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Matanuska-Susitna Borough June 19, 2025 
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 Smith 

PLATTING TECHNICIANS 
Matthew Goddard 
Chris Curlin 

PLATTING BOARD 
 Chris Chiavetta, District 1 
Michael Liebing, District 2 

 Vacant, District 3 
Vice Chair Amanda Salmon, District 4 

Chair Michelle Traxler, District 5 
Sandra Kreger, District 6 

Sidney Bertz, District 7 
Karla McBride, Alternate A 

Robert Hallford, Alternate B 

PLATTING BOARD AGENDA 
ASSEMBLY CHAMBERS 

350 E DAHLIA AVENUE PALMER 

PLATTING BOARD MEETING 1:00 P.M. June 19, 2025 

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
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2. APPROVAL OF MINUTES 
A. June 5, 2025 

 
3. AUDIENCE PARTICIPATION & PRESENTATIONS 

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

4. UNFINISHED BUSINESS 
      (None) 

 
5. RECONSIDERATIONS/APPEALS 

(None) 
 
6. PUBLIC HEARINGS 

A. FOREST SONG ACRES:  The request is to create 7 lots from the NW ¼ NW1/4 NE1/4, 
Bradley Lake Subdivision, Plat #63-7, to be known as FOREST SONG ACRES, containing 
10.0 acres +/-.  The property is located north and west of the S. Glenn Highway, south of Canoe 
Lake, and directly north of E. Bradley Lake Avenue (Tax ID #3004-400000); within the NE ¼ 
Section 24, Township 17 North, Range 01 East, Seward Meridian, Alaska.  In the Gateway 
Community Council and in Assembly District #2. (Petitioner/Owner: Andrew Raymond / Estate 
of Henry M. Raynmond Jr, Staff: Matthew Goddard, Case # 2025-054) 
 

B. BEAR STREET AGAPE:  The request is to vacate the Right of Way for E. Bear Cub Circle, 
eliminate the common lot lines between lots 17A, 17B, 16A, & 16B, and eliminate the screening 
easement between Lots 16A & 16B, of LOTS 16A, 16B, 17A, & 17B, BLOCK 2 BARRY’S 
ACRES NO.2 SUBDIVISION (Plat#84-142 )(Tax ID #’s 2776B02L016A, 2776B02L016B, 
2776B02L017A, 2776B02L017B), to be known as BEAR STREET AGAPE, containing 4.10 
acres +/-. The property is located directly east of N. Bear Street and directly north of E. Bogard 
Road; within the SW ¼ Section 28, Township 18 North, Range 01 East, Seward Meridian, Alaska.  
In the North Lakes Community Council and in Assembly District #6. (Petitioner/Owner: Agape 
Fellowship, Staff: Chris Curlin, Case # 2025-056) 
 

C. UTOPIA VIEW II:  The request is to create 42 lots and internal roads from Tract A, Utopia View 
Subdivision, Plat 2023-129, (8415000T00A) to be known as UTOPIA VIEW II, containing 62.05 
acres +/-.  The plat is located directly West of N. Utopia View Circle, North of W. Wintergreen 
Drive, West of Church Road, and South of W. Spruce Avenue, located within the NW ¼ Section 
6, Township 17 North, Range 01 West, Seward Meridian, Alaska; and in Assembly District #007. 
(Petitioner/Owner: Foxglove, LLC, Staff: Matthew Goddard, Case # 2025-061) 

 
7. ITEMS OF BUSINESS & MISCELLANEOUS 
      (None) 

 
8. PLATTING STAFF & OFFICER COMMENTS 

A. Adjudicatory (If needed) 
o 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) 
• July 3, 2025, Platting Board Meeting, we have 2 cases to be heard: 
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o Smith Subdivision 
o Wolverine Woods 
 

9. BOARD COMMENTS 
 
10. ADJOURNMENT 
 

June 19, 2025 Platting Board Hearing Packet 
5 of 284



June 19, 2025 Platting Board Hearing Packet 
6 of 284



 

MINUTES 

June 19, 2025 Platting Board Hearing Packet 
7 of 284



June 19, 2025 Platting Board Hearing Packet 
8 of 284



MATANUSKA-SUSITNA BOROUGH REGULAR MEETING 
PLATTING BOARD MINUTES June 5, 2025 

Platting Board Meeting Minutes June 5, 2025 Page 1 of 5 

The regular meeting of the Matanuska-Susitna Borough Platting Board was held on June 5, 2025, 
at the Matanuska-Susitna Borough 350 E Dahlia Ave, Palmer, Alaska.  Chair Traxler called the 
Meeting to order at 1:01 p.m. 

1. CALL TO ORDER

A. ROLL CALL AND DETERMINATION OF QUORUM (by Administrative Specialist)
Platting Board members present and establishing a quorum:

Ms. Amanda Salmon, District Seat #4 
Ms. Michelle Traxler, District Seat #5 
Mr. Sidney Bertz, District seat #7 
Ms. Karla McBride, Alternate A 
Mr. Robert Hallford, Alternate B 

Platting Board members absent and excused were: 
Mr. Chris Chiavetta, District Seat #1 
Mr. Michael Liebing, District Seat #2 
District Seat #3, Vacant 

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

Staff in attendance: 
Mr. Fred Wagner, Platting Officer 
Ms. Kayla Smith, Platting Board Clerk 
Mr. Matthew Goddard, Platting Technician 
Mr. Chris Curlin, Platting Technician 

B. THE PLEDGE OF ALLEGIANCE
Platting Member McBride led the pledge of allegiance.

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

MOTION: Platting Member Salmon made motion to approve the amended Agenda. 
Platting Member McBride seconded. 

VOTE: The Agenda was changed unanimously. 

2. APPROVAL OF MINUTES
 May 1, 2025.

MOTION: Platting Member Salmon made motion to approve May 1, 2025 Minutes. 
Platting Member McBride seconded. 

DRAFT
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Platting Board Meeting Minutes June 5, 2025 Page 2 of 5 

VOTE: The Minutes were approved unanimously.  

3. AUDIENCE PARTICIPATION & PRESENTATIONS
PERSONS TO BE HEARD (Three minutes per person for items not scheduled for public
hearing)
(None)

4. UNFINISHED BUSINESS
A. SECON PUE: The request is to create a 60’ X 3138’+/- Public Use Easement on Tax

Parcel D1, containing 188,280 sf (4.32 acres +/-), to be known as Secon PUE The proposed
Public Use Easement is located south of S. Glenn Highway and directly south of E.
Grandview Road; (Tax ID 17N01E24D001); located within the S ½  Section 24, Township
17 North, Range 01 East, Seward Meridian, Alaska. In the Gateway Community Council
and in Assembly District #2. This case was continued from the June 6, 2024 meeting..
(Petitioner/Owner: Secon Inc, Staff: Chris Curlin, Case #2024-055)

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

Kayla Smith provided the mailing report: 
 Stating that 30 public hearing notices were mailed out on May 13, 2025.

Staff gave an overview of the case: 
 Staff recommends approval with 6 conditions and 4 findings of facts.

Chair Traxler invited the petitioner/petitioner’s representative to give an overview. 

The petitioner/petitioner’s representative was not present. 

Chair Traxler opened the public hearing for public testimony. 
The following persons spoke: 

 Susan Edge
 John Stuart
 Daniel Payne


There being no one else to be heard Chair Traxler closed the public hearing and  
invited the petitioner and/or the petitioner’s representative to further discuss and answer any 
questions from the Board. 

The petitioner/petitioner’s representative was not present. 

MOTION:  Platting Member Salmon made a motion to approve the preliminary plat of 
Secon PUE. Platting Member McBride seconded the motion. 

Discussion ensued. 

DRAFT
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VOTE: The motion passed without objection. 

5. RECONSIDERATIONS/APPEALS
(None)

6. PUBLIC HEARINGS
B. ERMINE LAKE TRACT C: The request is to create 2 lots from Tract C, Waver

Resolution No. 76-13, of US Survey 5519, recorded as 79-25W, (Tax ID#U05519-
30L00T), to be known as Ermine Lake Tract C, containing 21.77 acres +/-. The proposed
Lot 2 will have water access. The property is directly east of Jean Lake, directly east of
N. Parks Highway at MP 156 +/- and on the eastern shore of Ermine Lake; within the N
½ Section 31, T32 North, Range 3 West, Seward Meridian, Alaska. In Assembly District
#7. (Petitioner/Owner: Lynda Klaes, Staff: Chris Curlin, Case #2025-045)

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

Kayla Smith provided the mailing report: 
 Stating that 6 public hearing notices were mailed out on May 13, 2025.

Staff gave an overview of the case: 
 Staff recommends approval with 8 conditions and 6 findings of facts.

Chair Traxler invited the petitioner/petitioner’s representative to give an overview. 

The petitioner’s representative, Paul Pilch spoke. 

Chair Traxler opened the public hearing for public testimony. 

There being no one to be heard Chair Traxler closed the public hearing and  
invited the petitioner and/or the petitioner’s representative to further discuss and answer any 
questions from the Board. 

The petitioner’s representative spoke. 

Discussion ensued. 

MOTION:  Platting Member Salmon made a motion to approve the preliminary plat of 
Ermine Lake Tract C. Platting Member McBride seconded the motion. 

VOTE: The motion passed without objection. 

DRAFT
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C. COOPER WOODS PHASE II LOT 16B BLOCK 1: The request is to vacate a portion
(2.23’ by 32.44’) of R.O.W, on Lot 16A, Cooper Woods PH II Lots 16A, Block 1 & 8A,
Block 2, (Plat #2022-134), (Tax ID 8334B01L016A), to be known as Cooper Woods
PH.II Lot 16B, Block 1. The property is located directly south of E. Gemini Lane and
directly west of N. Cavanaugh Circle; within the NE ¼ Section 09, Township 18 North,
Range 01 East, Seward Meridian, Alaska.  In the North Lakes Community Council and in
Assembly District #6. (Petitioner/Owner: Marylu Lavine, Staff: Chris Curlin, Case
#2025-051)

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

Kayla Smith provided the mailing report: 
 Stating that 102 public hearing notices were mailed out on May 13, 2025.

Staff gave an overview of the case: 
 Staff recommends continuation to the July 17, 2025 Platting Bord meeting.

Chair Traxler invited the petitioner/petitioner’s representative to give an overview. 

The petitioner/petitioner’s representative was not present. 

Chair Traxler opened the public hearing for public testimony. 
The following persons spoke: 

 Randy Hixson

There being no one to be heard Chair Traxler left the public hearing open and  
invited the petitioner and/or the petitioner’s representative to further discuss and answer any 
questions from the Board. 

The petitioner/petitioner’s representative was not present. 

Discussion ensued. 

MOTION: Platting Member Salmon made a motion to continue the preliminary plat of 
Cooper Woods Phase II Lot 16B Block 1 to the July 17th Platting Board 
meeting. Platting Member McBride seconded the motion. 

VOTE: The motion passed without objection 

7. ITEMS OF BUSINESS & MISCELLANEOUS
(None)

DRAFT
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8. PLATTING STAFF & OFFICER COMMENTS
A. Adjudicatory (if needed)
B. Upcoming Platting Board Agenda Items
Platting Officer, Fred Wagner informed the board of upcoming items:

o There are 3 cases scheduled for June 19, 2025 Platting Board.
o Forest Song Acres
o Bear Street Agape
o UtopiaView II

9. BOARD COMMENTS.
 Member Salmon – Mentioned that she likes the discussion period and be able to answer

some of the questions.
 Member Traxler – Mentioned that one of the questions from the public may have been

answered by telling him that the troopers may be able to help with speeding in his
neighborhood.

10. ADJOURNMENT
With no further business to come before the Platting Board, Chair Traxler adjourned the
meeting at 1:56 PM.

MICHELLE TRAXLER
Platting Board Chair 

ATTEST: 

______________________________ 
KAYLA SMITH 
Platting Board Clerk 

DRAFT
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Forest Song Acres   Page 1 of 4 

2025-054    06/19/2025 

 STAFF REVIEW AND RECOMMENDATIONS 

PUBLIC HEARING 

JUNE 19, 2025 
 

PRELIMINARY PLAT: FOREST SONG ACRES 

 

LEGAL DESCRIPTION: SEC 24, T17N, R01E, SEWARD MERIDIAN AK 

 

PETITIONERS:  ANDREW RAYMOND 

 

SURVEYOR/ENGINEER:  KEYSTONE SURVEYING & MAPPING 

 

ACRES:  10.00 +  PARCELS: 7 

 

REVIEWED BY:  MATTHEW GODDARD   CASE #:  2025-054 

 

 

REQUEST:   The request is to create 7 lots from the NW ¼ NW1/4 NE1/4, Bradley Lake Subdivision, Plat 

#63-7, to be known as FOREST SONG ACRES, containing 10.0 acres +/-.  The property is located north 

and west of the S. Glenn Highway, south of Canoe Lake, and directly north of E. Bradley Lake Avenue 

(Tax ID #3004-400000); within the NE ¼ Section 24, Township 17 North, Range 01 East, Seward Meridian, 

Alaska.  In the Gateway Community Council and in Assembly District #2. 

 

EXHIBITS: 

SUPPORTING DOCUMETATION: 

Vicinity Map and Aerial Photos              PAGES - 1-5 

As-Built                 PAGE - 6    

Geotechnical Report                PAGES - 7-12  

Average Daily Traffic (ADT) Calculations             PAGE - 13 

Section Line Easement Determination             PAGES - 14-20    

 

AGENCY COMMENTS 

Department of Public Works Operations & Maintenance           PAGES - 21-42 

Development Services               PAGES - 43-44   

Public Comments                PAGE - 45    

Utilities                 PAGES - 46-49 

 

DISCUSSION: The proposed subdivision is creating seven lots ranging in size between one to two acres. 

Access for the proposed subdivision is from S. Killarney Drive, S. Green Jade Place, and E. Bradley Lake 

Avenue. Based on the submitted Average Daily Traffic calculation (Exhibit Page 13) and the proposed 

design, no road improvements will be required as a part of this action. Per the submitted As-Built (Exhibit 

Page 6), there are three setback violations/encroachments that exist or will be created by this platting action. 

All structures in violation of setback requirements as seen in MSB 17.55 will need to be removed/relocated 

and proof that no violations exist or will be created by the proposed platting action will be required prior to 

recordation (Recommendation #4).     
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Access: Legal and physical access to the proposed lots are required pursuant to MSB 43.20.100 Access 

Required, MSB 43.20.120 Legal Access and MSB 43.20.140 Physical Access.  All proposed lots meet the 

access requirements pursuant to code.     

 

Geotechnical Report:  A geotechnical report was submitted (Exhibit Pages 7-12), pursuant to MSB 

43.20.281(A). Curtis Holler, Registered Professional Engineer, notes that a soils review was performed at 

the request of the project owners. The soils evaluation included logging 3 new testholes on the parent parcel, 

review of the provided topography information, review of aerial imagery, and other observations at the site. 

The parent parcel has higher ground over the southern third and along the north border, with a substantial 

drop to a low area just west of the middle of the western border. Drainage generally is directed eastward or 

westward from the approximate center, with two smaller low areas along the east border. There are 

substantial areas with steep slopes over 25% as delineated on the attached map (Exhibit Page 9). The 

elevation differential indicated from the provided topographical map is around 80’. 

Near surface soils encountered included a thin organic mat over a thicker layer of silty loess topsoils which 

extended down between 2’ and 3’. Receiving soils under the topsoils were consistently sands and gravels. 

Soils encountered were typical for the area based on prior experiences on nearby properies. 

Groundwater was not encountered in any of the new testholes, dug to depths of 12’ and 15’. 

Based on the available soils and water table information, topography, MSB Title 43 Code definitions, and 

observations at the site, “The proposed 7 new lots will each contain over 10,000 square feet of contiguous 

useable septic area, and an additional 10,000 square feet of useable building area”. 

 

As-Built: An as-built was submitted (Exhibit Page 6) pursuant to code. Per the submitted as-built there are 

two existing violations and one that would be created by the proposed action. Proposed Lot 1 has an 

encroachment on the western boundary, Proposed Lot 7 has a conex within 25 feet of E. Bradley Lake 

Avenue right of way, and the proposed lot line between Lot 7 and Lot 6 shows a structure 2.4 from the 

boundary. Each of these structures will need to be moved/removed and proof that no violations exist or will 

be created by the recordation of Forest Song Acres will need to be provided to platting staff prior to 

recording (Recommendation #4).   

 

Section Line Easement Determination: A Section line easement determination was provided and can be 

seen at Exhibit Pages14-20. 

 

Average Daily Traffic Calculation (ADT): An ADT was submitted (Exhibit Page 13) pursuant to code. 

Based on the supplied ADT, no road improvements will be required to meet Borough access requirements.  

 

Comments:   

 

Department of Public Works Operations & Maintenance (Exhibit Pages 21-42)  initial comments noted 

that the supplied ADT did not include the Matanuska Lakes State Recreation Area and Canoe Lake, as they 

are accessed off of Killarney Drive. An update was requested. Since that comment was received the 

petitioner provided a revised ADT as seen at Exhibit Page 13. Upon receipt of the revised ADT, DPW had 

no further comments. 

 

Development Services (Exhibit Pages 43-44) notes that Proposed Lot 7 will have setback violations if the 

shed and conex remain where they currently are. The shed will be within the 10 foot side lot line setback 
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by 6+ feet causing a violation of MSB 17.55.010(B). The conex is currently in violation (no open/active 

case with code compliance); it will need to be moved as it is within the 25 foot setback requirement per 

MSB 17.55.010(A).  

 

Public Comments: (Exhibit Page 45) John Giyer, a property owner to the south, has objections and 

concerns about the impact on the water table, local ecology and wildlife, and increased dust due to clearing 

the land.  

 

Utilities: (Exhibit Pages 46-49) ENSTAR has no comments or recommendations. GCI has no comments 

or objections. MEA did not respond. MTA did not respond. 

 

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

US Army Corps of Engineers; Community Council #22 Gateway; Fire Service Area #132 Greater Palmer 

Consolidated; Road Service Area #16 South Colony; MSB Emergency Services, Community Development, 

Assessments or Planning; MEA or MTA. 

 

CONCLUSION:  The preliminary plat of Forest Song Acres 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 43.20.218(A)(1).    

 

FINDINGS OF FACT 

1. The plat of Forest Song Acres is consistent with AS 29.40.070 Platting Regulations and MSB 43.15.016 

Preliminary Plats.   

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

3. The lot has the required frontage pursuant to MSB 43.20.320. 

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

US Army Corps of Engineers; Community Council #22 Gateway; Fire Service Area #132 Greater 

Palmer Consolidated; Road Service Area #16 South Colony; MSB Emergency Services, Community 

Development, Assessments or Planning; MEA or MTA. 

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

6. There was one objection/concern from the public in response to the Notice of Public Hearing. 

 

RECOMMENDATIONS OF CONDITIONS OF APPROVAL 

Suggested motion:  I move to approve the preliminary plat of Forest Song Acres, Section 24, 

Township 17 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.  
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4. Move/remove all structures currently in violation of MSB 17.20 Setbacks. Provide platting staff proof 

that all violations have been eliminated and that no violations will be created by the proposed Forest 

Song Acres subdivision. 

5. Show all easements of record on final plat.  

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

7. Submit plat in full compliance with Title 43. 
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STAFF REVIEW AND RECOMMENDATIONS

PUBLIC HEARING

JUNE 19,2025

PROJECT NAME: BEAR STREET AGAPE PUBLIC USE EASEMENT VACATION

LEGAL DESCRIPTION: SECTIONS 28, T18N, ROIE, SEWARD MERIDIAN, AK

PETITIONER: AGAPE FELLOWSHIP

SURVEYOR:

REVIEWED BY:

HANSON LAND SOLUTIONS

CHRIS CURLIN CASE#: 2025-056

REQUEST: The request is to vacate the Right of Way for E. Bear Cub Court, eliminate the common lot
lines between lots 17A, 17B, 16A, & 16B, and eliminate the screening easement between Lots 16A & 16B,
of LOTS 16A, 16B, 17A, & 17B, BLOCK 2 BARRY'S ACRES N0.2 SUBDIVISION (Plat#84-142 )to be
known as BEAR STREET AGAPE, containing 4.10 acres +/-. The property is located directly east of N.
Bear Street and directly north of E. Bogard Road; within the SW Ya Section 28, Township 18 North, Range
01 East, Seward Meridian, Alaska. In the North Lakes Community Council and Assembly District #6.

EXHIBITS

Vicinity Map and Aerial Photos
Petition for Vacation of Right of Way
Posting Photos
AGENCY COMMENTS

ADOT&PF

MSB DPW Pre-Design & Engineering
MSB Permit Center

Utilities

EXHIBIT A-4pgs
EXHIBIT B-2pgs
EXHIBIT C-lpg

EXHIBIT D - 3 pgs
EXHIBIT E-2 pgs
EXHIBIT F-lpg
EXHIBIT G-4 pgs

DISCUSSION: N. Bear Cub Court is no longer needed as designed. The petitioner owns all lots around the
cul-de-sac. The petitioner has proposed granting a R.O.W. along the norfli border of Lots 16A & 17A.
Pursuant to MSB 43.15.035(B) A dedication to public use of land or interests in land may be vacated if the
dedication is no longer necessary for present or future public use. The platting board shall review
applications for vacations as follows: (1) The platting board shall ordinarily approve vacations of public
ri^ts-of-way if: (c) the right of way is not being used, a road is impossible or impractical to construct, and
alternative access has been provided.
Pursuant to MSB 43.15.035(B)(2)(d) No objections to the vacation are made by persons with an interest in
land adjacent to or affected by the vacation, or by any government agency or department which has a
responsibility to the public which may be affected by the vacation.

SOILS: A soils report was not required, pursuant to MSB 43.15.035.

Bear Street Agape ROW Vacation
2025-056 6/19/2025

Page 1 of3
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Comments:

ADOT&PF (Exhibit D) No objection to the proposed lot consolidation.
Add plat note 'TMo direct access to Bogard Road."
This plat falls within the boundary of the Mat-Su Borough's Bogard/Seldon Corridor Access Management
Plan (CAMP), which is currently scheduled for review by the Borough Assembly on June 3rd, 2025.
DOT&PF supports the Mat-Su Borough's planning efforts through the CAMP to utilize Bear Cub Court as
a frontage or backage road. If the public right of way established through Bear Cub Court is removed,
provide alternate right of way to replace the public's interest in Bear Cub Court.
This plat is within the boundary of an active DOT&PF construction project: Bogard Road Pavement
Preservation Trunk Road to Wasilla-Fishhook Road. For further information contact project manager Ericka
Moore at ericka.moore@alaska.gov or (907) 269-0450.
This plat is within the boundary of an active DOT&PF design project: Bogard Road Safety & Capacity
Improvements. For further information contact project manager Chris Bentz at chris.bentz@alaska.gov or
(907) 707-1912.
Platting staffnotes this is Recommendation #5.

MSB DPW Pre-Design and Engineering (Exhibit E) PD&E recommends a condition of approval that Bear
Cub Ct. be decertified and removed from the RSA maintenance contract.

Platting staffnotes this is Recommendation # 6.
PD&E conunents the plat provided dedicates a 50' public use easement.
PD&E would support a 60' public use easement dedication.
Platting staffnotes this is Recommendation # 5.

MSB Permit Center (Exhibit F) Each access or encroachment constructed during subdivision road
development shall be reported to the Permit Center for documentation. Cluster box pullout locations should
be designed using the MSB Standard Drawing - Mailbox Pullouts, and in alignment with lot lines as shown
on the plat layout.
No other comments from the Permit Center.

Utilities: (Exhibit G) ENSTAR has no comments. GCI will maintain their easements. MTA and MEA did
not respond.

At the time of staff report write-up, there were no responses to the Request for Comments from ADF&G,
Community Council North Lakes; Fire Service Area #130 Central Mat-Su; Road Service Area #25 Bogard,
MSB Community Development, Capital Projects, Assessments, Planning, Development Services; MTA ,
MEA; or the public.

CONCLUSION: A dedication to public use of land or interests in land may be vacated if the dedication is
no longer necessary for present or future public use. The right of way is not being used and altemative
access has been provided. Approval from the Assembly will be required prior to recording.

FINDINGS OF FACT for PRELIMINARY PLAT

1. The vacation of portions of the Easement is consistent with MSB 43.15.035 Vacations.
2. Pursuant to MSB 43.10.065(G), petitioner will provide an Affidavit of Posting of the Public Notice of

Vacation of the Easement after the 30-day requirement has been met.
3. Approval from the Assembly will be required prior to recording, pursuant to MSB 43.15.035(D).

Bear Street Agape ROW Vacation Page 2 of 3
2025-056 6/19/2025
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 STAFF REVIEW AND RECOMMENDATIONS 

PUBLIC HEARING 

JUNE 19, 2025 
 

PRELIMINARY PLAT: UTOPIA VIEW II 

 

LEGAL DESCRIPTION: SEC 06, T17N, R01W, SEWARD MERIDIAN AK 

 

PETITIONERS:  FOXGLOVE, LLC. 

 

SURVEYOR/ENGINEER:  ACUTEK GEOMATICS 

 

ACRES:  62.049 +  PARCELS: 42 

 

REVIEWED BY:  MATTHEW GODDARD   CASE #:  2025-061 

 

 

REQUEST:   The request is to create 42 lots and internal roads from Tract A, Utopia View Subdivision, 

Plat 2023-129, (8415000T00A) to be known as UTOPIA VIEW II, containing 62.05 acres +/-.  The plat 

is located directly West of N. Utopia View Circle, North of W. Wintergreen Drive, West of Church Road, 

and South of W. Spruce Avenue, located within the NW ¼ Section 6, Township 17 North, Range 01 West, 

Seward Meridian, Alaska; and in Assembly District #007. 

 

EXHIBITS: 

SUPPORTING DOCUMETATION: 

Vicinity Map and Aerial Photos              PAGES  –   1-5 

Geotechnical Report                PAGES  –   6-65  

Drainage Plan                 PAGES  –   66-153 

Average Daily Traffic (ADT) Calculations             PAGES  –   154-155 

 

AGENCY COMMENTS 

USACE                 PAGE  –   156 

MSB DPW Pre-Design and Engineering Division            PAGES  –   157-160 

City of Wasilla                PAGES  –   161-166 

MSB Development Services               PAGES  –   167-168 

RSA #27 Meadow Lakes               PAGES  –   169 

Meadow Lakes Community Council              PAGES  –   170 

Public Comments                PAGES  –   171   

Utilities                 PAGES  –   172-179   

 

DISCUSSION: The proposed subdivision is creating 42 lots and one tract. Access for the proposed 

subdivision is from N. Utopia View Circle and N. Jack Nicklaus Drive. N. Utopia View Circle is a privately 

maintained road. N. Jack Nicklaus Drive is owned and maintained by the City of Wasilla. The petitioner is 

proposing the dedication and construction of internal streets to serve as access for all proposed lots. Based 

on the provided ADT, the City of Wasilla has stated that upgrades will be required for N. Jack Nicklaus 
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Drive. Approval of Jack Nicklaus Drive will need to be obtained from the City of Wasilla certifying that it 

meets City of Wasilla Street standards prior to recordation (Recommendation #5).  

 

Access: Legal and physical access to the proposed lots are required pursuant to MSB 43.20.100 Access 

Required, MSB 43.20.120 Legal Access and MSB 43.20.140 Physical Access.  Access requirements will 

be met once interior street is constructed, and upgrades of existing access streets are completed.     

 

Soils Report:  A geotechnical report was submitted (Exhibit Pages 6-65), pursuant to MSB 43.20.281(A). 

Robert Walden, Registered Professional Engineer, notes that on the Topography Map Block 1, Lot 11, 12, 

13, & 14 were adjusted to just 11 & 12. Block 3, Lot 29, 30, & 31 were adjusted to just 29 & 30. The rough 

new lines were drawn in red. 10 of the proposed lots need regrading to meet the 10,000 square feet of usable 

area 50 feet away from a slope steeper than 25%. Block 2, Lots 24, 29, 31 and 32, Block 3, Lots 3, 7, 8, 9, 

10, and 11 will be regraded this spring to contain 10,000 square feet or more of usable area. Recommended 

re-grading of three other lots due to access and the results of the usable areas in kettle low areas, will be 

regraded, Block 2, Lot 26, Block 3, Lots 2 and 5. Re-survey will be provided as continued roads are being 

constructed and an updated report will show usable area achieved with the 10,000 square feet of useable 

building area and 10,000 square feet of contiguous useable septic area. Block 1, Lot 11, a section 

approximately bound by elevation 395 have been classified as freshwater emergent wetlands. Tract B has 

water issues over the entire middle of the 9.2 acres and is classified as a freshwater forested / shrub wetland. 

It has been deemed not economically developable at this time. All other lots in Phase II meet the usable 

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

Platting staff notes that an updated geotechnical report will be required once all regrading has been 

completed certifying that all lots being created meet the minimum code requirements of 10,000 square feet 

of usable building area and an additional 10,000 square feet of contiguous usable septic area pursuant to 

MSB 43.20.281 Area (Recommendation #6). Platting staff further notes that the supplied report notes only 

38 lots being created, per conversation with the surveyor 42 lots are being proposed by this platting action. 

The revised soils report will need to certify all 42 lots meet the usable area requirements. 

 

Drainage Report:  A drainage report was submitted (Exhibit Pages 66-153) pursuant to the 2022 

Subdivision Construction Manual Section D submittal requirements.  

 

Average Daily Traffic Calculation (ADT):  An ADT was submitted (Exhibit Pages 154-155) pursuant to 

the 2022 Subdivision Construction Manual Section A15. Based on the supplied ADT and comments 

received from the City of Wasilla, N. Jack Nicklaus Drive will require improvements to meet City of 

Wasilla Street standards. The petitioner will need to work with the City of Wasilla to perform the required 

upgrades and obtain certification that the access roads are constructed to City of Wasilla Street Standards 

(Recommendation #5). 

 

Comments:   

 

US Army Corps of Engineers (Exhibit Page 156) Notes that Department of the Army authorization from 

USACE is required for placement of dredged and/or fill material into waters of the U.S., including wetlands 

and/or performing work in waters protected by the Rivers and Harbors Act. 

The parcel where the development would occur contains two areas mapped by the Mat-Su Borough as 

wetlands- the entirety of a .07-acre wetland and a portion of a 2.93 acre wetland. Upon review of the 

Borough’s data, other information and recent aerial imagery, neither of these mapped wetlands appear to 
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have a continuous surface connection with a relative permanent water such as a tributary or a navigable 

water. Hence, it appears that even if wetlands are present at the property (presuming that the mapping is 

accurate), the wetlands would not be considered waters of the U.S. subject to regulation under the Clean 

Water Act. Please note that this assessment is unofficial and does not serve as an approved or preliminary 

jurisdictional determination.  

 

Department of Public Works Operations & Maintenance (Exhibit Pages 57-60) has the following 

comments: 

1. Soils: (Recommendation #6) 

The soils report appears to be incomplete: 

o Of the test holes shown on the test hole location map, sieve analysis results were not provided 

for test holes 2, 11, 14, 23, 24, and 41.  

• It was noted on the test hole logs for test holes 23 and 24 that samples were not taken 

but the soils types reported require sieve analysis or percolation tests per 

43.20.281(A)(1)(f). 

o Of the test holes shown on the test hole location map, test hole logs were not provided for 

test holes 1, 12, 26, 28, 31, 36, and 40. 

o According to the test hole log for test hole 35, ground water seeps were found at 7 feet below 

ground on 4/28/2021 – per 43.20.281(A)(1)(a) “where water is encountered at ten feet or 

less below the surface, the seasonal subsurface water is to be determined between May 1st 

and October 30th”. 

PD&E recommends a condition of approval to submit a complete soils report containing all 

necessary and pertinent information, including test hole logs, sieve analysises, and ground water 

monitoring results, as well as updated soils and useable area information post regrading. Soils 

information outside the boundary of the subdivision should not be included in the report. 

2. Jack Nicklaus Drive: (Recommendation #5) 

ADT estimate shows potential traffic volumes as high as 1300 on Jack Nicklaus Drive. This is over 

the allowed traffic volume for a local road per the 2022 Subdivision Construction Manual. Since 

Jack Nicklaus Drive is a City of Wasilla owned and maintained road, the developer should 

coordinate with the City to determine if this is allowable and/or what upgrades or traffic impact 

mitigation measures will be required. 

PD&E recommends the developer coordinate with the City of Wasilla to determine if a permanent 

turnaround is needed where jack Nicklaus Drive exits the City of Wasilla and enters RSA 27. The 

existing cul-de-sac is located within a temporary turnaround easement which will automatically 

terminate when the road is extended.  

3. Internal Subdivision Roads: (Recommendation #4) 

PD&E recommends the extension of Jack Nicklaus Drive, the extension of Utopia View Circle, 

Joseb Drive,and Jimmys Way be constructed to Residential Subcollector standard and the remaining 

cul-de-sac roads be constructed to Residential standard. 

Access must be constructed to Proposed Tract B. The temporary cul-de-sac on Jimmys Way should 

be relocated to give Tract B constructed frontage. 

A Permanent turnaround is needed at the north end of Utopia View Circle within the RSA 27 

boundary. 
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City of Wasilla (Exhibit Pages 61-66) has the following comments: 

• The drainage report is important to the city and the system should be built to the report to prevent 

drainage issues within the city.  

• It does not appear that the impacts to the existing neighborhood have been adequately addressed, 

and the applicant did not identify the new traffic forecast at W. Ben Hogan Avenue.  

Platting staff notes that W. Ben Hogan Avenue is classified as a Minor Collector/Residential 

Collector. Per the 2022 SCM A15(C)(2) an ADT needs to extend until it intersects with a Residential 

Collector or higher, as W. Ben Hogan Avenue is classified as a Residential Collector, the 

intersection of W. Ben Hogan Avenue and Church Road was not required. 

• N. Jack Nicklaus Drive will need to be upgraded due to the increase in traffic. The current traffic 

load from just the contractors has forced the city to make the intersection of N. Jack Nicklaus and 

N. Arnold Palmer a 3-way stop (which is often ignored).  

• This is important due to a lack of connection to W. Youngtree Drive. 

• For N. Jack Nicklaus Drive, the City will require the certification to Residential Collector to match 

Ben Hogan Avenue. If certification to Residential Collector is not possible due to ROW width or 

geometry, then the applicant may propose other traffic mitigation measures, to be approved by the 

City of Wasilla Public Works (Recommendation #5). 

 

Development Services (Exhibit Pages 67-68) has no objections to the proposed design.   

 

RSA 27 Meadow Lakes(Exhibit Pages 69) has the following comments: 

• Suggest altering the design to allow connectivity to adjacent parcels for future connectivity. Road 

maintenance costs are lower when equipment can flow thru from one subdivision to the next without 

backtracking.  

• Cul-de-sacs are more difficult (expensive) to maintain than strait roads.  

• Suggest requiring snow storage pocket on each in the best location for drainage.  

• Include drainage easement to prevent water accumulation in ditches resulting in damage to the 

roadbed. 

Platting staff notes that any drainage concerns will be addressed during the pre-construction 

conference with MSB DPW Pre-Design and Engineering Division.  

 

Community Council #1 Meadow Lakes (Exhibit Pages 70) has the following comments: 

• We would like to see additional roads with temporary turnarounds to the north and south sides for 

future development and connectivity. 

• Key concerns were: 

o We are aware of future development in the area. 

o Emergency vehicle access. 

o Snow plowing efficiency. 

 

Public Comments: (Exhibit Page 71) Ardie Buechner, a homeowner in Mission Hills Phase I, objects to 

the proposed subdivision. Ardie’s objection is due to a lack of additional roadway outlet for the subdivision. 

 

Utilities: (Exhibit Pages 72-79) ENSTAR notes that there is an existing 15FT wide natural gas easement 

located within Utopia View II and requests the addition of a plat note which refers to the ENSTAR 15FT 

wide natural gas easement, said easement can be found under recording number 2022-011389-0. 
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Platting staff notes that all recorded easements will be shown/noted on the final plat (Recommendation 

#7).   

 

GCI has no comments or objections to the plat.  

 

MEA did not respond.  

 

MTA did not respond.  

 

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

MSB Community Development, Assessments, or Planning; MEA or MTA. 

 

CONCLUSION:  The preliminary plat of Utopia View II is consistent with AS 29.40.070 Platting 

Regulations and MSB 43.15.016 Preliminary Plats.  There were no objections from any federal or state 

agencies, Borough departments, or utilities.  There was one objection to the plat from the public in response 

to the Notice of Public Hearing.  Legal and physical access will exist to the proposed lots once all 

construction/certification has been completed, consistent with MSB 43.20.100 Access Required, MSB 

43.20.120 Legal Access and MSB 43.20.140 Physical Access.  Frontage for the subdivision will exist, 

pursuant to MSB 43.20.320 Frontage.  A soils report was submitted, pursuant to MSB 43.20.218(A)(1), a 

revised report will be required once all regrading has been completed.    

 

FINDINGS OF FACT 

1. The plat of Utopia View II is consistent with AS 29.40.070 Platting Regulations and MSB 43.15.016 

Preliminary Plats.   

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

3. The lot has the required frontage pursuant to MSB 43.20.320. 

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

MSB Community Development, Assessments, or Planning; MEA or MTA. 

5. There were no objections 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. 

 

RECOMMENDATIONS OF CONDITIONS OF APPROVAL 

Suggested motion:  I move to approve the preliminary plat of Utopia View II, Section 06, Township 

17 North, Range 01 West, Seward Meridian, Alaska, contingent on staff recommendations  

1. Taxes and special assessments must be paid in full for the year of recording, pursuant to MSB 

43.15.053(F) and AS 40.15.020.  Pay taxes and special assessments (LIDs), by CERTIFIED FUNDS 

OR CASH.   

2. Provide updated Certificate to Plat executed within seven (7) days of recording of plat and submit 

Beneficiary Affidavit for any holders of a beneficial interest.  

3. Pay postage and advertising fees.  

4. Construct internal streets and cul-de-sacs to Borough Street Standards according to the 2022 

Subdivision Construction Manual (SCM): 

a) Construct the extension of N. Jack Nicklaus Drive, the extension of N. Utopia View Circle, E. Joseb 

Drive and N. Jimmys Way to Residential Subcollector standards per the 2022 SCM. 

b) Construct remaining cul-de-sac roads to Residential Street Standards per the 2022 SCM. 

c) Move the 60’ temporary turnaround south to provide frontage for Tract B. 
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d) Dedicate and construct a cul-de-sac at the north end of Utopia View Circle within the RSA 27 

Boundary.  

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

SCM F01.2;  

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

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

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

Report to Platting per F01.8;  

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

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

j) Obtain approval of street names from Platting Assistant.   

5. Coordinate with the City of Wasilla to upgrade/certify that N. Jack Nicklaus Drive meets City of Wasilla 

Residential Collector Street standards. Should traffic mitigation be required to utilize a lower standard, 

provide proposed traffic mitigation measures to the City of Wasilla for their approval prior to 

commencement of upgrades/alterations. Provide platting staff certificate from the City of Wasilla that 

all City of Wasilla roads used to access the subdivision meet City of Wasilla Street standards for the 

anticipated traffic volume.  

6. Submit a revised soils report once all regrading has been completed certifying all lots being created 

meet the minimum useable area requirements of MSB Title 43.20.281 Area. Include all applicable 

supporting information in the revised soils report, i.e. test hole logs, sieve analysis for test holes 

containing GM and SM soils, ground water monitoring results (where applicable), as well as updated 

soils and useable area information post-regrading. 

7. Show all easements of record on final plat.  

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

9. Submit plat in full compliance with Title 43. 
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