska.gov
Cell 907-795-0980

Desk 907-707-1789
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MATANUSKA-SUSITNA BOROUGH
350 East Dahlia Avenue ® Palmer, AK 99645
Phone (907) 861-7801
WWwWWw.matsugov.us

September 9, 2025

To: Paul and Elizabeth Knecht,

Thank you for your recent variance application and the supporting materials you submitted. After

reviewing the surveyed site plan, we determined that the proposed house location does not fall within

the buildable land area available on your lot. For this reason, your variance request as currently

submitted will fail to be recommended.

Moving forward, you have a couple of options:

You may revise the plan to minimize encroachment into the waterbody setback area, and all
other applicable setbacks.

If your revised design fits fully within the buildable land area, | will be happy to issue a refund for
the application fee.

*Please also note that setback regulations for waterbodies do not apply to uncovered decks, which may

provide additional design flexibility as you update your plans.

If you intend on moving forward with the process, there are a couple of things to consider:

The supporting narrative reflects your personal hardships in using the property, rather than
referencing neighboring properties that may or may not have received variances.

When writing the narrative portion of the application, be mindful that this variance request is
asking the Planning Commission to allow development that is against the adopted regulations,
so this is a persuasive document you will be writing, but without embellishment. Facts are very
important; assumptions and opinions are less so. The Planning Commission knows little to
nothing about this property, so write as if the reader knows nothing; nothing about the
topography, nothing about the existing or proposed use.

Address current Borough Comprehensive Plan guidelines for development when building your
case.

It is important to describe how the property will maintain or enhance native vegetation to help
protect the waterbody.

Providing Outstanding Borough Services to the Matanuska-susitna Community
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e The Borough is not informed of whether you intend to install a septic system on the property. If
so, please provide the proposed location, system design, and Alaska Department of
Environmental Conservation (ADEC) approval documentation.

If you have any questions about these requirements or would like to discuss potential revisions, please
don’t hesitate to contact me. | will be glad to assist as you prepare your resubmittal.

Kind Regards,

Rebecca Skjothaug

Rebecca Skjothauy

Current Planner

Providing Outstanding Borough Services to the Matanuska-susitna Community
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By: Rebecca Skjothaug
Introduced: May 4, 2026
Public Hearing: May 18, 2026

Action:

MATANUSKA-SUSITNA BOROUGH
PLANNING COMMISSION RESOLUTION NO. 26-07

A RESOLUTION OF THE MATANUSKA-SUSITNA BOROUGH PLANNING COMMISSION
APPROVING A VARIANCE TO MSB 17.55.020 FOR THE CONSTRUCTION OF A
DWELLING TO BE PLACED APPROXIMATELY 32 FEET FROM THE SHORELINE OF
MIDDLE CASWELL LAKE SUBDIVISION, PLAT #68-10, PALMER RECORDING
DISTRICT, STATE OF ALASKA, LOCATED AT 49562 S Lure Circle, TAX ID
6070000L1051.

WHEREAS Paul and Elizabeth Knecht, property owners, have
applied for a variance under MSB 17.65 for a parcel located on

Middle Caswell Lake, Alaska (Tax ID# 6070000L1051).; and

WHEREAS, to grant a variance, the Planning Commission must

find that each requirement of MSB 17.65.020(A) has been met; and

WHEREAS, the subject 1lot 1s part of the Caswell Lakes
Subdivision and was 1initially platted in 1968 before Borough

setback and lot size regulations were established; and

WHEREAS, the subject parcel does not conform to the current

Borough subdivision standards for lot size; and

WHEREAS, Middle Caswell Lake is located west of the subject
parcel. To the north and south is a residential property with a

cul-da-sac on the eastern boundary; and

Planning Commission Resolution PC 26-07 Page 1 of 7
Adopted:



Planning Commission Packet
May 4, 2026
138 of 145

WHEREAS, according to the application material, the subject

parcel is approximately 0.39 acres; and

WHEREAS, there is buildable area as indicated on the survey

conducted by Richard L. Wentworth on December 20, 2024; and

WHEREAS, Planning staff analyzed 67 parcels with lake

frontage on Middle Caswell Lake; and

WHEREAS, Planning staff found the lakefront properties within

the analysis are approximately 0.3 acres; and

WHEREAS, after conducting an analysis, the Planning staff
found that there are 21 lakefront parcels with dwellings that
appear to meet the 75-foot setback criteria, and these dwellings

have an average size of 977 square feet; and

WHEREAS, the dwellings that may violate the setback
requirements were not included 1in the average dwelling size

calculation; and

WHEREAS, according to the application material, the applicant

proposes building a 1,132 two-story structure; and

WHEREAS, according to the Planning staff’s analysis,
constructing an 1,132-square-foot dwelling is compatible with the

surrounding area; and
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WHEREAS, according to the application materials, the proposed
structure 1is planned to be 10.9 feet away from the southern
property line and 32 feet from Middle Caswell Lake (west), 56.8
feet from the northern proper line, and 53.5 feet from the eastern

property line (ROW); and,

WHEREAS, based on the application material, the current land

use consists of recreational and family activities; and

WHEREAS, 1in 2005, the Matanuska-Susitna Borough Assembly
adopted voluntary best management practices (BMP) for development

around waterbodies; and

WHEREAS, based on the application materials, the applicant
proposes preserving the natural shoreline and maintaining a buffer

of undisturbed vegetation along the shoreline; and

WHEREAS, MSB Chapter 17.65 - Variances, was written to grant
relief to property owners whose lots are impacted by existing land

use regulations, thereby making the lot undevelopable; and

WHEREAS, Goal (LU-1) of the Matanuska-Susitna Borough
Comprehensive Plan (2005 Update) states: Protect and enhance the

public safety, health, and welfare of Borough residents; and

WHEREAS, Policy LUl1-1 of the Matanuska-Susitna Borough

Comprehensive Plan (2005 Update) states: Provide for consistent,
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compatible, effective, and efficient development within the

Borough; and

WHEREAS, Goal (LU-2) of the Matanuska-Susitna Borough
Comprehensive Plan (2005 Update) states: Protect residential

neighborhoods and associated property values; and

WHEREAS, the variance request 1s not consistent with the
policies and goals of the Matanuska-Susitna Borough Comprehensive
Plan (2005 Update) as the residential structure can be constructed
on the lot without a setback variance, the structure is not placed

as far back on the property as possible; and

WHEREAS, the subject parcel is not in a special land use

district; and

WHEREAS, residential structures are allowed on this property;

and

NOW, THEREFORE, BE IT RESOLVED, that the Matanuska-Susitna
Borough Planning Commission hereby denies the aforementioned
findings of fact and makes the following conclusions of law

supporting approval of Planning Commission Resolution 26-07;

1. The 0.3-acre parcel has legal buildable area, which is not
an unusual condition (MSB 17.65.020(A) (1)) .

2. The strict application of the provisions of this title
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would not deprive the applicants of rights commonly enjoyed
by others, as the application indicates the parcel is
currently used for camping and outdoor recreation. The
average size of dwellings within the analysis area is 977
square feet. The property is 0.3 acres of land, and there
is legal Dbuildable area on the property. Therefore,
constructing an 1,132-square-foot cabin on the location
indicated by the application materials is not a reasonable
use of the land. (MSB 17.65.020(A) (2)).

3. Granting a variance will not be injurious to nearby
property nor harmful to the public welfare (MSB
17.65.020(A) (3)) .

4. The proposed variance is not consistent with the applicable
comprehensive plans and does meet the intent of MSB 17.65
(MSB 17.65.020(A) (4)) .

5. Granting a variance will be more than necessary to permit
a reasonable use of the property (MSB 17.65.020(A) (5)).

6. The person seeking the variance did cause the need for the
variance (MSB 17.65.030(A) (1)).

7. The variance will not allow a land use in a district in
which that use 1s prohibited, as residential structures
are allowed on this site (MSB 17.65.030(2) (2)).

8. The variance 1s solely being sought to relieve pecuniary

hardship or inconvenience (MSB 17.65.030(A) (3)) .
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NOW, THEREFORE, BE IT RESOLVED, that the Matanuska-Susitna
Borough Planning Commission hereby deny the setback variance to
construct a 1,132 two-story dwelling within the parcel located on
Middle Caswell Lake, Alaska (Tax ID# 6070000L1051, as referenced
in the application material.

ADOPTED by the Matanuska-Susitna Borough Planning Commission

this 18 day of May 2026.

, CHAIR

ATTEST

Lacie Olivieri
Planning Clerk

(SEAL)
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MATANUSKA-SUSITNA BOROUGH

Planning and Land Use Department
350 East Dahlia Avenue ® Palmer, AK 99645
Phone (907) 861-7822

Matsu.gov

MEMORANDUM

DATE:

TO:

FROM:

SUBJECT:

April 20, 2026
Planning Commission
Alex Strawn, Planning and Land Use Director

Tentative Future PC Items

Upcoming PC Actions
Quasi-Judicial

Legislative

Houdini’s Herbs — Marijuana Retail Facility; 8164BO1L001A

(Staff: Rick Benedict)

Butte Land Co. — Earth Materials Extraction; 17N02E35A024

(Staff: Natasha Heindel)

Harman Northeast — Earth Materials Extraction; 18NO1W15B015

(Staff: Rick Benedict)

Three Bears Alaska Inc. — Core Area Conditional Use Permit; 8211000L001
(Staff: Rick Benedict)

Alaska Gravel Company — Earth Materials Extraction; 21N04W18C004 (Staff:
Rebecca Skjothaug)

Hart Variance - Tax ID# 8578BO5SLO15A (Staff: Natasha Heindel)

Bad Gramm3r LLC — Marijuana Retail Facility; 1068000L020 (Staff: Rick
Benedict)

MclIntyre Farms LLC — Marijuana Cultivation Facility; 6025B02L007 (Staff:
Rick Benedict)

Riordan Variance - Tax ID# 6041B08L010 (Staft: Rebecca Skjothaug)

Historic Preservation Plan (HPP) (Staft: Paul Clark)
MSB Borough-Wide Comprehensive Plan (Staff: Jason Ortiz/Alex Strawn)
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