
Matanuska-Susitna Borough May 16, 2024 
Platting Board Regular Meeting Page 1 of 3 

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

PLATTING OFFICER 
Fred Wagner 

PLATTING CLERK 
Kayla Kinneen 

PLATTING TECHNICIANS 
Matthew Goddard 
Chris Curlin 
Natasha Heindel 

PLATTING BOARD 
Chair Ron Johnson, District 1 

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

Dan Bush, District 4 
Michelle Traxler, District 5 

Sandra Kreger, District 6 
Sidney Bertz, District 7 

Vacant, Alternate A 
Robert Hallford, Alternate B 

PLATTING BOARD AGENDA 
ASSEMBLY CHAMBERS 

350 E DAHLIA AVENUE PALMER 

PLATTING BOARD MEETING 1:00 P.M. May 16, 2024 

Ways you can participate in Platting Board meetings: 

IN PERSON 

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

TELEPHONIC TESTIMONY: (Audio only) 
 (We are having intermittent technical difficulties with our software; if you would like to submit comments, 
please submit comments to the email address above by the Wednesday before the meeting.) 

 Dial 1-855-290-3803; you will hear “Joining conference” when you are admitted to the meeting.
 You will be automatically muted and able to listen to the meeting.
 When the Chair announces audience participation or a public hearing you would like to speak

to, press *3; you will hear “Your hand has been raised.”
 When it is your turn to testify you will hear “Your line has been unmuted.”

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

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

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

1. CALL TO ORDER
A. Roll Call and Determination of Quorum (by Secretary)
B. Pledge of Allegiance
C. Approval of Agenda

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

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

B. UNFINISHED BUSINESS 
(None)  
 

4. RECONSIDERATIONS/APPEALS 
(None) 
 

5. PUBLIC HEARINGS 
A. MEADOW CREEK HOMESTEAD:  The request is to create five lots and two tracts from Tax 

Parcel B2 (Tax ID #17N03W15B002), to be known as MEADOW CREEK HOMESTEAD, 
containing 40.00 acres +/-.  The property is directly north of S. Henry Aaron Drive, east of S. 
Beaver Lake Road, and north & south of Meadow Creek; within the NW ¼ Section 15, 
Township 17 North, Range 03 West, Seward Meridian, Alaska. In the Big Lake Community 
Council and in Assembly District #5. (Petitioner/Owner: Monty & Jo Cassidy, Troy & lieba 
Putnam, Staff: Chris Curlin, Case # 2024-040) 
 

B. THOR ROAD ADD PUE:  The request is to create a 30’ wide public use easement within Tax 
Parcel D13 (Tax ID #18N02E27D013), to be known at THOR ROAD ADDITION PUE. The 
proposed public use easement would widen the existing N. Thor Road right of way to the current 
Borough standard of 60’ wide. The property is located north of E. Clark Wolverine Road, east of 
N. Clark Wolverine Road, and west of N. Diana Avenue; within the SE ¼ Section 27, Township 
18 North, Range 02 East, Seward Meridian, Alaska.  In the Lazy Mountain community council 
and in Assembly District #1.(Petitioner/Owner: Keystone Surveying & Mapping, Martha Butler, 
Staff: Matthew Goddard, Case # 2024-045) 

 
C. LAZY MOOSE RUN: The request is to create 7 lots from Lots 5, 6, and 7, Ranchettes, Plat 

#76-64, to be known as LAZY MOOSE RUN, containing 6.86 acres +/-.  The property is 
located north of E. Clark Wolverine Road, east of N. Clark Wolverine Road, and directly east of 
N. Thor Road (Tax ID #3035B01L005 / L006 / L007); within the SE ¼ Section 27, Township 18 
North, Range 02 East, Seward Meridian, Alaska.  In the Lazy Mountain Community Council and 
in Assembly District #1. (Petitioner/Owner: Thomas & Megan Van Diest, Staff: Matthew 
Goddard, Case #2024-048) 

  
D. SILVERTIP COMMERCIAL: The request is to create three lots from Block 1, Lots 3-5, ARRC 

Subdivision, Plat No. 3-124, to be known as SILVERTIP COMMERCIAL, containing .87 acres +/-.   
Parcels are located south of W. Cottonwood Avenue, north of E. Cedar Avenue, directly west of S. Colony 
Way and directly east of S. Alaska Street, within the City of Palmer (Tax IDs# 5001B01L003-L005)); lying 
within Section 33, Township 18 North, Range 02 East, Seward Meridian, Alaska.  In the city limits of 
Palmer and in Assembly District #2. (Petitioner/Owner: Mauitoe, LLC & Ron & Michelle Richards, 
Staff: Natasha Heindel, Case #2024-050) 

 
E. PATES PROVINCE: The request is to create 22 lots from Tax Parcel C001, created by US 

Patent # 1226770, to be known as PATE’S PROVINCE, containing 106.7 acres +/-.  The 
property is located south of Horseshoe Lake, north of Big Lake, and directly north and south of 
W. Lakes Boulevard (Tax ID #17N04W13C001); within the S ½ Section 13, Township 17 
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North, Range 04 West, Seward Meridian, Alaska.  In the Big Lake Community Council and in 
Assembly District #5. (Petitioner/Owner: Mark Pate, Staff: Matthew Goddard, Case #2024-051) 
 

F. MORNING LIGHT: The request is to create 29 lots from Lot 3, Block 1, Harry’s Place, Plat No. 2006-
209, to be known as MORNING LIGHT, containing 33.56 acres +/-.   Parcels are located east of N. 
Covington Street, north of E. Tex-Al Drive and E. Windy Wood Loop and will be bisected by E. Dale Drive 
(Tax ID# 55975000L003); lying within Section 10, Township 18 North, Range 01 East, Seward Meridian, 
Alaska.  In the Fishhook Community Council and in Assembly District #1.(Petitioner/Owner: Rock LLC, 
Staff: Natasha Heindel, Case #2024-053) 

 
 
6. ITEMS OF BUSINESS & MISCELLANEOUS 

(None) 
 
7. PLATTING STAFF & OFFICER COMMENTS  

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

B. Upcoming Platting Board Agenda Items (Staff: Fred Wagner & Clerk: Kayla Kinneen) 
 June 6, 2024, Platting Board Meeting; we have two cases to be heard. 

o Secon PUE 
o Panoramic Preserve 

 
8. BOARD COMMENTS 

 
9. ADJOURNMENT 
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The regular meeting of the Matanuska-Susitna Borough Platting Board was held on May 2, 2024, 
at the Matanuska-Susitna Borough 350 E Dahlia Ave, Palmer, Alaska.  Alaska.  Chair Johnson 
called the Meeting to order at 1:00 p.m. 
 
1. CALL TO ORDER 

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

Specialist) 
Platting Board members present and establishing a quorum: 

Mr. Ron Johnson, District Seat #1, Chair 
Mr. Brian Goodman, District Seat #2 
Mr. Eric Koan, District Seat #3, Vice Chair 
Mr. Dan Bush, District Seat #4 
Ms. Sandra Kreger, District Seat #6   
Mr. Sidney Bertz, District Seat #7 
Mr. Robert Hallford, Alternate B 

 
Platting Board members absent and excused were: 

Ms. Michelle Traxler, District Seat #5 
 

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

 April 18, 2024, Minutes were approved unanimously.  
 

3. AUDIENCE PARTICIPATION & PRESENTATIONS  
(None) 
 

4. UNFINISHED BUSINESS  
(None) 
 

5. RECONSIDERATIONS/APPEALS 
(No Reconsiderations/Appeals) 
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6. PUBLIC HEARINGS 

A. MISTY MEADOW: The request is to create 8 lots from Tax Parcel A14, created by 
Waiver Resolution #76-19-PWm, recorded as 79-258w, to be known as MISTY 
MEADOW, containing 10.5 acres +/-. The petitioner is requesting a variance from MSB 
43.20.060(D). The property is located north of W. Hawk Lane, south of W. Delroy Road, 
and directly west of W. Parks Highway (Tax ID #17N03W02A014); within the NE ¼ 
Section 02, Township 17 North, Range 03 West, Seward Meridian, Alaska.  In the City of 
Houston and in Assembly District #7. (Petitioner/Owner: Mosquito Park, LLC, Staff: 
Matthew Goddard, Case #2024-003) 

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

 Stating that 62 public hearing notices were mailed out on April 8, 2024. 
 

Staff gave an overview of the case: 
 Staff recommends approval with 8 conditions and 11 finding of facts. 

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

Meadow. Platting Member Koan seconded the motion. 
 
Discussion ensued. 
 
VOTE: The motion passed without objection 
 
MOTION:  Platting Member Bush made a motion to approve the preliminary plat, 

Misty Meadow with recommendation #4 stating City of Houston instead of 
DPW. Platting Member  Kreger seconded the motion. 

 
 
Discussion ensued. 
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VOTE:   The motion passed without objection. 
 
Recess was called at 1:30 PM 
Back at 1:34 PM 
 

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

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

 Stating that 100 public hearing notices were mailed out on April 8, 2024. 
 

Staff gave an overview of the case: 
 Staff recommends approval with 14 conditions and 11 finding of facts. 

 
Chair Johnson invited the petitioner/petitioner’s representative to give an overview. 
 
The petitioner/petitioner’s representative chose not to give a overview of the case at this time. 
 
Chair Johnson opened the public hearing for public testimony. 
 
The following persons spoke: 

 Ron Conklin 
 Chuck Kaucic 
 Bill Wiederkehr 
 Joel Stefanski 
 Rachel Greenberg 

 
 
There being no one else to be heard Chair Johnson left the public hearing open and  
invited the petitioner and/or the petitioner’s representative to give an overview. 
 
Discussion ensued. 
 
 
MOTION:  Platting Member Bertz made a motion to approve the preliminary plat, 

Bogard Colonial MSP. Platting Member Kreger seconded the motion. 
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Discussion ensued. 
 
VOTE: The motion did not pass with only 3 in favor and 4 opposed. (Johnson, 

Hallford, and Koan in favor) 
 
Discussion enused and a motion for reconsideration was made by Platting Member Kreger. 

Platting Member Halford seconded the motion. 
 
 
VOTE: The motion passed with 4 in favor. (Goodman, Hallford, Koan, and Kreger) 
  
 

C. NORDIC PARK 2: The request is to create four tracts from Tracts A & B, Nordic Park, 
Plat No. 2021-44 and Government Lot 22 (Tax Parcel D4), Section 36, and vacate a 
portion of the right-of-way of N. Nordic Lane, to be known as NORDIC PARK 2, 
containing 96.65 acres +/-.   Parcels are located north of N. Nancy Lake Parkway, east of 
Suncrest Lake, south of Rainbow Lake, southeast of N. Rainbow Shore Drive and 
accessed by N. Nordic Lane (Tax IDs# 8123000T00A/T00B and 19N05W36D002); lying 
within Section 36, Township 19 North, Range 05 West, Seward Meridian, Alaska.  In the 
Willow Area Community Council and in Assembly District #7. This case was continued 
from the April 18, 2024 meeting (Petitioner/Owner: William G. Royce; Jeff & Jeanne 
Friedman Living Trust; Gail Green, Staff: Natasha Heindel, Case #2024-026) 

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

 Stating that 36 public hearing notices were mailed out on March 28, 2024. 
 

Staff gave an overview of the case:  
 Staff recommends approval with 7 conditions and 8 finding of facts. 

 
Chair Johnson invited the petitioner/petitioner’s representative to give an overview. 
 
The petitioner/petitioner’s representative chose not to give a overview of the case at this time. 
 
Chair Johnson opened the public hearing for public testimony. 
 
There being no one to be heard Chair Johnson left the public hearing open and  
invited the petitioner and/or the petitioner’s representative to give a brief overview. 
 
Gary LoRusso, gave a overview of the case. 
 
Discussion ensued. 
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MOTION:  Platting Member Kreger made a motion to approve the preliminary plat, 
Nordic Park 2. Platting Member Koan seconded the motion. 

 
Discussion ensued. 
 
VOTE:   The motion passed without objection. 
 
 
 

D. HIDDEN JEWEL: The request is to create 5 lots from Tax Parcel C10, (Tax 
ID#17N02E10C010), containing 10 acres +/-.  The proposed lots are located directly north 
of S. Jewel Street, west of N. River Rock Circle, and east of E. Pace Drive; located within 
the SW ¼ SE ¼ SW ¼ Section 10, Township 17 North, Range 02 E, Seward Meridian, 
Alaska. In the Greater Palmer Community Council and in Assembly District #2. 
(Petitioner/Owner: Reginald Carney / Hartley Lee Williams Bypass Trust, Staff: Chris 
Curlin, Case #2024-032) 

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

 Stating that 140 public hearing notices were mailed out on April 8, 2024. 
 

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

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

 Jim Burnem 
 Martin George 

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

Hidden Jewel. Platting Member Bertz seconded the motion. 
 
Discussion ensued. 
 
VOTE:   The motion passed without objection. 
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E. WISTERIA MEADOWS ADD 1:The request is to create 10 lots from Tax Parcel C11, 
(Tax ID#17N02E10C011), to be known as WISTERIA MEADOWS ADD 1, containing 
20 acres +/-.  The proposed lots are located directly north of S. Mary Street, west of N. 
River Rock Circle, and east of S. Gunnysack Road; located within the SW ¼ SE ¼ SW ¼ 
Section 10, Township 17 North, Range 02 E, Seward Meridian, Alaska. In the Greater 
Palmer Community Council and in Assembly District #2. (Petitioner/Owner: Reginald 
Carney / Hartley Lee Williams Bypass Trust, Staff: Chris Curlin, Case #2024-034) 

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

 Stating that 30 public hearing notices were mailed out on April 8, 2024. 
 

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

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

 Martin George 
 
There being no one else to be heard Chair Johnson left the public hearing open and  
invited the petitioner and/or the petitioner’s representative to give a brief overview. 
 
Gary LoRusso, gave a brief overview of the case. 
 
Discussion ensued. 
 
 
MOTION:  Platting Member Bush made a motion to approve the preliminary plat, 

Wisteria Meadows Add 1 with 10 recommendations of approval and 
amendment of Recommendation # 6 to state “If needed by ENSTAR”  
Platting Member Kreger seconded the motion. 

 
Discussion ensued. 
 
VOTE:   The motion passed without objection. 
 
7. PLATTING STAFF & OFFICER COMMENTS 
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A. Adjudicatory (if needed) 
B. Upcoming Platting Board Agenda Items 
Platting Officer, Fred Wagner informed the board of upcoming items: 
 Next meeting May 16, 2024. We have six cases on the agenda.  

o Meadow Creek Homestead 
o Thor Rd Add PUE 
o Lazy Moose Run 
o Silvertip Commercial 
o Pates Province 
o Morning Light 

 
 
BOARD COMMENTS. 

 Platting member Hallford- Had comments as to the process of the Board and making a 
decision. 

 Platting member Bush had comments on Fred's observations. 
 Platting member Koan had comments on packets and reviewing them when they are 

available.  
 Chair Johnson commented on having a private meeting to help board members understand 

a meeting more thoroughly. 
 

 
8. ADJOURNMENT 
With no further business to come before the Platting Board, Chair Johnson adjourned the meeting 
at 3:38 PM.  
 
 
 
 
 
       
 RON JOHNSON 
 Platting Board Chair 
ATTEST: 
 
 
  
______________________________ 
KAYLA KINNEEN  
Platting Board Clerk 
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STAFF REVIEW AND RECOMMENDATIONS

PUBLIC HEARING

MAY 16, 2024

PRELIMINARY PLAT: MORNING LIGHT

LEGAL DESCRIPTION: SEC 10, T18N, ROIE, SEWARD MERIDIAN AK

PETITIONERS: ROCK LLC

SURVEYOR/ENGINEER: KEYSTONE SURVEYING/HOLLER ENGINEERING

ACRES: 33.56+ PARCELS: 29

REVIEWED BY: AMY OTTO-BUCHANAN CASE#: 2024-053

REQUEST: The request is to create 29 lots from Lot 3, Block 1, Harry's Place, Plat No. 2006-209, to be known
as MORNING LIGHT, containing 33.56 acres +/-. Parcels are located east of N. Covington Street, north of E.
Tex-Al Drive and E. Windy Wood Loop and will be bisected by the extension of E. Dale Drive; lying within Section
10, Township 18 North, Range 01 East, Seward Meridian, Alaska.

EXHIBITS

Vicinity Map and Aerial Photos
Soils Report
Average Daily Traffic (ADT) Count
Preliminary Construction Plans
AGENCY COMMENTS

Department of Public Works Pre-Design Division
Development Services
Utilities

Site Visit Report with Photos, April 26,2024

EXHIBIT A-5 pgs
EXHIBIT B-18 pgs
EXHIBIT C-2 pg
EXHIBIT D-3 pgs

EXHIBIT E-lpg
EXHIBIT F-2 pgs
EXHIBIT G-2 pgs
EXHIBIT H-14 pgs

DISCUSSION: This platting action is creating 29 lots from Lot 3, Block 1, Harry's Place, Plat No. 2006-
209. Petitioner will be extending E. Dale Drive, which will coimect with N. Morning Light Circle; E.
Aussie Dog Road will be constructed through to a connection with E. Windy Woods Loop. All streets will
be constructed to Borough residential street standards (see Recommendation #5). Lots range in size from
.92 acres to 1.56 acres.

Soils Report: (Exhibit B) A soils report was submitted, pursuant to MSB 43.20.281(A)(1). Curt Holler,
PE. Holler Engineering, notes the soils evaluation included logging 13 new testholes, review of adjacent
existing soils information, review of topography information and aerial imagery, and other observations on
site. Testhole location map, testhole logs and topography map are attached. The project site forms a square
shape missing a smaller rectangular at its northwest comer. Parcel contains slightly rolling terrain with a
hilly high ground area long its north side, divided by a steep bluff dropping 15'-20'. Terrain falls generally
to the south with the lowest region in the southeast comer and some related steep slopes and valleys. Other

Morning Light
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minor local low areas exist within the lower bench level. Regions with steep slopes over 25% have been
delineated on the map. Total elevation differential is approximately 68'. The majority of the parcel appears
to exist in a native or near-native state. Existing vegetation in the wooded portion primarily consists of
mature cottonwood, spruce and birch. Areas between the trees and a few low open areas are dominated by
tall grasses. Thirteen new testholes were dug on 10/26/23 and 10/27/23 and numerous testholes on adjacent
properties to the east and south were logged. Near surface soils typically included a thick organic mat over
a thin layer of silty loess topsoils which extend as deep as 3'. Receiving soils were relatively clean sands
and gravels with some dense silty sands and gravels beyond a certain depth. Two sieve analyses were
perfonned on the silty material, with soils classified as GM with 25: and SM with 42% silt and low
plasticity. Sieve tests are included in the report. Groundwater or seeps were encountered in Testholes #5,
#6 & #9 at depths of 8', 10' and 11' respectively, with each hole receiving a monitor pipe and rechecked
on October 30,2023. These holes are near the southwest comer of the project; adjacent project to the south
had siltier soils and encountered water at shallower depths. Despite the presence of groundwater, all but
one has adequate useable septic area to meet requirements. The single exception lot may be readily filled
to create the required area. Based on the available soils and water table information, topography. Title 43
and observations on site, the proposed new Lots 1-3, Block 1 and Lots 1-26, Block 2 will each contain over
10,-000 sf of contiguous useable septic area and an additional 10,000 sf of useable building area. Proposed
Lot 4, Block 1 can readily be regraded to create useable septic area and will contain an additional 10,000 sf
of useable building area. Verifying useable septic area after the grade work should be made a condition of
approval. Alternately, the lot could be absorbed into an adjacent lot by removing a common lot line (see
Recommendation 6#). Average Daily Traffic (ADT) count is at Exhibit C.

Approximately 2,230' of new roads will be constmcted for access. Material adequate to constmct the road
base exists on site. Road topping would need to be screened or imported. Driveways for Lots 22 & 23,
Block 2, which will be cut into a steep bluff; this would be an opportune place to mine for road materials
to reduce the driveway grade. A preliminary road design for three sections of the proposed roads is attached
(Exhibit D). General existing drainage pattems are shown on the attached preliminary drainage map. A
full drainage report will be prepared by other prior to the road preconstmction meeting.

Comments: Department of Public Works Pre-Design Division (Exhibit E) requests submittal of a plan
and profile for E. Moming Light Circle. Staff notes Holler Engineering has provided plan and profile for
both E. Morning Light Circle and E, Dale Drive. Staffnotes plan and profile for N. Aussie Dog Drive was
previously submitted. Plan and profile for all three proposed streets are at Exhibit D. Update Average
Daily Traffic (ADT) estimate to include all of the Grizzly Hills Master Plan and include information on
how the traffic routing was determined. Holler Engineering provided traffic count methodology for the
Average Daily Traffic count. Virtually all of the subdivision projects in the immediate area were Mr.
Holler's road projects and he is very familiar with local traffic patterns, having visited all of those sites
numerous times. There is a similar tie-through on the north end of the Aurora Ridge project and actual
through traffic was minimal, as had been predicted. When another option for ingress/egress is created,
some lots on each side of the tie-through will use the option and there will be opposing direction traffic
counts, which tend to balance out the flow on either access. It depends on where the drivers' destinations
are; for some lots near the center the trips will be split. This is modeled by estimating where the split line
is, and adjusting lot/traffic counts accordingly. On average, drivers will select an option based on
destination, length, number of intersections, number of driveways, and ease of access at the collector road
(e.g., no stoplight left turn), even the time of day. The drawings include extra circles and arrows near the
split line indicating the traffic splits. E. Windy Woods Loop is classified as a residential subcollector and
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is limited to an ADT of 1,000. If the updated ADT estimate shows E. Windy Woods Loop exceeding 1,000
ADT, there should be a condition of approval that would delay recording of certain phases until the
Transportation Improvement Project (TIP) #21 Tex-Al Drive project is completed and open to traffic. It is
unlikely E. Windy Woods Loop will ever experience over 1,000 ADT, even if there is substantial
development in Grizzly Hills. The map indicates only 82 lots, including Morning Light andfivefrom Grizzly
Hills, so it would require another IS Grizzly Hills lots to head east. The N. Covington Street/ E. Tex-Al
Drive option provides a higher order road with few driveways or intersections and offers two options for
the ultimate access point (N. Wasilla Fishhook Road and N. Engstrom Road). There is little in the way of
schools, churches or shopping near the access ofE. Tex-Al Drive and N. Palmer-Fishhook Road, so much
of the east traffic will be headed to shopping or work in Palmer or Anchorage, and much of the west traffic
would be expected to have a more local destination. Future development of E. Tex-Al Drive connection
will make the N. Covington Street option even more attractive for Grizzly Hills residents; faster and more
direct with three options; it may even increase the number of lots within Morning Light heading west.

Development Services (Exhibit F) has no comments.

Utilities: (Exhibit G) GCI has no comments. Enstar has no comments or recommendations. MTA and
MEA did not respond.

At the time of staff report write-up, there were no responses to the Request for Comments from USAGE;
ADF&G; Community Council Fishhook; Fire Service Area #132 Greater Palmer Consolidated; Road
Service Area #16 South Colony; MSB Emergency Services, Community Development, Assessments or
Planning; MTA or MEA.

CONCLUSION: The preliminary plat of MORNING LIGHT is consistent with AS 29.40.070 Platting
Regulations and MSB 43.15.016 Preliminary Plats. There were no objections from any federal or state
agencies. Borough departments, or utilities. There were no objections to the plat from the public in response
to the Notice of Public Hearing. Legal and physical access will exist to the proposed lots, consistent with
MSB 43.20.100 Access Required, MSB 43.20.120 Legal Access and MSB 43.20.140 Physical Access.
Frontage for the subdivision will exist, pursuant to MSB 43.20.320 Frontage. A soils report was submitted,
pursuant to MSB 43.20.281(A)(1)..

FINDINGS OF FACT

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

2. A soils report was submitted, pursuant to MSB 43.20.281(A)(1). All lots, with the exception of one,
have the required useable septic area and useable building area. An updated soils report will be required,
once regrading of the lot is done.

3. All lots will have the required frontage pursuant to MSB 43.20.320.
4. At the time of staff report write-up, there were no responses to the Request for Comments from U S ACE;

ADF&G; Community Coimcil Fishhook; Fire Service Area #132 Greater Palmer Consolidated; Road
Service Area #16 South Colony; MSB Emergency Services, Community Development, Assessments or
Planning; MTA or MEA.

5. There were no objections to the plat from any federal or state agencies, Borough departments, or
utilities.

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

Morning Light Page 3 of 4
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RECOMMENDATIONS OF CONDITIONS OF APPROVAL

Suggested motion: I move to approve the preliminary plat of Morning Light, Section 10, Township
18 North, Range 01 East, Seward Meridian, Alaska, contingent on staff recommendations:

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

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

3. Pay postage and advertising fees.
4. Show all easements of record on final plat.
5. Construct all interior streets to Borough residential street standard, according to the 2022 Subdivision

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

SCM F01.2;

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

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

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

6. Provide an updated soils report after regrading is completed on Lot 4, Block 1.
7. Submit recording fees, payable to Department of Natural Resources (DNR).
8. Submit final plat in full compliance with Title 43.

Morning Light Page 4 of 4
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(R)HOLLER ENGINEERLNGW3ter, WsstewstBT & Soils Consulting 3375 NSams or wasnia. Alaska 99654 * 376-0410

March 7, 2024

Fred Wagner
MSB Platting Officer
350 East Dahlia Avenue

Palmer, Alaska 99645

RECEIVED
MAR 2 9 2024

PLATTING

Re: Morning Light Subdivision; Useable Areas, Soils, Roads and Drainage
HE #23068

Dear Mr. Wagner:

At the request of the project owners, we have performed a soils review and related
preliminary design work for the referenced proposed subdivision. The project will create
29 new lots from one existing parcel totaling 33.6 acres. Our soils evaluation included
logging 13 new testholes on the parent parcel, review of adjacent existing soils
information, review of the provided topography information, review of aerial imagery,
and our other observations at the site. See the attached testhole location and topography
map for details.

Topographv. The project site forms a square shape missing a smaller rectangular at its
northwest comer. The parcel contains a large region of slightly rolling terrain with a hilly
high ground area along its north side, divided by a steep bluff dropping 15 to 20 feet.
The terrain falls generally to the south, with the lowest region in the southeast comer and
some related steep slopes and valleys. Other minor local low areas exist within the lower
bench level. Regions with steep slopes over 25% have been delineated on the attached
map. The total elevation differential indicated from the provided topographical map is
approximately 68'.

Soils & Vegetation. The majority of the parent parcel appears to exist in a native or near
native state. Existing vegetation within the wooded portion primarily consists of mature
growth cottonwood, spruce, and birch trees. Areas between the trees, and a few low open
areas are dominated by tall grasses. Thirteen new testholes were dug on the parent parcel
on 10/26/23 and 10/27/23 to evaluate existing soils conditions, and our firm has logged
numerous testholes on adjacent projects to the east and south. Near surface soils
encountered in the testholes typically included a thick organic mat over a thin layer of
silty loess topsoils which extend down as deep as 3'. Typical receiving soils under the
topsoils were relatively clean sands and gravels, with some holes containing dense silty
sands and gravels beyond a certain depth. Two sieve tests were performed on the silty
material, with soils classified as GM with 25% and SM with 42% silt, and having a low
plasticity. Copies of the on-project testhole logs, sieve tests and a location/topography
map are attached.

3/07/2024 23068 Soils teller p. 1 / 2 EXHIBIT B~/
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Groundwater. Groundwater or seeps/moisture was encountered in testholes 5, 6 & 9 at
depths of 8', 10' and 11' respectively, with each hole receiving a monitor pipe and re-
checked on October 30''\ These holes are near the southwest comer of the project; the
adjacent project to the south had siltier soils and encountered water at shallower depths.
Despite the presence of groundwater in some of the testholes, all but one of the proposed
lots has adequate useable septic area to meet requirements. The single exception lot can
readily be filled to create the required area, as shown on the attached map.

Useable Areas. The proposed lots have a few limitations on areas defined by MSB code
as useable septic area or useable building area. Useable septic areas will be limited by
setbacks to existing water wells, steep areas and related setbacks, areas with shallow
groundwater, and lotlines. For useable building area, lotlines, utility easements, and
ROW/PUE setbacks will be limiting factors. For most of the proposed lots, adequate
unencumbered area exists to readily meet the code requirements; the remaining lots can
be re-graded to create the required area. Based on the available soils and water table
information, topography, MSB Title 43 Code definitions, and our observations at the site,
the proposed new Lots 1-3 Block 1 and Lots 1-26 Block 2 will each contain over 10,000
squarefeet of contiguous useable septic area, and an additional 10,000 square feet of
useable building area. Proposed Lot 4 Block 1 can readily be re-graded to create
useable septic area, and will contain an additional 10,000 square feet of useable
building area. Verifying useable septic area after the grade work should be made a
condition of approval for this lot. Alternately the lot could be absorbed into an adjacent
lot by removing a common lotline.

Roads and Drainage. Approximately 2,230' of new roads will be constructed for access
to the proposed lots, which may be done in phases. Material adequate to constmct the
road base exists on the site. Road topping would need to be screened or imported. Of note
are the driveways for Lots 22 & 23 Block 2, which will be cut into a steep bluff; this is an
opportune place to mine for road materials to reduce the driveway grade. A preliminary
road design for 3 sections of the proposed roads is also attached. General existing
drainage patterns are shown on the attached preliminary drainage map. A full drainage
report will be prepared by others prior to the road pre-construction meeting.

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

Sini^&ely,

Curtis Holler, PE

c; Rock. LLC. w/attachments

CURTIS E. HOLLERI V/UI\ I IW I-. I ^

oA 3/07/2024

'^'^OFESS\0
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See attached testhole & topo map.

WAS GROUNDWATER ENCOUNTERED?

.  No
IF YES, AT WHAT DEPTH?

N/A
DEPTH AFTER MONITORING?

N/A

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

N/A visual analysis only

- PERCOLATION RATE

- TEST RUN BETWEEN V

Jmin/inch) PERC HOLE DIAMETER.

FT AND FT DEPTH

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

- PERFORMED BY: J, Wiiklns DATE; 10-26-2023
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See attached testhole & topo map.

WAS GROUNDWATER ENCOUNTERED?

No
IF YES, AT WHAT DEPTH?

N/A
DEPTH AFTER MONITORING?

N/A

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

N/A visual analysis only

- PERCOLATION RATE

- TEST RUN BETWEEN V

_(min/inch) PERC HOLE DIAMETER.

FT AND FT DEPTH

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

- PERFORMED BY: J. Wilkins DATE: 10-26-2023

EXHIBIT B - /
THL0Gsut)<lnew-h2i>-no 2/26/2024

May 16, 2024 Platting Board Packet 
Page 199 of 238



(E)
Seal

HOLLER ENGINEERING
<

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

•S 0, (3
SOILS LOG I PERCOLATION TEST

TEST HOLE#

Performed For: S Johannes

Legal Description: Morning Light Subdivision

Depth, feet i . Soil Type

1

OU-

CURTIS E. HOLLER/^

2

3

4

5

6

7

8

9

10

11

13

13

14

15

16

17

18

19

20

21

22

2-27-24

' • <5 "
.  ̂ f!

iv"

o
/ i

V

:v

.7
0 . « V

C--
V \ -Oi

Sp-6^ \Jh(UilJ'-h
SUu6kliJ

[H^. C^/^SCSAt^J

Site Plan

t
N

See attached testhole & topo map.

WAS GROUNDWATER ENCOUNTERED?
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IF YES, AT WHAT DEPTH?
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DEPTH AFTER MONITORING?

N/A

PERCOLATION TEST

Reading Date Gross Time Net Time Depth to Water Net Drop

N/A visual analysis only

- PERCOU\TION RATE

- TEST RUN BETWEEN *

Jmin/inch) PERC HOLE DIAMETER.

FT AND FT DEPTH

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

- PERFORMED BY: J, Wilkins DATE: 10-26-2023
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See attached testhole & topo map.

WAS GROUNDWATER ENCOUNTERED?

No

SP-'CS^'^ IF YES, AT WHAT DEPTH?
^  SILT - N/a

DEPTH AFTER MONITORING?

N/A

tOo 4^jV
PERCOLATION TEST

Reading Date Gross Time Net Time Depth to Water Net Drop

N/A visual analysis only

- PERCOLATION RATE

- TEST RUN BETWEEN V

_(min/inch) PERC HOLE DIAMETER.

FT AND FT DEPTH

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

- PERFORMED BY: J. Wiiklns DATE; 10-26-2023

EXHIBIT B - 0

THLOGSut>dnew-n2o-no 2/26/2024
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Seal

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

TEST HOLE#.

Performed For:

5ot_13
S Johannes

SOILS LOG / PERCOLATION TEST
i

'^VCURTIS E, HOLLER/iS
<p\ /-.I-

Legal Description; Morning Light Subdivision

Depth, fe^

1
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4

5

6

V
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9

10

11

12

13

14

15

16

17

18

19

20

21

22

'/ ̂

t

■£' •
' . - o ,

>j^eP
cSc

■

i' '

-.J
' - V

«<r

Soil Type

f'90FES5\0^'^

SH'hU, U6K
Site Plan

t
N

See attached testhole & topo map

sp-cSf Ys.ia WAS GROUNDWATER ENCOUNTERED?

Yes

Ltfak-ra^ivC cSjgAT 2'
'tc'

DEPTH AFTER MONITORING?-g.o'
PERCOLATION TEST

Reading Date Gross Time Net Time Depth to Water Net Drop
N/A visual analysis only

- PERCOLATION RATE

- TEST RUN BETWEEN V

_(TTiin/inch) PERC HOLE DIAMETER.

. FT AND FT DEPTH

- COMMENTS: Testhole for subdivision only, for any other use contact Holler Engineering
■  n-^'VcYt ptffC- rc ^

- PERFORMED BY: J. Wiikin^r^?t^/fe^ DATE: 10-26-2023

exhibit B . y
THI.OGsubdnevv-h2o-yes 2<2e/2024
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HOLLER ENGINEERING
3375 N Sams Dr. Wasilla, Alaska 99654 376-0410

TEST HOLE#.

Performed For:

6., /3of

SOILS LOG / PERCOLATION TEST

3 Johannes

Legal Description: Morning Light Subdivision

Depth, feet Soil Type

1

2

3

4

5

6

7

8

9

44

O*" 'v ̂

o-

^ «<*• •
4 f"'-!

msr 11

12

13

14

15

16

17

18

19

20

21

22

T

jL' .:c=-
—

\ CURTIS E. HOLLER

SpcH-J

Site Plan

t
N

See attached testhole & topo map

SlA'GM
<XivC<5(yy

■*

(Zei'-ic S

H<^T ihpezM^mC -

WAS GROUNDWATER ENCOUNTERED?

•  Yes
IF YES. AT WHAT DEPTHS

AM^i<;T fASt lO
DEPTH AFTER MONITORING''

Per -te ^ ' [o Zc-ll
PERCOLATION TEST

Reading Date Gross Time Net Time Depth to Water Net Drop
N/A visual analysis only

- PERCOLATION RATE

- TEST RUN BETWEEN V

_{min/inch) PERC HOLE DIAMETER.

FT AND FT DEPTH

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

- PERFORMED BY: J. Wilkins/^ DATE: 10-26-2023

EXHIBITS

TKLOCsiib<lnew-h2i>-ye« 2/26/20Z4
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