
MMAAJJOORR  GGOOAALLSS  &&  SSTTRRAATTEEGGIIEESS  
LLaanndd  UUssee  &&  TToowwnn  CCeenntteerr    

“The land is cheap and it’s nice and quiet.” 

Overview   

The Y Community Council Area has grown 
steadily over the last 15 years.  It is likely this 
growth will continue. The area has extensive 
vacant private land, estimated at over 30,000 
acres.  The majority of this land is physically 
suited for development.   There are currently 
over 4500 vacant subdivided lots in the 
community.  The area’s attractive setting is 
increasingly drawing retirees and second home 
owners.  Over the next 10 to 20 years, if the state 
economy stays healthy, recent growth trends for 
the Matanuska-Susitna Borough continue, and 
the Parks Highway continues to be improved, 
population in YCC Area could easily grow to 
double or triple its current size.  

 

Goals for land use are listed below, based on community opinions expressed in the 2003 Gathering, 
the Spring and Fall 2004 Community Workshops, and ongoing work by the Community Planning 
team. 

Land Use & Town Center Goals 

1. Maintain the community’s rural character.  

2. Expand local serving commercial services; protect the scenic quality of the 
land along the Parks Highway and Spur Road by encouraging commercial 
development in clustered centers, and screening development  

3. Create a pedestrian-oriented, mixed-use town center, to include places to 
meet friends and neighbors, venues for events and community meetings, a 
farmers market, commercial services like a bank, Post Office, grocery, 
restaurants; provide sufficient utilities to support higher density 
development. 

4. Guide location and character of development with significant off-site impacts 
to minimize impacts on environmental and community quality, particularly 
industrial activities and natural resource development, e.g. coal-bed 
methane, logging, gravel extraction, etc.  Encourage forms of development 
that create economic opportunity and help sustain the area’s rural 
character, including agriculture and timber harvesting.  
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GOAL 1 Maintain the Community’s Rural Character. 
  
BACKGROUND AND COMMUNITY VALUES  

“Solitude without isolation” –   fall on lower Sheep 
Creek 

Participants at the 2003 Gathering and the Spring 2004 Comprehensive Plan Workshops both made 
clear their enthusiasm for the area’s natural setting and rural character.   Characteristics that were 
noted include “nature and recreation”, “quietness” and “lakes and streams.”  One person said, “We 
have solitude without isolation.”  Other qualities noted include mostly low density housing; 
diversified agriculture; large tracts of open land; 
ready access to trails, wildlife, firewood and 
subsistence resources;  space to spread out; 
good views, especially of Denali and the Alaska 
Range; lack of constraints on use and relatively 
low population.   

Many people earn at least a portion of their 
living from the land, through agriculture, timber 
harvesting and subsistence.  A notable feature 
for out-of-town visitors is the change in the 
character on and off the Parks Highway: when 
you are off the Parks and two cars pass, people 
routinely wave, like in small towns around 
Alaska. Without community action many of 
these qualities will diminish over time.  

Most housing in the Y Community Council 
Area is relatively low density.  As the table on the following page shows, the large majority of the 
private land in the YCC Area is divided into large lots, typically 2-5 acres in size with many lots (over 
1300) more than 5 acres per lot.  The exception is the set of over 2500 lots of 1 acre or less, almost 
all of which are located in the Caswell Lakes area; there are also smaller lots in Moose Meadows and 
the Sunshine Lakes, and town site areas. The Caswell Lakes area was subdivided in anticipation of 
the capital move, before State and Borough minimum lot size rules were adopted.  In many 
instances, people living in this area have acquired several contiguous lots, to create a larger parcel 
more in keeping with the area’s rural character.  Most residents live in the YCC Area, rather than 
Anchorage or Wasilla, because they prefer larger lots, and want more space between homes and a 
strong sense of the natural environment.  

Currently there are no Matanuska-Susitna Borough rules setting minimum housing densities, other 
than those tied to utilities and water quality.  For homes relying on on-site well and septic systems, 
the Borough has adopted State Department of Environmental Conservation regulations requiring at 
least 40,000 SF per lot, and at least 20,000 SF of well drained soils.   Where land quality is low, 
meeting this latter standard can require lots of 2, 3 or more acres.  If community septic or water 
systems are built, densities can be higher.   
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Table 11:  YCC Area Parcel Sizes 

ACRES NUMBER 
OF LOTS 

PERCENT 
OF TOTAL 

Number 
Improved 

Percent 
Improved 

>160 91 2% 8  9% 
160 to >100 77 1%  21 27% 
100 to >40 145 2%  32 22% 
40 to >20 285 5%  43 15% 
20 to >10 260 4%  46 18% 
10 to >5 450 8%  150 33% 
5 to >2 1092 18%  357 33% 
2 to >1 745 13%  244 33% 
1 to >0 2784 47%  632 23% 

 5929 1  1533 26% 

Table by Agnew::Beck, based on 2003 data provided the MSB Assessors Department 
 

HOW? – MEANS TO MAINTAIN RURAL CHARACTER 

A.  Housing Densities - Encourage relatively low density residential development in the 
majority of the community.  In a few areas, for example, at the planned town center and as 
part of cluster “open space” subdivisions, encourage higher density housing.  

For most of the YCC Area, the water quality-related policies described above have achieved the goal 
of maintaining relatively low densities.  Over the longer term, however, the availability of 
community water and/or sewer systems, coupled with growth pressures and changes in regulations, 
could lead to steadily increasing densities.  As a result this plan establishes the policy below.   

Maintenance of current relatively low densities in the large majority of the YCC Area is strongly 
encouraged.  The general target for minimum lot sizes is at least 2 acres/housing unit.  For the 
purposes of this policy, a housing unit is defined to include a single family unit or duplex with the 
option for a secondary “mother in law” apartment.   

Typical densities should be lower than this general target in poorly-drained wetland areas and 
adjoining major rivers and streams (see more in chapter on Open Space and Recreation.)  In 
addition, in some neighborhoods residents wish to keep densities lower than this overall target.  In 
the Montana Creek neighborhood the general target for lot sizes is 5 acres per unit.  Maintaining low 
densities will help sustain rural character, preserve agricultural opportunities, and by limiting the total 
number of houses, help maintain water quality, protect wetlands, and retain habitat and recreation 
opportunities.  

In certain areas of the YCC Area, residential use at densities greater than 2 acres per housing unit 
will better serve community needs.  Higher density housing, in the right location and if  well-
designed and well-built, brings a number of benefits, including providing for more affordable 
housing, reducing costs for providing utilities, and concentrating housing near commercial centers 
(so more people walk to services). Clustering housing and higher densities can help to retain open 
space.  Downtown Talkeetna is an example of a small Matanuska-Susitna community where smaller 
lots have created an attractive place to live and visit.    

Areas identified for housing on lots of between 1 and 2 acres per unit include land within 
approximately 1 mile of the Parks and Spur Roads (excluding areas explicitly identified above), and 
land within open space subdivisions.  Some portions of the YCC Area are appropriate for higher 
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density housing – greater than 1 unit per acre.  This latter style of housing could include single 
family homes served by community water and sewer systems, as well as townhouses, apartments or 
other forms of attached housing.  This higher density of housing is appropriate in the vicinity of the 
planned Sunshine town center and Caswell neighborhood commercial area.  Single family lots less 
than 1 acre on community well and sewer are allowed within open space subdivisions.  

The land use districts information at the end of this chapter sets out more specific guidance for 
housing density policies.  Specific actions to refine and implement these policies will be part of the 
Special Land Use District that is expected to implement this comprehensive plan.  The Borough also 
allows a group of landowners to establish a localized Special Use District setting minimum lot sizes 
(MSB Municipal Code, Chapter 17, section 17.75).  While this approach could be used to set lot 
sizes in specific locations, the preferred approach to maintaining the community’s rural character is 
to implement the goals of this comprehensive plan over broader areas through a Special Use 
District. 

B. Growth – Grow, but not too much.  

Many of the qualities that residents most appreciate about the YCC Area come from the relatively 
low population, and the fact that much of the land in the area is still undeveloped.  At the same time, 
the community recognizes the benefits that growth brings (e.g., more people to pay for desired 
services like a community center building or improved fire protection).   

This plan is based on the view that growth creates benefits and problems, and likely is inevitable.  
The community’s main responsibility is to guide the character and consequences of growth, rather 
than make any direct attempt to limit growth.  The plan does, however, identify certain types of 
development, and certain locations, where development should be limited, for example, along rivers 
and streams. 

C. Open Space - Maintain and improve public access to public open space, waterways and 
trails.  Retain the “natural feel” of the community and the dominate sense of natural 
landscapes – forests, wetlands, streams, wildlife, views.   

The strong sense of the natural landscape is an essential part of the community’s rural feel.  One key 
element is “out the backdoor” access to recreational open space; another is the fact that developed 
areas constitute small, occasional breaks in the intact pattern of forest, rather than the other way 
around.  These qualities tend to dissipate as a community grows – vacant lots fill with buildings, 
trees get cut, roads built, habitats are eliminated or degraded, access to open space fades.  In a 
growing area not all these changes can be avoided, but a community can hold onto certain key 
elements.   Specific strategies adopted as part of this plan include those below.  Details of these 
strategies are described in the open space/recreation chapter that follows, and in the river and 
stream land use district at the end of this chapter. 

D. Establish and Apply “Open Space” Subdivision Policies  

Traditional subdivision practices typically result in 100% of a parcel being subdivided into smaller 
private lots.  A number of alternatives to this practice have been successfully developed around the 
country.  These alternative models - referred to as cluster subdivisions, planned unit developments, 
or “open space subdivisions” – allow for slightly smaller lot sizes, in exchange for portions of the 
original subdivided property being designated for protection of open space such as wetland areas or 
buffers on lakes or streams or for recreation use such as trails.  Lands designated for these purposes 
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must either be dedicated to a homeowners association or to Borough ownership.  Working with the 
Borough, a similar policy should be established and applied in the YCC Area.   

Top – Standard subdivision: ten approximately 2.5 acre 
lot; all available land is sold. 
 
Below: “Open Space Subdivision:” same number of 
lots; average lot size is slightly smaller, difference is 
used to retain land for open space, trails, and stream 
buffers.  Done correctly, this approach increases 
access to amenities and produces higher average value 
for all lots.   The residential land near Westchester 
Lagoon in Anchorage is an urban example of this 
concept.   Lots 2-3 tiers back from the lagoon are 
highly desirable because they have access to the lake, 
its trails and picnic areas. 
 
To be most successful open space land needs to be 
aligned with similar open space in adjoining properties, 
e.g. to establish linked open spaces along a river or 
trail.  The Borough, a land trust or a Homeowners 
Association needs to hold the title and manage the 
land. 

   

   

Area retained as 
public open space 

Figure 1:  Standard vs. Open Space Subdivisions:  An Illustration on a 10 acre 
Parcel - Same number of lots and houses, two different layouts 
 

E. Encourage Consolidation of Small Lots  

Lots in the Caswell Lakes area are very small – averaging less than ½ acre in size.  Residents 
frequently acquire several adjoining lots to help retain a more rural character, and to have adequate 
space for separation from neighbors and on site septic systems and a well.  Where adjoining lots are 
held by a single owner, these owners frequently would like to consolidate the parcels into a single 
larger parcel.   

This same issue has come up in downtown Talkeetna, and in response, the Borough, in the 
Talkeetna SPUD, has established a “group processing” approach for speeding and simplifying lot 
consolidations.   The Borough and interested YCC Area community residents should arrange to 
apply this simplified procedure to vacate interior lot lines in the Caswell Lakes area (and other areas 
as appropriate).  This investment would reduce ongoing administrative costs for landowners and the 
Borough.  In addition, larger lot sizes would help protect water quality, and rural quality of the life. 
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GOAL 2 Expand Local-Serving Commercial Services; protect the scenic 
quality of land along the Parks Highway and Spur Road, by encouraging 
commercial development in clustered centers, and screening development. 

 

BACKGROUND AND COMMUNITY VALUES   

In past public workshops, residents have stated their desire for growth in local-serving commercial 
services – for example a bank, post office and more shops and stores.  There has been an even 
stronger concern that the Parks Highway and Spur Road should not be lined with strip commercial 
development like what is found in the southern Matanuska-Susitna Borough.  While there is a 
respect for the rights of individuals to use their private property as they see fit, it is recognized that 
some form of land use controls are needed to prevent development from scattering along the length 
of the community’s major roads.  

The first step in considering and guiding the amount, location and character of future commercial 
growth is to consider market trends.    Future commercial growth in the YCC Area will be a driven 
by a range of forces: 

• Increases in year round and seasonal population, locally and in nearby communities.      
• Reaching “demand thresholds” - as new levels of demand are reached, a new set of services 

become viable, e.g., at a certain population size the area can support a local bank branch.   
• Increasing spending by visitors (more visitors and/or more spending per visitor). 
• Location, layout and appearance of commercial centers.  Visitors and residents will spend 

more if development is concentrated in a convenient, attractive town center rather than in a 
place where the same set of stores is scattered.  Wasilla’s commercial pattern, for example, 
provides little incentive for discretionary tourist spending.   

 
Most residents get the goods and services they need from outside the area, in Wasilla and 
Anchorage.  However, as local population has grown, commercial activity in the area has slowly and 
steadily increased, primarily in Sunshine.  Several new retail and service businesses have been 
established, existing businesses report recent growth in demand, and a set of new businesses are 
preparing for construction.  The Sunshine area also has increasingly becoming a center for public 
facilities, including the school, health clinic and senior center.  

For the purposes of this plan, it will be assumed that over the next 10-20 years, commercial uses will 
at least match the rate of population growth in the YCC Area, and more likely exceed this number, 
with most of this growth in the Sunshine area.  If the area grows as it has over the last 15 years, the 
Y Community Council Area is likely to have a significantly expanded set of commercial services.  A 
key issue for the community, therefore, is the location and character of this growth – should it be 
concentrated in one or two locations, or spread along the length of the Parks Highway? 
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HOW? – MEANS TO REDUCE HIGHWAY COMMERCIAL SPRAWL  

Communities can use two primary strategies to avoid commercial sprawl.  One is to encourage or 
require development to locate in clustered locations, the other is to influence the appearance of 
individual development projects, e.g. through controlling the appearance of roadside development 
by retaining road front vegetative buffers.  The first of these strategies is far more powerful, but 
requires a willingness to restrict commercial development in some areas, while encouraging it in 
others.   

At previous public workshops, there was broad agreement on the general goal of discouraging 
sprawl and concentrating large scale commercial growth, and the need to take specific actions to 
reach this goal.  This topic was made a particular focus of the Nov 04 workshop.  Specific actions 
agreed to include: 

A. Appearance of Roadside Commercial Development - Encourage retention of buffers, 
trees and other landscape features so roadside development is attractive. 

Where commercial development locates along the highway, good site planning, landscaping, controls 
on signage, etc., can help make development more attractive.  Policies include: 

• Set standards for retention of retention of vegetated buffers along the front and sides of lots 
that face the Parks Highway and Spur Road.  Buffers should be consistent with Firewise 
landscaping standards for defensible space around structures, and with the rural/agricultural 
character of the area. 

• Establish rules so signs do not significantly reduce the visual quality of lands along the 
highway.    

B. Location of Commercial Development - Encourage new commercial develop to locate in 
relatively concentrated nodes, rather than scattered along the length of the Parks Highway 
and Spur Road. 

In order to maintain the rural character of the YCC Area that residents now enjoy, and to take 
advantage of the fact that the highway currently has limited commercial development, large scale, 
new commercial development is discouraged along the Parks Highway and Spur Roads.  Without 
controls on commercial growth, over time, commercial development will spread along much of the 
length of the Parks Highway, significantly reducing the visual quality of the community, harming 
environmental quality, and reducing the chance for the more concentrated community town center 
sought by residents.  Specific policies include: 

• Establish areas where commercial growth is encouraged (the planned Sunshine town center, 
Caswell Creek neighborhood commercial center, a handful of clustered neighborhood 
commercial areas).  Means to do this include developing the right kind of road access and 
utilities, trail connections, nearby residential development, and improvements in 
infrastructure such as water and sewer, and community facilities.  These public 
improvements will create incentives for private developers to focus future commercial 
development in these areas. 

• Discourage retail and related commercial uses in rural residential and open space areas (allow 
home-based businesses, agriculture, logging in these areas). 

• Discourage large scale commercial development along the Parks Highway and Spur Roads, 
other than the Sunshine town center and Caswell Creek areas, 
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• Work with AK DOT/PF to minimize ‘curb cuts’ in the portions of the Parks Highway and 
Spur Road outside of the Sunshine & Caswell Creek commercial areas.  Instead steps should 
be taken to consolidate access, for example, through shared drives, separate access roads, or 
frontage roads. 

 

One Alaskan example of restraining commercial development is in Girdwood.  Residents of that 
community were sufficiently concerned about commercial sprawl along the Alyeska Highway (the 
main road running from the Seward Highway to the base of the ski mountain) that they adopted a 
plan prohibiting all new commercial development on lots fronting the road.  This policy has been in 
place for over a decade, and the result has been a steady increase in the diversity and success of 
businesses in the New Girdwood Townsite.  One lesson from Girdwood is the need to designate 
sufficient area for commercial activities to allow for expected growth. 

More detail on this policy is included in the Land Use District section of this plan; detailed policies 
to implement this policy will be developed as part of a Special Use District. 
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GOAL 3 Create a pedestrian-oriented, mixed-use town center, to include 
places to meet friends and neighbors, venues for events and community meetings, 
a farmers market, commercial services like a bank, post office, grocery, 
restaurants; provide sufficient utilities to support higher density development. 

BACKGROUND AND COMMUNITY VALUES   

The other half of the actions started with Goal 2 is development of a concentrated “town center” - a 
clearly defined commercial and civic center for the community.  Past public discussions have shown 
YCC Area residents have a strong desire for such a place.  The desire for a town center was one of 
the highest-ranked priorities during the YCC Area 2003 Gathering.  The Sunshine area is the logical 
location for a town center, with the option for smaller, neighborhood-oriented centers in the Sheep 
Creek Lodge/Caswell Creek area. 

 

 

 

 

 

 

 

 

 

 

 

 

 

Downtown Talkeetna: an example of a compact, pedestrian 
oriented center, with a mixture of shops, restaurants & parks, 
all with easy access to natural areas.  

New Girdwood Townsite – Another example of a small town, 
town center.  Post Office is the “anchor” bringing residents 
together on a regular basis.  Other uses include restaurants, 
shops & services. 

  

Figure 2:  Downtown Talkeetna Figure 3:  New Girdwood Town Site 

Many small towns around Alaska and all over America are working to establish viable town centers, 
or as is often the case in the lower 48, to revitalize moribund main streets.  The qualities of the town 
center sought for the YCC Area are outlined below.  The town center area will have two sub-
districts:  an inner core, intended to be sufficiently concentrated to allow people to walk from store 
to store; and an outer ring to allow for larger scale commercial activities, with a more auto-oriented 
character.  

Qualities of the pedestrian core portion of the town center are outlined below:  

• Mixed Use – includes commercial services like bank, grocery, restaurants; bakery, bookstore, 
coffee shop; civic uses like post office, library, community; housing within walking distance.  

• Good Access – located to be easily reached by vehicles, but to avoid large volumes of 
through traffic (which discourage walking). 

• Pedestrian-Oriented – comfortable to move around without a car. 
• A Center Of Community Life – includes indoor and outdoor spaces that provide venues for 

events and community meetings, including space for a farmers market. 
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• Social Life In Public Places – comfortable places to meet and visit with friends, neighbors, 
and strangers; option for fun (e.g., a play structure for kids, for adults). 

• Link to Setting - take advantage of and protect natural setting, particularly the set of lakes in 
the Sunshine area. 

• Helps give the Y Community Council Area a more distinct identity. 
• Helps concentrate commercial development. 

Creating a viable town center in the YCC Area will be challenging and will only be successful with 
the cooperative efforts of the public sector and private land owners and developers.  General 
guidelines for creating a viable town center are outlined below.  

HOW? – MEANS TO CREATE A VIABLE TOWN CENTER 

Developing a viable town center will require a multi-year process.  Key actions to create a successful 
commercial and civic core for the YCC Area are outlined below; the Land Use District section at the 
end of this chapter sets the stage for carrying out these plans.  

A. Clarify boundaries of town center - the selected town center site is the Sunshine area.  The 
town center pedestrian core needs an area of between 10-30 acres (10 acres = 660’x660’).  
Successful, pedestrian-oriented town centers (and successful shopping malls) are typically no 
more than ½ and preferably ¼ mile in diameter.  Town center boundaries included as part 
of this plan are preliminary, and will be refined during the preparation of a Special Use 
District, based on a more careful look at land use demands, land ownership and physical 
constraints. Some land within the boundaries of the preliminary and final town center 
boundaries may not be suited for commercial development, due to agricultural designations 
or physical limitations such as wetlands.   

B. Meet with and reach agreement among land owners – public, private and institutional – 
regarding specific development goals for the properties.   

C. Establish a phased development plan.  This needs to include a funding strategy, for public 
and private investments, and more detailed master plan including roads and sidewalks, 
utilities, public buildings, amenities. 

D. Improve access to the site, for vehicles and pedestrians.  Provide good access into and 
through the area for pedestrians (trails to the site, sidewalks within); provide convenient 
vehicular access in the area and good visibility to the area from adjoining roads, but avoid 
high speed traffic through the area.  Key to this plan will be working with the AK DOT/PF 
to establish a bypass in a way that supports town center development (see Circulation 
chapter for details). 

E. Plan and develop infrastructure needed to support the concentrated development associated 
with successful town centers, including water, sewer and drainage.    

F. Encourage the right set of uses (commercial, civic, residential, and recreational). 

G. Create a comfortable, attractive environment that invites people to linger.  Include public 
seating, sunlight, water features, attractive appropriately scaled buildings, historical 
information, undeveloped natural areas within and near the town center.  

H. Adopt Special Use District that directs commercial development to the town center. 
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Figure 4:  TOWN CENTER PRINCIPLES – PEDESTRIAN CORE 
 
ATTRACT PEOPLE WITH THE RIGHT MIX OF USES 
1. MEET BASIC COMMERCIAL NEEDS OF RESIDENTS AND VISITORS  

Regular Convenience Needs - grocery, drug store, film, hardware, books, bank/ATM, cleaners, hair, auto, video/DVDs, cards, 
business services... 
Food & Drink – restaurants, coffee, bakeries… 
Specialty Shopping – clothing, art, homewares… 
Civic/Public - library, courthouse, city hall, conference facilities 
“Anchors” (some uses are more important than others) - post office, grocery store… 

2. CREATE DEMAND/ADD LIFE BY LOCATING POTENTIAL USERS WITHIN EASY       
WALKING DISTANCE  

Residential – single and multifamily housing, employee housing 
Visitors – hotels, motels, inns, B&Bs 
Employment - offices, other businesses (in addition to retail, services) 
Institutional Uses - schools, churches, police, fire, day care 

3. MORE REASONS TO VISIT: “FIVE STAR” ATTRACTIONS  
Art & Information - visual & performing arts, museums, information centers  
Private Recreation (movie theaters, video arcade) 

 
TAMING/MAKING THE MOST OF THE AUTOMOBILE 
4. VEHICULAR/TRANSIT/TRAIL ACCESS  

Provide Good Access for the Private Automobile – divert high speed, through traffic 
Mitigate Undesirable Affects of Traffic & Roadways; Slow Traffic 
Provide Alternatives To The Car - foot, ski, bike, transit 

5. PARKING 
Provide Enough Parking 
Use Efficient Layouts (on-street, off-street) 
Mitigate Adverse Affects of Parking (e.g. landscape parking) 
Share Parking/Manage Parking Supply  

6. OTHER INFRASTRUCTURE (water, storm runoff, fire, etc.) 
Screen the Worst/Celebrate the Rest (water/sewer/drainage) 
Good Lighting - save the stars 

A GOOD PLACE TO WALK/CONCENTRATE USES 
7. “CRITICAL MASS” - CONCENTRATE USES IN THE CENTER OF TOWN 
8. CREATE A WALKABLE, COMPACT TOWN CENTER 

Create a Good Environment for Walking (Comfort, Safety, Attractions) 
Concentrate Commercial Activities within an Area of 1/4 Mile Diameter 
 

REASONS TO LINGER – PLEASURES OF PLACE & PEOPLE  “What attracts people most, it would appear, is other people.” William Whyte 
 9. INVEST IN PUBLIC SPACE/PUBLIC LIFE  

Heart Of The Heart - town square/plaza 
Provide Inviting Places To Linger – comfortable, inviting sidewalks and streets 
Preserve Places Special to Locals  
Establish “Sense of Habitation” – from public flowers to building design standards 

10. “SENSUAL DELIGHT” 
Food and Drink, Public Music & Dance, Evocative/Exotic Smells & Sounds 

11. FUN IN PUBLIC PLACES 
“Enjoyable Motion” - interesting ways to get around, from pure fun to functional  
Places For Play - Kids Park, “Compact Sports”, “Street Toys” for small-scale adventure 

12. SPECIAL EVENTS 
Celebrate what makes your community unique 
Devote public resources to create successful events 

13. IT PAYS TO MAINTAIN A SENSE OF PLACE 
Provide Good Orientation - a sense of entry, boundaries, clear center 
Intricacy & Complexity - invite and reward exploration, provide surprises 
Capture Good Views 
Create Strong Ties to Natural Setting - bring nature in, protect habitat 
Incorporate Local Materials - stone, plants, rocks 
Maintain/Create Good Buildings (architecture) set quality standards, avoid big mistakes, worry more about bulk & setbacks than 

design 
Tell Good Stories: public art, information “placemakers” 
Celebrate History - weave history into art, buildings, place names... 
Signage  - clutter or information & character? 
Hitting the Balance between “Real and Ersatz” - people love stories.. 
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GOAL 4 Guide location and character of development with significant off-site 
impacts to minimize impacts on environmental and community quality, 
particularly industrial activities and natural resource development, e.g. coal-bed 
methane, logging, gravel extraction, etc.   Encourage forms of development that 
create economic opportunity and help sustain the area’s rural character, including 
agriculture and timber harvesting.  

BACKGROUND AND COMMUNITY VALUES    

The community wants to maintain the largely natural, rural character of the community, and to 
protect the quality of residential neighborhoods.  At the same time, the community recognizes the 
value of increasing opportunities for employment, and increasing the local tax base.   The balance 
point between these goals is to accept economic development activities, as long as they are the right 
scale and do not impact their neighbors.   

Development activities with potential for adverse impacts are discussed below.   

Mineral Extraction – The YCC Area, like the rest of the Matanuska-Susitna Borough has potential for 
coal-bed methane extraction.  If these uses are not well managed they can have significant impacts 
on quality of life and the natural environment.  The Matanuska-Susitna Borough has recently 
established Borough-wide regulations to guide development of coal-bed methane related activity.  
This plan relies on those Borough-wide policies to address this issue.   

Commercial Timber, Commercial Agriculture – The YCC Area has traditionally been home to a wide range 
of agricultural activities, and some commercial timber harvesting.  State and Borough agriculture 
programs have been active, and current Borough records indicate there are approximately 55 parcels 
totaling 9700 acres designated for agriculture in the area.  Included in this set of parcels are those 
that were sold as “ag rights only” – meaning the parcels are deed restricted to agricultural uses – and 
those where the owners derive at least 10% of their income from agriculture and consequently pay 
reduced Borough property taxes.  There are additional landowners involved in agriculture but who 
chose not to participate in the Borough program.  Agricultural activities include hay, primarily for 
people with horses and cows in Anchorage, Palmer and Wasilla, and production of fruits and 
vegetables such as gourmet lettuce and strawberries.  Animal husbandry is another common 
agricultural activity; including beef, swine, sheep, horses, goats, rabbits, geese and yaks.  These are 
raised for food, fiber, recreation, show and for use as working animals. 

Agriculture in the YCC Area is primarily practiced at a modest scale.  Products are for home use, 
local consumption, and for some operations, sales to retail sales and to individuals in Anchorage, 
Palmer, and Wasilla.  One person said, “most people involved in agriculture are supplementing their 
income by subsistence activities or hoping to sell enough to cover their expenses and break even.   
People don't farm or get into agriculture hoping to get rich.  It is a lifestyle choice.”    

Commercial timber operations have traditionally been limited in the area.  Like agriculture, timber-
related activities have principally been a means to supplement incomes and support a rural lifestyle.  
Several small mills produce logs for cabins.  A mill is not an uncommon sight at an individual home, 
and people mill local timber for a range of local uses.  Generally the timber in the area is low value 
for traditional commercial logging.  Much of the birch is old and not good quality; and spruce tends 
be small diameter and slow growing. Local timber resources are most important for local use for 
building and firewood, and offer potential for value-added products such as furniture.  
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In the last few months of the preparation of this plan, an operator has begun cutting timber in the 
area to be chipped and exported, using the port at Point MacKenzie. These larger scale harvests 
have created safety concerns related to use of local roads for logging trucks, reclamation practices, 
and environmental impacts. 

Sand And Gravel Extraction – The YCC Area, in contrast to Matanuska-Susitna communities further 
to the south, has relatively modest sand and gravel resources.   Currently gravel sites primarily serve 
local needs for road maintenance and construction.  Sand and gravel operations create noise, dust, 
and if dug deep enough, can impact the availability and quality domestic well water. 

Industrial Activities – There are few industrial activities in the area, including several auto 
repair/automobile wrecking yards.  As these uses grow in scale, as they have in larger Borough 
communities to the south, they can become unsightly, and create noise and water quality impacts.  
This includes businesses that may start as small, home-based operations (e.g. an auto repair yard) 
and evolve into a large, ugly collection of junked cars. 

In addition to reducing the adverse impacts of development, throughout the planning process, the 
community has emphasized its desire that the built environment be attractive, and a worthy 
companion to the area’s natural setting.  The quality of the built environment – buildings, sites, 
roads, signs, utilities, etc. - is important for maintaining the area’s rural character, quality of life, and 
also economic health.  By supporting land values, it helps to make the area more attractive to visitors 
and second home owners.   

HOW? – MEANS TO GUIDE THE LOCATION & CHARACTER OF DEVELOPMENT 

A.  Promote Agricultural and Timber Harvesting in a manner that helps create and maintain 
the rural lifestyle of the area. 

Utilize the resources available through the Upper Susitna Soil & Water Conservation District to 
ensure good practices of timber and agricultural activities consistent with traditional use in the area.  
Development of a Conservation or Timber Management Plan is strongly encouraged prior to land 
development.  A conservation plan can help land owners design improvements like roads and 
bridges, and encourage sustainable development, for example, through practices to minimize 
erosion.  

Ensure agriculture and timber harvests are managed to not create significant adverse impacts on 
neighboring properties, community life, water quality, or other natural resources.  See following 
standards section for details.  Set realistic expectations about the realities of life in rural Alaska (in 
the spirit of the “Rules of the West” –  see Appendix G). 

B. Guide Location of Development - Establish rules that restrict the location of   potentially 
disruptive uses such as industrial and/or commercial development. 

The best way to reach this goal is to establish a special land use district that sets rules on the location 
and magnitude of future industrial and commercial development and resource extraction. The 
general philosophy guiding this strategy will be to reduce the impacts of potential development, 
rather than prohibit uses.   

The potential for regulatory control over development is spread among several levels of 
government.  In many instances, the most effective strategy for managing impacts is at the level of 
the Borough or the State.  For example, on the issue of sand and gravel extraction, the Borough is 
working to establish rules requiring reclamation of gravel pits and other areas substantially altered by 
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resource use or extraction.  The MSB is currently considering an ordinance addressing this issue for 
large-scale gravel operations, to apply in the YCC Area and throughout the Borough.   

C. Development Standards - Establish rules that require buffers, setbacks, limits on 
operation hours and similar development standards as a condition of industrial and/or 
commercial development.   Establish rules to ensure existing and future development is 
attractive and contributes to the overall quality of YCC Area as a great place to live and visit.  

This objective addresses the direct impacts of development such as noise or traffic, as well as setting 
out standards to encourage quality, attractive development.   Topics include building size, lighting, 
setbacks, signage, retention of vegetation, rules regarding storage of old cars and other equipment on 
residential land. 

In addition to or instead of the mandatory standards that might be included in the Special Use 
District, the community may wish to develop and formally approve advisory design guidelines, as 
was done in the Talkeetna Area.  The goal of these advisory guidelines is to address topics where the 
community wants to communicate expectations without mandating specific requirements.  In 
Talkeetna, the guidelines address issues like building styles and building materials.  

The Land Use District section at the end of this chapter sets out initial standards for each district.  
Below are standards that apply to all districts.   

DEVELOPMENT STANDARDS - APPLY COMMUNITY-WIDE 

Site Development - Protect unique site opportunities and constraints, including slope, 
natural vegetation, views.  Maintain a sense of the natural setting. 

• Grading – encourage retention of natural contours.  
• Site Disturbance – set standards limiting extent of allowed disturbance, discourage clearing 

and grading of full site as is commonly done along the Parks Highway in the core area of the 
Borough; generally encourage re-vegetation with native species. 

• Natural Vegetation – maximize retention of existing vegetation.  
• Drainage – set standards so development does not change drainage patterns or create 

drainage or icing problems on adjoining lots (e.g. ensure construction of driveways and other 
impervious areas does not increase summer runoff or winter ice on adjoining roads or 
properties); set standards to minimize erosion. 

• Hazards and Sensitive Areas – minimize impacts of development on wetlands and other 
sensitive natural environments; avoid development in hazard areas, including floodplains, 
steep slopes.  
- Require at least the 75’ minimum setback from development to streams, lakes, wetlands 

and other water bodies; define “development” to include outbuildings, driveways, and 
other built elements that affect stream character.  

- Require use of drainage swales, holding basins and similar best management practices to 
ensure runoff from developed areas does not degrade quality of water in adjoining 
streams and lakes.  

• Vegetative screening – retain a vegetative buffer along collector roads throughout the 
community 
 

Signage – Businesses need to be able to inform prospective customers of their location at 
services.  At the same time, sign size and appearance needs to not degrade the visual quality 
of the community.  
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• Prohibited Signs - prohibitions of signs such as: portable signs; signs mounted on top of 
buildings; and flashing, rotating, animated or intermittent lighted signs.   

• Size of Signs – encourage modest sized signs: set standards for heights, square footage.  
 

Standards for Commercial, Industrial, Recreation, Tourism or any other Use that Creates 
Significant On & Off-Site Impacts  - Maintain the natural, rural character of the community, 
the quality of residential neighborhoods and the visual quality of roads. 
 
Two sets of development standards are established – the first applies to all uses, the second to 
specific types of uses.     
 
Standards for All Development 
 

• Hours of operation – Limit hours of operation of to portions of the day when adjoining 
properties can reasonably expect peace and quiet, i.e., evenings, nights, early mornings. 

 
• Commercial Use of Roads - Use of residential roads by trucks, heavy equipment is a concern 

of the community.  Such use should be controlled, in terms of amount and timing of use, to 
minimize congestion, noise, dust and safety impacts on community roads.  This policy is not 
intended to restrict use of roads by farm equipment, such as hay trucks or tractors.  

 
• Reclamation Required – Return land used for mining, timber harvesting, sand and gravel 

extraction or similar uses to a useable state. 
 

• Impacts on environment – Activities creating off-site impacts on water quality, air quality are 
not permitted. 

 
• Building Height – In order to preserve and maintain the existing views of the mountains, 

lakes and other natural features, and to ensure buildings can be served by local fire fighting 
equipment, building height should not exceed three stories.  

 
• Lighting – Prohibit lights from glaring onto adjoining properties; prevent upward directed 

lights that diminish dark skies.  All strong lighting should be shielded in such a manner so 
that the light is directed down and away from the sky in order to protect views of the night 
sky and aurora borealis, and to avoid shining directly onto neighboring properties. 

 
• Screening– Require landscaping and/or retention of natural vegetation to provide a visual screen 

between commercial, industrial or similar visually disruptive uses and adjoining properties. 
 

• All buffers, river or roadside open spaces, etc., should allow for fuels management adequate to 
protect property and curtail the spread of wildfires within the community, including specific 
clearing, tree thinning and limbing, and the removal of high-risk material. 

 
Standards for Specific Uses 
 

• Coal Bed Methane & Mineral Extraction - All coal bed methane and mineral extraction 
activities shall comply with the MSB codes adopted in 2004 . 
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• Sand And Gravel Extraction – The following policies apply to all existing and future 
operations: 
- An approved Master Plan for Operations and Reclamation is required prior to 

commencing operations.  Operators must put up a performance bond ensuring 
compliance to the master plan and other development standards.  

- Reclamation required – Return the land to a useable state. 
- Noise - If necessary to avoid disrupting neighboring uses, build sound reducing walls 

around the operation. 
- Use of residential roads by trucks, heavy equipment is a significant community concern.  

The amount and timing of use shall be limited to avoid congestion, noise, dust and safety 
impacts on community roads.  

 
• Junk/Salvage Yards   

- Be located no closer than 1 mile to any lake, river or water body. 
- Obtain all permits as required by Federal, State, and Borough code, to control 

environmental impacts. 
- Properly dispose of all hazardous waste. 
- Provide screening as outlined above. 

   
• Commercial Timber Harvests – The State Forest Practices Act governs certain aspects of 

timber harvest practices on public and private land, largely focused on water quality and fish 
habitat protection.  The act requires sustainable practices on State and Borough land. The 
primary topics addressed by the act are protection of riparian areas, road construction and 
reforestation.   All commercial timber harvests greater than 40 acres must submit a “Detailed 
Plan of Operations” (DPO) to the State Division of Forestry for multi-agency review prior 
to operations.   The Division of Forestry is responsible for inspections and ensuring 
compliance with the DPO.  In addition to the general DPO, the State and most other large 
institutional land owners require an additional, more focused management plan for each 
timber harvest area.  
 
The following policies are recommended for all existing and future commercial timber 
operations in the YCC Area: 
- The Borough should investigate the need to prepare an updated ordinance regarding timber 

harvests, modeled on the policies and process used by the State Division of Forestry.  
- The Borough should ensure the following elements are part of any timber harvest 

contract: 
o Sustained yield basis - timber must be managed on a sustained yield basis (unless 

a conversion of land use has been approved in advance). 
o Plan of Operations - approved of a plan for operations and reforestation prior to 

commencing operations.  
o Reforestation – reforestation is required, the method to be determined based on 

site conditions at the time of harvest. 
o Use of public roads by vehicles that support logging shall be managed to avoid 

congestion, noise, dust and safety impacts on the community.  Methods to 
address these issues include controls on the amount and timing of use and/or 
improvements to road surfaces.  

o Compliance and Enforcement - Require bonds for reforestation & performance. 
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COMMUNITY PLAN LAND USE DISTRICTS  

This section presents land use policy in the Y Community Council Area, using land use districts. 
Each district defines an area with generally similar types of land use issues, and similar intended 
future development.   

Community plan land use district policies will provide the bridge between the broad goals of the 
comprehensive plan and the specific regulations in a Special Use District expected to be completed 
after the adoption of the YCC Area Comprehensive Plan.  Policies in each Land Use District give 
general direction; the SPUD that follows will move forward consistent with this direction, and 
establish more specific enforceable standards and guidelines.  

For each of the districts, the Comprehensive Plan presents policies on the following topics:  

• Overall objectives 

• Boundaries 

• Preferred (and discouraged) land uses 

• Generalized development standards 

A map showing land use district boundaries is presented on the following page.   Land use districts 
are listed below.  After policies for each of these sections area presented, a final section presents 
general development standards that apply in all districts.   

1. Town Center  

2. Land Along Parks Highway and Spur Road 

3. Rural Residential Areas 

4. Land along Major Rivers and Streams 

5. Mountains 

It is the intent of this plan that existing uses, which may become legal, nonconforming uses, lots and 
structures in the Y area when a Special Use Area is developed, should be allowed to continue as 
"grandfathered" uses.   Policies below express the general intent of this Comp Plan regarding such 
uses; specific language will be developed as part of the SPUD.  
 

• At the time that a Special Use District may be adopted, uses that are inconsistent with the 
uses specified in the SPUD will be designated legal nonconforming land uses.  These uses 
may be continued, and expanded within existing property boundaries, subject to compliance 
with borough regulations (e.g., setbacks). 

• A legal nonconforming land use may be reestablished if partially or completely damaged by 
fire or other disaster.  

• Legal non-conforming status “runs with the land,” that is, the grandfathered right stays with 
the property even if ownership changes. 

 

Like all the policies presented in this plan, these proposals emerged from the 2003 Community 
Gathering, the Spring and Fall 2004 Community Workshops, and work with the Community 
Planning team.  
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1. TOWN CENTER 

Overall Objectives  

As stated earlier in this chapter, the community wants to establish a concentrated, mixed-use 
town center, to include a diverse range of commercial and public uses, venues for events, a 
farmers market, community meetings and places to meet friends and neighbors.  The town 
center is intended to serve as an amenity and convenience to YCC Area residents, to be a 
profitable place for local businesses, provide an attractive destination for visitors, and help 
build a positive image for the community. 

See Goal 2, earlier in this chapter, for a complete description of objectives for this district. 

Boundaries  

The town center needs a central, convenient location, easily reached, but slightly off the 
Parks Highway.  The area needs to be a location where commercial ventures have a good 
chance of success.  The general area that best meets these criteria is Sunshine, at the 
intersection of the Parks and Spur Roads.  This site has the advantage of drawing traffic 
going to and from Talkeetna, and also is located at a convenient stopping point for travelers 
journeying up and down the Parks Highway. 

The town center will have an inner and outer area.  The pedestrian core inner circle, roughly 
1 mile square, takes in the land immediately surrounding the actual “Y” intersection.  The 
outer ring extends an additional mile (approximately) north and south, and to the bridge 
over the Big Susitna River on the west. The two areas together need to be large enough to 
meet community commercial needs for the foreseeable future. Specific boundaries for the 
town center will need to be refined after further discussions with affected landowners.   

TOWN CENTER - PEDESTRIAN CORE 

Land Uses   

Encouraged Uses:  

• Commercial: primarily local serving commercial uses.  Uses most desired include 
“Main Street” commercial uses such as a bank, grocery, restaurants, bakery, book 
store, personal service (barber, hair salon), gas stations, repairs, arts and crafts/gift 
stores, hotels/motels.  Secondary commercial uses include regional and visitor 
serving uses, such as specialty shops and restaurants. 

• Public uses: for example, a library, post office, (the area already hosts the school and 
the senior center), space for a farmers market. 

• Residential: single family and multifamily housing – encourage relatively high 
densities (including apartments and townhouses, up to approx 15 units per acre). 

Discouraged Uses:  

• Uses that disrupt opportunities to create a pedestrian-oriented commercial district.  
Uses that deaden a town center include large parcels devoted to a single function, 
e.g., large scale industrial activities, auto sales, storage, junkyards, big box retail 
stores. 
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Development Standards Specific to this District 

• Building heights and densities – allow buildings of greater density and height than in 
other parts of the Y Community Council Area; allow multifamily attached housing. 

• Parking – require on-site parking, but give option to meet this requirement by 
contributing a modest fee to help cover annual maintenance costs of public off-site 
parking.  Create an attractive, inviting environment for walking - screen parking 
areas, break-up large parking areas with planting, use on street parking.    

• Landscaping – require attractive landscaping, do not require retention of a vegetative 
buffer in front of buildings. 

• Utilities and Services – require screening of dumpsters, service bays, similar building 
features.  

• Building Size/footprint –- encourage smaller, human scale buildings; break large 
buildings into smaller, human scale components rather than constructing large 
monolithic structures. 

• Setbacks – encourage buildings to locate relatively close to the street, to create a 
sense of enclosure, and provide views into store fronts from the sidewalk.  

• Streetscape – encourage actions to create a good walking environment - require 
sidewalks, planting between street and building, on street parking.  

TOWN CENTER – OTHER COMMERCIAL/OUTER RING  

Land Uses   

Encouraged Uses:  

• Commercial & Light Industrial: variety of commercial uses, including all those listed 
for the pedestrian core, plus larger scale industrial and commercial activities – larger 
grocery stores, construction equipment storage, manufacturing, etc. 

• Public Uses: for example, a library, post office, (the area already hosts the school and 
the senior center)  

• Residential: single family and multifamily housing – encourage relatively high 
densities (including apartments and townhouses, up to approx 15 units acre). 

Note: this area is intended to provide a combination of commercial, industrial and residential 
uses.  More detailed planning will be needed, during the preparation of the Special Use 
District implementing this plan, to ensure these uses are compatible. 
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Development Standards Specific to this District 

• Allow buildings of greater density and height than in other parts of the YCC Area; 
allow multifamily attached housing. 

• Encourage attractive buildings, landscaping. 

• Require on-site parking. 

• Require a buffer zone between larger scale industrial/commercial uses and residential 
areas. 
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2. LAND ALONG PARKS HIGHWAY AND SPUR ROAD 

Overall Objective  

As stated earlier in this chapter, the community wants to avoid commercial sprawl along the 
Parks Highway and Spur Road.   This is a legitimate concern, due to the area’s potential for 
growth, and the long stretches of private land adjoining the highway.  

See Goal 2, earlier in this chapter, for a more complete description of objectives for this 
district. 

Boundaries  

The Parks Highway and Spur Road land use district include land on either side of the road 
along the length of these two stretches of highway.  This excludes the town center and 
Sheep Creek commercial areas.  The land use district map gives a preliminary, approximate 
boundary; specific boundaries will be determined during preparation of a future Special Use 
District.  

Land Uses 

Encouraged Uses  

• Residential uses – low densities (like other YCC Area residential areas). 

• Recreation – establish and maintain trails along both sides of the road. Small scale 
tourist accommodations – cabins, B&B’s  

• Home-based businesses; residential-compatible commercial & resource development 
(as defined in rural residential district) 

• Other uses, other than commercial or industrial, that maintain the predominately 
rural feel of land along the highway 

Generally the community does not encourage large scale commercial uses along these 
highways.  The community encourages future commercial development, particularly larger 
scale commercial development, to locate in the Sunshine town center and Caswell/Sheep 
Creek commercial areas.  The primary mechanism to achieve this latter goal is to 
recommend public investments concentrate in these areas, including improvements in 
access, infrastructure such as water and sewer, and community facilities.  These public 
improvements will create incentives for private developers to focus future commercial 
development in these areas. 

 

Discouraged Uses:  

• Heavy industrial development, resource development such as large scale gravel 
extraction. 

• Adult entertainment, bars, liquor stores. 
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Development Standards Specific to this District  

• Road Design – Work with the AK DOT/PF to minimize the number of curb cuts 
along the highway.  Commercial development is encouraged in the town center area.  
Where there is road side development, steps should be taken to consolidate access, 
for example, through shared drives, separate access roads, or frontage roads.  

• Setbacks – Rely on existing MSB setbacks (25’ front, 10’ side) 

• Buffers – Require retention of natural vegetation and/or planting of new vegetation 
between the road and adjoining buildings, and encourage retention of vegetation 
along side lot boundaries.  Allow openings in buffers for commercial uses to permit 
views into businesses, as well as access drives.   Work with AK DOT/PF to provide 
plantings in the unused portions of the highway right-of-way.   

Buffers should be of sufficient width to give the impression to drivers that they are passing 
through a forested or rural landscape, punctuated by buildings (vs. Wasilla, which is now a 
cleared landscape, with occasional trees).  Buffers should be consistent with Firewise 
landscaping standards for defensible space around structures.  Agricultural activities 
(greenhouses, gardens, etc). should be considered acceptable ways to meet buffering goals, 
consistent with the rural character of the area.  More extensive buffers are needed for larger 
buildings, and for more visible uses, e.g. gravel operations. 

 
Figure 5:  Buffers 

 
 

• Signage – Sign size, materials, lighting, etc. should be controlled to keep the highway 
attractive.  At the same time, it is recognized that businesses need sufficient signage 
to attract customers.  Options to achieve this balance point include, for example, 
using one sign for several businesses, and controls on sign size and materials.  One 
of the positive benefits of sign controls is avoiding “sign wars” – where merchants 
invest in ever bigger signs to stay ahead of the competition.   One part of this effort 
will involve working with the AK DOT/PF to find ways for businesses to advertise 
close enough to the active roadway to be visible to drivers. 
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3. RURAL RESIDENTIAL AREAS 

Overall Objectives  

Work to keep the YCC Area a largely rural residential community, with a predominance of 
open space and natural landscapes; maintain the existing pattern with relatively low density 
residential and agricultural uses.   Protect environmental quality, particularly the quality of 
surface and subsurface water used for domestic purposes.  Encourage continuation of 
agriculture and timber operations at a scale that helps support and maintain the area’s rural 
lifestyles.  Allow agriculture and timber-harvesting, and limited, home-based commercial 
uses as part of residential uses where this can be done without adversely impacting adjoining 
properties. 

Boundaries  

This district includes all of the YCC Area, except the town center, land along highways and 
along major rivers and streams, and mountains.   

Land Uses 

Encouraged Uses:  

• Primarily a rural residential area; future residential densities comparable to densities 
in portions of area already subdivided and developed.  

• Residential-compatible commercial uses – Home-based/“cottage industry” 
businesses are incidental and accessory to the primary residential use, and allowed as 
long as the use does not adversely impact neighboring homes.  The intent of this 
category is to support small scale commercial activities such as craft production or 
furniture building that can be done within the confines of a typical residential 
property without creating off-site impacts.  This policy allows, for example, a wood-
working business to run a shop and if necessary to expand their business on their 
site.  The defining feature of this category is that the use fits well into a residential 
neighborhood without reducing visual quality, creating significant traffic, or 
otherwise disrupting the sense of peace and quiet residents expect in these areas.   

The final definition of home-based/cottage industry will be worked out during the 
development of a Special Use District implementing this plan. 

• Non-home-based commercial uses may be allowed (conditionally allowed under a 
future Special Use District) if they are small scale, if designed to not affect adjoining 
residents or property values, or to generate notable vehicular traffic.  Examples of 
residential-compatible commercial uses include child care, furniture manufacturing, 
tour businesses, media productions, lodges, recreation rentals (e.g., canoe rentals), 
and greenhouses. 

• Resource-based activities – agriculture, farming, stables, jelly & honey manufacturing, 
lumber milling or small scale logging is permitted, if operations are designed to 
follow traditional area practices to not unreasonably impact neighboring residential 
uses (e.g. through appropriate limits on operation hours, noise, smells, etc. – see 
Goal 4).   
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• Neighborhood Commercial – small scale, local serving commercial, such as a 
convenience store, small restaurant or video rental are allowed uses under certain 
conditions in rural residential areas.  The goal is to provide the option for a 
concentrated nodes of commercial development in more densely developed 
neighborhoods, such as Caswell, so residents don’t necessarily have to drive to 
commercial facilities on the Parks Highway   

 
Discouraged Uses:  

• Commercial and industrial activity, other than as outlined above, is discouraged in 
residential areas.    

• Adult entertainment, bars, liquor stores. 

Development Standards Specific to this District (see previous section for standards 
applying in all districts) 

• Density – Detailed standards for residential densities will be established in a Special 
Use District that will implement this plan.  General guidelines for preferred densities 
are listed below: 

- Set minimum residential densities at a level that maintains the existing rural 
character of the area, roughly comparable to the densities found over the 
majority of subdivided private lands the YCC Area at the time of comprehensive 
plan adoption –  about 2 acres/unit.  

- Provide the option for cluster or “open space subdivision” rules, which allow 
individual lots to be 1 acre per unit (or less if served by community water in 
sewer), if in exchange, valuable open space is reserved for trails, protection of 
land along rivers and streams, environmental protection or similar public 
benefits, and if the average density for the property as a whole (including open 
space) is about 2 acres.  

 
• Minimum building setbacks; setbacks from water bodies – During the preparation of 

a future SpUD, consider requiring setbacks larger than Borough-wide minimums (25’ 
front, 10’ rear and side) for parcels greater than 5 acres. 

• Subdivision practices – Developers should retain trails, and buffers to protect 
streams, wetlands and other sensitive open space areas.  The open space subdivision 
approach presented earlier in this chapter provides an approach to meeting this 
standard.   Developers must improve and or construct roads (within and accessing 
the planned subdivision) to Borough standards as a condition of subdivision 
approval.  

• Timber and Agricultural Practices – All timber and agricultural projects should 
develop and follow conservation plans prepared with the assistance of the local Soil 
Conservation Subdistrict. 
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4. LAND ALONG MAJOR RIVERS & STREAMS 

Overall Objectives   

Significant portions of the non-mountainous area of the YCC Area are private and native 
corporation lands or lands held by institutional owners such as the University of Alaska. 
Over time, most of this private land will likely be developed.  As a result, the community 
wants to find a way to establish some areas that will be undeveloped or at least minimally 
developed, so in the future the community will still have a sense of rural life and access to 
recreation. 

The most promising option to retain the open space is to focus on the paths of the area’s 
major east-west flowing drainages.  The majority of the State and Borough lands where it 
exists along these streams and rivers will be maintained in public ownership, to protect open 
space, recreation, habitat and water quality values.   

Where these streams and rivers cross lands held by individual private and institutional land 
owners it is also important to retain open space, habitat and environmental values.  Policies 
are needed that find a balance between the community benefits of maintaining these areas in 
a largely natural state and the desires of private land owners for use of their land.  

The open space and recreation chapter gives more details on these policies.   

Boundaries 

Boundaries include land along the Kashwitna River, and Caswell, Sheep, Goose, Montana, 
and Sunshine Creeks.  Where the streams adjoin land in private ownership, the land use 
district map gives a preliminary, approximate boundary.  Where the rivers or streams  cross 
through public land (State, Borough), boundaries are expanded to include most or all of this 
property.  Specific boundaries will be determined as part of a future Special Use Districts. 

Land Uses 

Encouraged Uses:  

• Residential – Low density  

• Recreation-oriented commercial (e.g., lodging) allowed conditionally 

• Agriculture – With adequate setbacks and other conservation practices 

Discouraged Uses  

• Commercial  

• Industrial  

Development Standards  

Standards presented in this section are now presented in the recreation/open space chapter, 
under goal 1, Strategy D. 
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5.  MOUNTAINS  

Overall Objectives  

The upland, mountainous portion of YCC Area is largely held by the State of Alaska.   The 
State Department of Natural Resources’ Susitna Area Plan sets out policies for the use of 
these areas.  This area is intended to be retained in public ownership; managed for a range of 
public uses including recreation, mining, subsistence, and fish and wildlife.   The website 
below gives details:  

 http://www.dnr.state.ak.us/mlw/planning/areaplans  

Current uses in the area are primarily recreational activities, including hiking, snow 
machining, and hunting.     

Boundaries  

Upland and mountainous areas east of the edge of private land holdings.  

Land Uses 

Encouraged Uses:  

• Recreation, open space, habitat protection are the primary uses.  

• Hunting, trapping, fishing and related subsistence uses. 

• Protection of watershed values – the headwaters of all the creeks crossing through 
the Y Area 

• Resource development such as mining is permitted under regulations established by 
the State of Alaska.  

Discouraged Uses:  

• Residential is discouraged, other than those properties already subdivided and 
designated for residential use.  

• New subdivisions; commercial, industrial -- prohibited. 

Development Standards  

• Ensure strict standards are followed so any potential impacts of mining on water 
quality or other environmental issues are minimized. 
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MMAAJJOORR  GGOOAALLSS  &&  SSTTRRAATTEEGGIIEESS  
             
OOppeenn  SSppaaccee  &&  RReeccrreeaattiioonn    

  

 
 
 
 

Overview 

The YCC Area Gathering and the first YCC Area 
Community Workshop made clear that the natural 
attractiveness and recreational character of the 
area – its lakes, creeks and rivers, fish and wildlife, 
open space, trails, quiet and sense of solitude – are 
the primary reasons people choose to live in this 
community.1 It is important to YCC Area 
residents that they retain a strong sense of living 
in a natural, rural setting, with good access to the 
outdoors. It is also clear the area has a diversity of 
recreation and open space use opportunities. 
People depend on open space and natural areas 
for many reasons, both for work and play. In 
short, high-quality, well-preserved recreation and 
open space areas are major components of the 
quality of life YCC Area residents want and need. 

Without planning, these qualities will tend to be eroded and use conflicts intensify, as more land is 
developed and more people move into the area.   This plan takes into consideration the value of 
recreation and open space to the community, and is designed to sustain these qualities in the near 
and long term. 

The goals below are derived from the opinions on recreation and open space issues voiced by the 
community during the planning process.  Under the guidance of the YCC planning team, the plan 
further interprets these goals with more specific recommendations and guidelines for 
implementation.  

A fundamental challenge facing the YCC Area is that a significant portion of available recreation and 
open space land is in private ownership, and is likely to be developed over time.  Retaining open 
space values will therefore be best effected on two fronts – by outlining standards to maintain open 
space values on private land, and by retaining most of those public lands that do exist in public 
ownership.  This section includes strategies to accomplish both these goals.  

                                            
1 Gathering, Spring, 2003; Comp Plan Workshop, Spring, 2004. 

“I really like that I can hook up my dogs and run out the Deshka River 50 miles just for the fun of it.”
“I don’t want to be riding across private property, but I need a way to access the 

backcountry on my snow machine.  We have to figure out a way to keep the peace and 
respect each other, and still enjoy why we live here.”

“I like how quiet it is here, and so great for the kids.”
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Recreation & Open Space Goals 

The goals below are directed toward initiating and maintaining a system for recreation and open 
space that is area-wide, sustainable and meets the community goals set forth in this process.  The 
overall intent of the community is generally to better manage and accommodate current levels of 
recreation and open space use, rather than actively promote additional new uses. 

1. Reserve, protect and expand access to natural features and open space. 

2. Meet the needs of diverse uses and users. 

3. Retain, dedicate and improve trails system. 

4. Establish system of parks, recreation facilities and open space. 

5. Create sustainable management practices. 
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GOAL 1 Reserve, protect and expand access to natural features and open 
space. 

BACKGROUND AND COMMUNITY VALUES 

One of the main pleasures of living in the YCC Area comes from residents’ proximity to 
undeveloped open space.  Houses sit in a largely intact natural landscape, typically in forested areas, 
often with views of wetlands, mountains, lakes and streams.  Unlike life in typical cities or suburbs, 
most people don’t have to leave their homes to be in an attractive natural setting.  The natural open 
space is large in quantity, and is highly valued. 

Meeting this goal for public open space entails taking direct action to protect and enhance access to 
natural features. Part of the planning process entailed distinguishing specifically which features and 
uses are priorities for residents, and then to formulating methods for their protection.  With 
feedback from the community and other interested parties, important features and uses were 
identified, and are listed in the table below. 

Table 12:  Uses and Values of Recreation and Open Space in the YCC Area. 
 
 

Feature 

  

Community 
Values 

 

Important  
Summer Uses 

 

Important  
Winter Uses 

Rivers, streams and 
creeks   

Open space, wildlife 
habitat, water source, 
contribution to rural 
character 

Fishing, rafting, canoeing,  
hiking 

Skiing, walking, running, snow 
machining, trapping 

Lakes  

Open space, wildlife 
habitat, water source, 
contribution to rural 
character 

Fishing, boating, waterskiing, 
swimming, float plane port 
(not all lakes allow all uses) 

Snow machining, skiing, ice 
fishing, skating, walking 

Forests and wetlands  

Open space, wildlife 
habitat, water source, 
contribution to rural 
character 

Walking, hiking, running, 
biking, horseback riding, 
four-wheeling 

Skiing, walking, running, snow 
machining, sledding, 
horseback riding 

Talkeetna Mountains 
and “Backcountry” 
Open Space 

 

Open space, wildlife 
habitat, water source, 
contribution to rural 
character 

Walking, hiking, running, 
biking, horseback riding, 
four-wheeling 

Skiing, walking, running, snow 
machining, sledding, 
horseback riding 

Views of Denali and 
the Alaska Range  Aesthetic appreciation, 

community identity 

Scenic viewing, rural 
character, possible visitor-
related economic 
development. 

Scenic viewing, rural 
character 
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HOW? MEANS TO PROTECT NATURAL FEATURES & OPEN SPACE 

A. Reserve most remaining public lands for use as recreation and open space. 

The public land that does exist in the YCC Area must be considered for recreation and open space 
uses before being designated to other purposes (for location of remaining public parcels, see Land 
Ownership Map in Land Use chapter).  There are four main types of public lands in the YCC Area – 
State land (mostly in the eastern section of the community, in the Talkeetna Mountains, but also 
including a number of parcels within the residential areas); State waters (larger lakes and streams, 
e.g., the Susitna River, are held in public ownership up to the average high water line), Borough 
lands (which include a mix of larger contiguous parcels and smaller parcels throughout the 
residential area); and isolated small parcels dedicated for public use as part of the subdivision 
process, typically held by a homeowners association or the MSB.  In addition to these categories of 
public lands, there are a range of section line easements and other public and utility easements and 
rights of way in the area. 

State Lands 

The state land in the eastern portion of the YCC Area, managed by the Department of Natural 
Resources (DNR) has been designated as multi-use public land, to be retained in public ownership, 
and used for recreation, open space, habitat, mining, and grazing, [State Department of Natural 
Resources, Susitna Area Plan].  Reflecting community desires, this comprehensive plan identifies this 
area to remain as open space, in public ownership, to be used for a variety of recreational purposes.   

An additional benefit of this land to the community, aside from its recreational uses, is its value as a 
watershed, and a source for clean water runoff.  Since many homes in the YCC Area use wells as a 
primary source of drinking water, good drainage and clean groundwater is essential for residents. 

Hunting and trail activities are primary uses in this area.  Currently, there are no facilities or active 
recreation management in this area.  Growing use over the next 5-10 years may necessitate changes 
in management, including more active trail management. 

Other state parcels are within the residential areas.  These lands remain in state ownership largely 
because they are wetland areas, unsuited for development, and were passed over when the Borough, 
native corporations and other groups had the chance to select their entitlement from the state.  Of 
particular importance for recreation and open space uses are state parcels through which creeks 
flow.  Designation of part or all of these parcels for open space and recreation is important for 
implementing a “waterways greenbelt” along certain creeks (see also Section B., below). 

The Department of Natural Resources “Susitna Area Plan” generally designates these lands to be 
retained in public ownership, and managed for recreation and open space values.  See the YCC Area 
Land Use Map to for recreation-designated State lands.2 

 

MSB Lands 

MSB owned land is scattered throughout the YCC Area.  In general, the position of the plan is that 
there is very little borough land in the area to meet long term community needs for parks, and sites 

                                            
2 For more information on specific state land use designations in the YCC Area, please see the Susitna Area Plan, 
available through the Alaska Department of Natural Resources. 
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for schools and other public facilities, and therefore the large majority of MSB parcels should be 
retained in public ownership and managed for public uses.  It is recognized, however that the 
borough needs to sell portions of its holdings in the area, to provide revenue from land sales and 
property taxes.   Parcels with the least compelling public values are identified as possible site for land 
sales.  Land disposals shall be done consistent with the policies of this plan, and with the review and 
input of the Y Community Council. This plan recommends outlying lands (e.g., parcels G, J & Q) 
not be sold in the near term, as this would trigger the need to spend money for new or expanded 
roads, when funds for such improvements can be better spent improving roads serving existing 
residential areas.  Lands identified for possible future disposal should be managed for open space 
and recreational uses until they may be disposed.  

Uses for MSB parcels are outlined in the table below.  Once the plan is adopted, the Y Community 
Council, in partnership with the MSB, should formally designate these lands for these uses. 

 
Table 13:  Recommended Uses for Specific MSB Parcels. 
 

Parcel  Description Use Designation 

A.   Parcel adjacent to Susitna River Agricultural lands, retain a useable recreational access easement 
along the river, at least 300’.  MSB has interest in gravel on this site. 

B.  Parcel adjacent to Susitna River, 
encompassing Sunshine Creek 

Currently used as a riverfront park.  Retain land to continue this use 
with potential to develop more recreational facilities, especially in 
the vicinity of the old landfill site.   A portion of this parcel also may 
be appropriate for a community cemetery.  

D.  On Benka Lake Retain as lakefront park (existing) with potential to develop more 
recreational facilities. 

E.  North of Yoder Road Available for land disposal, or use for future neighborhood park. 

F.  Parcel abutting Susitna River, 
encompassing Sunshine Creek 

Retain as open space and watershed; keep open possibility to use 
parcels for bypass.  MSB has interest in gravel on this site. 

G.  Parcels adjoining Montana 
Creek 

Retain as part of Montana Creek stream area, designate for open 
space & watershed.  Eastern portion may be possible land disposal. 

H. (2 
parts)  Western – YMCA Camp 

(leased)  Eastern – School site 

Retain for current uses.  School site can be developed further for 
community recreation/trail system, and to provide a small 
community park related to the town center. 

I.  Parcel adjoining Montana Creek Retain for undeveloped open space and watershed. 

J.  
Large parcel south of Bartlett 
Hills subdivision, adjoining state 
lands to East 

In near term – retain as public land, use for forestry and open space; 
in longer term, use for a combination of neighborhood open space, 
disposal for agricultural uses and residential uses.  Large portions of 
this site are poorly drained wetlands.   

K. (3 
parcels)  

Parcels on either side of the 
Goose Creek stream area 

Retain two eastern parcels as part of Goose Creek stream area, and 
the system of wetlands adjoining Goose Creek.  Parcel straddling the 
Parks Highway could be used for disposal, although this parcel is 
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poorly drained and has low physical capability for development. 

L.  
Parcel east of the railroad and 
west of the Parks Highway, 
north of Goose Creek 

Retain for community open space and recreation use, including 
option on portions of the site for developed recreation facilities. 

M.  
Parcels between Sheep and 
Goose creek, near on-grade 
crossing 

Retain as part of Sheep Creek stream area. 

N.  Parcels west of Parks Highway 
and north of Sheep Creek 

Retain & protect land near the stream for open space, recreation 
and watershed values; provides a possible staging area for trail use 
west across the Big Susitna River.  Areas not important for 
recreation and open space uses are candidates for land disposal. 

O. & P.  Parcels within Caswell Lakes 
neighborhood 

Retain for future community facilities related to the Caswell Lakes 
neighborhood (school, park, etc.).   Much of the land at these two 
sites is wet and offers good wildlife habitat. 

Q.  Parcel along Caswell Creek 
stream area 

Retain land adjoining Caswell Creek for neighborhood open space as 
part of the stream greenbelt stream area; in future remainder of 
parcel is  a candidate for land disposal. 

R. & S.  Parcels adjoining Kashwitna 
Creek 

Retain large majority of these parcels as part of the Kashwitna Creek 
stream area to be used as open space, habitat and recreation.  Most 
of this land is wetland, recreation use in these areas will primary 
primarily be for winter activities.  Several small portions of the site 
with better drainage may be used for public facilities such as a school 
related to Caswell Creek.  
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B. Protect and enhance uses of rivers, streams, creeks and lakes – for fishing, open space, 
clean water and other recreational purposes. 

Rivers, Streams and Creeks 

One of the most valuable and best-loved natural aspects of the YCC Area is the system of creeks 
that transect the land.  These creeks supply natural corridors for wildlife movement, host strong 
salmon runs, are part of a healthy, clean water system for the area, and are used for many types of 
recreation and subsistence activities.  There are seven significant creeks in the area which run a 
northeast-to-southwesterly route, six originate in the highlands of the Talkeetna Mountains, descend 
through forests and wetlands, and finally flow into the Susitna River, bordering the western edge of 
the YCC Area.  The seventh, Sunshine Creek, starts in the wetlands and lakes just north of the 
Sunshine, and meanders south into the Susitna River.   

The Recreational Fishing Data Map shows “angler days” information based on surveys by the State 
Department of Fish and Game.  As the data indicates, fishing pressure is substantial, and growing.  
These streams are increasingly seen as attractive alternatives, especially for Alaska residents, to the 
even more crowded salmon streams on the Kenai Peninsula.  

This plan calls for a system of “waterway stream areas” to be protected along creeks and rivers.  It 
the intent of this plan to protect the entire watershed, from the upper reaches of the stream systems, 
in the mountains east of the settled areas of the Y community, and extending down the main 
channels of the streams and rivers, as well as lowland tributaries and associated wetlands.  

The Land Use chapter identifies stream area land use districts to help achieve this goal.   These areas 
serve a variety of functions, including: 

• Preservation of valuable open space, which contributes to rural character. 
• Preservation of corridors for wildlife movement. 
• Protection of clean water. 
• Protection of fish populations and enhancement of fishing opportunities. 
• The possibility to create and/or enhance trails connecting residential areas to “backcountry” 

open space (where public lands make this possible). 
• The possibility of upgrading fishing access in special areas – both for improved access and to 

protect the surrounding area from overuse. 

This last point is particularly important in considering trails; these waterway stream areas could 
become one key element of an area-wide trails system.  It is important to note, however, that 
“stream area” is not synonymous with “trail.”  Much of the land along these streams is private.   
While residents may endorse policies to retain stream-side vegetation, setback requirements and 
other actions protect open spaces values, many will not want public trails adjoining the streams.   

Lakes 

Lakes dot the entire YCC Area, scattered in the lowlands between the Susitna River and the foothills 
of the Talkeetnas.  Many of the YCC Area’s neighborhoods are built around lakes, and waterfront 
property with good lake access is highly valued.  Residents use lakes for a range of recreational 
purposes, including swimming, fishing, skating, snow machining, dog mushing, skiing, and boating.  
Hiking and walking trails, and picnic and beach areas exist at some lakes, as well.  Lakes promote 
neighborly relations, as places for residents to gather.  YCC Area lakes should be preserved for these 
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purposes, putting lake management plans in place as needed and desired by adjoining residents.   
Improving lake access and promoting responsible lake use is a priority.  Access the quality of life of 
residents who don’t reside directly on the water, and adds value to surrounding real estate.  
Fortunately for residents, public access to many lakes has been retained by the State or Borough. 
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Existing public lake access points need improvement throughout the YCC Area.   The Recreational 
Fishing Data Map shows some (but not all) of these access points.    Steps to improve public access 
to lakes include: 

• Retaining lake front public land in public ownership. 

• Identifying public access points with small, attractive signage, including rules for responsible 
use of these sites. 

• Improving small-craft launches and lake-access trails, where they currently exist.  

• Improving parking areas, where they currently exist, but keeping them small in size to limit 
over-use. 

• Creating a system for managing recreation use, with moderate, community-supported 
management measures, e.g. emptying trash cans or reducing vandalism.  Regular use by local 
residents is one of the most powerful ways to discourage inappropriate behavior. 

A number of lakes in the YCC Area have special uses; a partial list of locations where it is important 
to preserve and enhance these values includes: 

• Upper Caswell Lake - Beach park, skate area. 
• Myrtle’s Pond - Fishing and picnicking area. 

C. Water quality, open space, and habitat values in key wetland/watershed/forested areas. 

Some of the land in the YCC Area is muskeg – which generally means relatively poor conditions for 
building, due to wet soils and poor drainage.  At the same time, this land is very important for 
recharging aquifers, for providing open space that helps sustain the area’s rural character, and 
providing habitat to moose, birds and other species.  Strategies for maintaining lands as open space 
for water quality purposes fit well with plans for stream areas and other recreational purposes, while 
minimally affecting opportunities for development. 

Additionally, there are many forested areas which supply timber, pleasant recreational areas and 
wildlife habitat which should be identified and preserved.  It is important to residents that these 
areas not be limited to the eastern portion of the YCC Area, but that some are preserved within the 
more densely populated zones. 

Where these wetland and forested areas are currently in public ownership, they should remain public 
and be managed to protect wetland, watershed and open space values.  Where these lands are 
privately held, the range of actions outlined on the following page should be followed. 

Several residents were interested in having better information about wildlife habitat as part of the 
YCC Area Parks & Trails Plan, so that an appropriate amount of land could be reserved in good 
locations to protect valued wildlife habitat.  Residents felt that not enough data was available during 
this planning process to assess critical wildlife habitat areas.  Unless there are revisions to the 
Comprehensive Plan at this stage, no specific areas are identified as wildlife habitat, though some 
provisions for this type of use are made in the Susitna Area Plan – mostly in the eastern portion of 
the YCC Area. 

D. Protect watershed, habitat and other open space values on private land. 

Reaching the community’s goal of retaining watershed, habitat and open space and recreation values 
requires consideration of how these might be retained on private land.  This is a particular issue 
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along key rivers and streams, and in wetland/aquifer recharge areas.  Some of the benefits of 
reaching these goals are listed below.   

• Help keep YCC Area’s rural character.  

• Help preserve wildlife corridors and protect fish runs. 

• Enhance water-based recreational opportunities, such as fishing and boating. 

• Help preserve water quality. 

• If the greenbelts included a trail, improve recreational and circulation opportunities. 

 

Strategies to achieve these objectives are presented below: 

• Encourage use of MSB-adopted voluntary “best management practices” for development  
around waterbodies.  

• During a future community-driven Special Use District (SpUD) process consider revising 
and expanding MSB setback requirements - Currently the MSB retains a 75’ setback from 
creeks and rivers which prohibits the construction of “habitable dwellings” within the 
setback.  Structures such as garages, docks, and other outbuildings can be built within the 
setback.  During the SpUD,process, determine if more stringent development guidelines for 
use within the setback are desirable. 

• Use the “open space” subdivision process to reserve key portions of riverfront lands for 
environmental values or trails when larger parcels are subdivided.  

• Encourage larger lot sizes along rivers and streams. Lower densities will help preserve rural 
character, and protect water quality and habitat values, and help maintain a route for animals 
moving east-west through the area. Allow higher density development under the provisions 
of the open space subdivision rules if the development creates a protected greenbelt at the 
edge of the stream; allow further density bonuses if the open space subdivision creates new 
public access.  Details of this policy can be developed through a community-driven SPUD. 

• During a future community-driven Special Use District (SpUD) process, establish land use 
policies limiting development in natural hazard areas (e.g., floodplains) or sensitive 
environmental areas (e.g., key watersheds, wetlands).  Development in floodplains must 
meet national standards to get flood insurance, which is often required by financial 
institutions. 

• Support establishment of a local land trust or land bank to purchase and/or hold easements 
or key parcels along the river. 

• Support tax-incentives for private landowners to grant trail easements along the river and/or 
to keep the riverfront undeveloped. 

• Request funds from the MSB, State or other agencies to purchase parcels for public use. 

• The community hopes that, over time, opportunities for public access to rivers and streams 
will improve.  However, the plan recognizes and supports the rights of private property 
owners, and does not recommend that private property be opened to public use without the 
support of the affected land owner. 
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E. Preserve and enhance views of Denali, the Alaska Range and the Talkeetna Mountains 

As one resident put it, “Every time I see Denali, I feel how special this place is.”  Views of the YCC 
Area’s surrounding mountains are part of the identity of the place.  Protecting and enhancing 
viewsheds protects and enhances the community character.  

Steps to accomplish this goal will begin by conducting a “viewshed analysis” – using community 
input, existing GIS data or new LIDAR/coverage data. This analysis will identify viewpoints and 
viewsheds of particular value to residents and visitors.  The locations where Denali is clearly visible 
from the Parks Highway is one example.  After these areas are identified, methods for preservation 
and enhancement will include: 

• Limitations on building heights and signage in designated viewshed areas. 

• Brush/tree-clearing in select areas to create/enlarge views. 

• Way-side pull-offs and viewpoints designated and built as part of Parks Highway Plan (see 
Circulation chapter). 

• Scenic or Historic Byway designation (see Circulation chapter). 

• Strategic location of picnic areas, camping grounds and parks to take advantage of good 
views.  Retain these in public ownership. 



YCC Area Comprehensive Plan – Adopted March 2007 MAJOR GOALS & STRATEGIES – Open Space & Recreation 3-41                      

GOAL 2  Meet the needs of diverse uses and users. 

BACKGROUND AND COMMUNITY VALUES 

Recreation and open space in 
the YCC Area is shared by many 
users.  Generally, uses are 
compatible, but as more people 
move to and visit the area, open 
space becomes more of a 
premium and some of these 
uses conflict or are impacted by 
continued development.  
Additionally, some areas are 
under-served, and many 
desirable recreational facilities 
face funding challenges for 
design, construction, 
management and operation.   

YCC Area residents agree that there are many benefits to retaining and using parks, trails and open 
space: 

• Identity, aesthetic value and rural character 
( the YCC area is defined by its open land and scenic views; the ties between the natural 
features and the community can be strengthened through the Comprehensive Plan). 

• Community-building 
(common use of gathering spaces: parks, ball fields, picnic areas, recreation centers, etc.). 

• Access to outdoor activity, for recreation and to improve health 
(for hiking, dog mushing, skiing, snow machining, camping, biking, horseback riding, ATV 
touring, etc.). 

• Access to wildlife and other subsistence resources 
(for viewing, fishing, hunting, trapping, firewood gathering, berry-picking, etc.). 

• Economic development  
(recreation- and tourism-related business, visitor spending, increased property values, 
subsistence needs, resource extraction – discussed in Economic Development chapter). 

• Environmental benefits 
(clean air, clean water, healthy ecosystems, etc.). 

• Wild Places benefits 
(“Robert Service moments”: contact with untouched wilderness, unpeopled landscapes). 

Currently, open space areas serve a variety user groups.  Yet, in many ways, the area is probably 
being under-utilized. Understanding who user-groups are helps to define how to meet the general 
goal outlined at the first Comprehensive Plan Workshop – to maintain recreation resources for a 
variety of users. 

Users often have slightly different needs.  Occasionally these needs come into conflict – such as 
when snowmachiners from outside the YCC Area access state land from private driveways and 
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roads.  This plan recommends methods for resolving such critical issues.  Identifying and talking 
with distinct user groups during the planning process helped to ensure that the plan meets the broad 
needs of the entire community. 

Users can be identified by their age, activity, place of residency, and other factors.  Some of the user 
groups in the YCC Area who have special recreation and open space needs are: 

• Children, youth and older residents. 

• Indoor and outdoor recreators. 

• Neighborhood residents and backcountry/wilderness travelers. 

• Residents and visitors. 

• Non-motorized and motorized travelers. 

• Commercial and residential users. 

• Transportation and recreational users. 

Users and their needs are outlined in the table below. 

 
 

User  Need Recommendation 

Children & Youth  
Ability to navigate the community on safe 
trails and bikes; immediate access to places 
for safe, fun outdoor play 

Neighborhood trails systems, 
neighborhood parks & open space; skate 
park and park lands adjoining the school 

Motorized & Non-
Motorized Users   

Trails and areas where snowmachines/4-
wheelers are segregated from non-
motorized uses 

Trails for skiing, walking, running, snow 
machining, dog mushing that are single-
use only 

Indoor Recreators  Four-season opportunities for health 
exercise 

Community center housing indoor 
recreation facility 

Residents  Neighborhood Recreational Areas Local parks, community trail system  

Visitors  
Easy access to trails, fishing areas, rivers and 
parks that do not disturb local residents or 
trespass on private property 

Well-marked trailheads with directional 
signage from the Parks Highway; area 
map distributed in local businesses; small 
parking areas 

Commercial 
Recreation-Related 
Operations 

 
Area to successfully operate small-scale 
tourism ventures, small group guided hikes, 
canoe trips, river floats 

Pull-out/put-in areas for guided rafting 
trips; recreation attractions that would 
support B&B operators 

Table 14:  User Groups and Their Recreation Needs 
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HOW?  MEANS TO PROVIDE SERVICES TO DIVERSE USERS GROUPS 

This comprehensive plan is intended to be the starting point for the community to establish a more 
complete, broadly beneficial recreation open space system.  Actions are outlined below: 

A. Continue to convene a recreation, trails and open space subcommittee of the Community 
Council.  Contact user-groups to discuss specific recreation needs and interests.  Work with 
the MSB and other agencies, organizations and landowners, such as the National Park 
Service, to raise recreation issues of concern to residents. 

B. Meet with specific subdivisions/neighborhoods; carry out neighborhood work sessions to 
identify currently, locally-used trails and open space areas; identify different types of 
expected uses; identify parcels for potential neighborhood parks. 

C. Identify areas where new, expanded or more restricted recreation and open space uses 
should be considered.  Make specific recommendations about identified areas.   

D. Use the outcome of these first three steps to add to and refine the recommendations of 
under the other goals this chapter, producing specific recommendations for 
retention/improvement of open space areas, neighborhood parks, or other recreation 
facilities; and new recreation and open space management strategies.   

E. Engage the community to play a more active role in the maintenance of neighborhood and 
community scale recreation sites, e.g. lake access points, working with the State and 
Borough.  Urge the community to conduct annual clean up days, and to take pride in the 
signs and upkeep of local parks. 

F. Ensure that trails and park plans take into account needs of different uses. 

G. Relate recreation and open space uses to goals established for Land Use, Economic 
Development, and Governance. 

Some issues of particular significance to specific users in the YCC Area include those listed below.  
At this point most of these recommendations express general goals (e.g., safe trails for school kids).  
More work will be needed to identify the specific locations and actions that are needed to implement 
these recommendations. 

A. Improving safe circulation for children. 

Provide trails in neighborhoods, especially to/from and around school.  Make it possible for 
children to walk and bike off of the roads by instituting a roadside trail system in the neighborhoods 
within the road right-of-way. 

B. Designating some sites for specific recreational uses. 

There is a growing problem in the Y area with motorized recreational activities crossing onto private 
lands, or using public roads.  To respond to this issue, the plan proposes new infrastructure to direct 
users to appropriate access areas (see “D” below), and also, in this section, recommends 
development of specific use areas.   Recommendations here are preliminary – the full, final set of 
specific use areas will require completion of the trails and recreation & open space master plans. 

In areas that are especially valued for either motorized or non-motorized use, designate these areas 
as such.  Include the dog-mushing race track at the northern end of the YCC Area. Motorized use 
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for most of the winter months should not be allowed in this area.  On certain trails within 
neighborhood areas, such as ski or walking loops, only non-motorized activity should be allowed.  
For motorized users, easy access from neighborhoods into the backcountry open space must be 
ensured via trails that are safely separate from roadways and pedestrian areas.  These designated 
motorized access points should be clearly identified.  Representatives of various neighborhoods 
where these access issues occur should be able to assist in the development of a viable plan that 
considers resident and snowmachiner needs alike. 

Preliminary review suggests that snowmachining traffic for out-of-town visitors should be directed 
to the area surrounding Sheep Creek Lodge.  Public-use trails that allow snowmachiners to access 
the backcountry from this area are needed to make this work. 

The dog-mushing loop in the Montana Creek area is a good candidate for non-motorized, dog-
mushing use only. 

Several residents recommended protecting neighborhood children by designating some trails for 
biking and walking use only, especially to the proposed site of the eventual elementary school near 
Caswell Lakes. 

C. Allowing opportunities for small-scale commercial recreation. 

Allow development of small-scale, locally owned B&Bs, lodges, and local guiding operations, e.g., 
horseback rides, rafting, fishing (see Economic Development chapter). 

D. Directing visitors to a few, good access points. 

To minimize impact, out-of-town recreators should be directed to specific, contained access points.  
These areas should be clearly marked and unobtrusive, allowing visitors to explore the public lands 
without impacting local ways of life.  This is particularly important in instances of camping, fishing, 
and access to State lands and waters. If visitors do not have designated areas for these activities they 
frequently end up crossing private land, blocking local roads, leaving waste behind and generally 
disrupting resident uses.  It is possible to direct and contain visitors without promoting increased 
visitation.  This is the preferred policy of this plan.  Further methods for implementation are 
discussed as part of the “Trails,” “Parks & Recreational Facilities,” and “Management” sections 
below.  

E. Create an indoor recreation facility. 

Many residents have voiced strong interest and support for an indoor recreational facility during this 
planning process.  An indoor facility will meet the needs of a variety of users who find that winter 
activity in Alaska is well supplemented by an indoor facility for certain types of exercise and 
socializing, especially for teenagers.  For further details on these recommendations, see Goal 4 
“Establish a System of Parks, Recreation Facilities and Open Space.” 
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GOAL 3  Retain, dedicate and improve trails system. 

BACKGROUND & COMMUNITY VALUES 

Traditional trails cross over much of the Mat-Su Borough, and provide a wide range of functional 
and recreational activities; from dog mushing to snow machining, skiing, hiking, biking, wood 
hauling, hunting and trapping.  Many of these trails cross private land, and are being lost as land is 
developed.   At the same time there is an increasing, related concern about trespass on private 
property by snow machines, hikers, hunters and other recreation users.   

The MSB has hired a contractor to survey the YCC Area, map current trails, and then work with the 
community to identify and dedicate important public trails, including a multi-purpose north-south 
connector.  Two trails between Willow Creek and the Kashwitna – the Central Trail and the 
Talkeetna Mail Trail – have already been dedicated by the state.  The MSB’s contractor will be 
meeting further with the YCC Trails Committee, Planning Team and Community Council on trails 
issues in the coming months.  The Comprehensive Plan can take advantage of and help direct this 
project. 

Specific types of trail uses to be provided in the community include trails for summer and winter; for 
motorized and non-motorized use, and for recreation and utilitarian purposes.  Specific types of 
trails include: 

• Dog mushing trails 

• Cross-Country ski trails 

• Snowmachine  & ATV trails 

• Bike trails 

• Horse trails 

• Hunting, trapping trails 

• Walking and hiking trails 

HOW?  MEANS TO CREATE A YCC AREA TRAILS SYSTEM  

A. Prepare a trails master plan. 

The community should work with the MSB, the State, property owners, user groups and the general 
public to prepare a YCC master trails plan.  Important steps towards creating such a plan are already 
underway, but more work is needed.  While preserving trails is difficult today, it will only be harder 
in the future.  This comprehensive plan sets the stage for developing a trails plan; specific 
recommendations and criteria to guide this process are outlined below. Ideally a trails master plan 
would be part of a larger Parks & Trails Master Plan for the entire area. 

B. Map existing trails. 

Start by reviewing the location and status of any existing, traditional trails, and the needs for trail 
improvements. The MSB is completing a Borough-wide review of traditional trails, and then 
working with communities to dedicate the most important trails for continuing, legal public use.   
The community should continue to work with the Borough to identify key traditional trails, 
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including preparing a map showing important existing trails and identifying the owners of land over 
which these trails cross. 

C. Document community trail needs. 

YCC Area residents envision an integrated trail system for transport and open space connections.  
Workshops and discussions with the Community Planning team have identified the trail needs 
summarized below.  

1. Preserve a North-South Trail just east of the Y’s primary residential areas.  Goals of this 
system include: 

• Serve as a connector for all of the YCC Area neighborhoods, and connect to east-west-
running stream areas. 

• Provide a north-south route linking the YCC Area with Willow and communities to the 
south, and Talkeetna, and points south. 

• Allow access to State lands in the eastern portion of the YCC Area. 

2. Create a series of east-west greenbelts along creeks and streams throughout the YCC Area, 
connecting the populated/road areas to the open state land to the east (see Goal 1, section B 
“Protect and Enhance Use of Rivers, Streams, Creeks and Lakes”). 

3. Provide access into State lands in the Talkeetna Mountains, in particular, establish trail heads 
and access points that funnel users away from private property and unsafe areas.  Examples 
of areas needing access include from Yoder Road and Caswell Lakes area. 

4. Provide ski loops and summer walking and bike trails for neighborhoods, e.g., around 
Caswell Lakes. 

5. Provide residents a safe route out of the neighborhoods to schools, to shopping areas 
without crossing private land. 

6. Reserve and plan options for road-side “Right-of-Way Trails.”  Locate trails next to existing 
and future roads, where public rights-of-way and funding for transportation improvements 
increase the odds of successfully developing community trails.  One successful approach 
used in other portions of the MSB is to include a motorized dirt or gravel route on one side, 
and a paved bike path on the other.  

This comprehensive plan offers an initial, but incomplete version of a community trails priorities, on 
the Recreation and Open Space Map.  The community should continue to improve and refine this 
plan, consistent with community comprehensive plan objectives. 

D. Document community needs for improved trail heads. 

Identify specific sites for improved trailheads (new or upgraded) that can offer convenient, safe 
public access, parking, trash receptacles and trail use information.  Use the location of trail heads to 
direct trail use away from neighborhoods and private property.  Areas where trails heads are most 
needed in the near term include: 

• At one or two points along the edges of the Caswell Lakes neighborhood (particularly for 
snow machine access to State lands). 

• From Yoder Road. 
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• At a few points along the Parks Highway, with trails along section lines to state lands or 
through waterway greenbelts. 

• From the school. 

• Create usable bridge crossings along waterway greenbelts. 

E. Reserve priority trail routes to serve as the backbone to a community trails system. 

After identifying the highest priority trails, take actions to secure and/or dedicate trail routes for 
public use; secure easements and rights of way, and reroute trails where needed.  This process 
requires a patient, sustained effort.   Key will be persuading institutional land owners such as the 
Alaska Mental Health Trust Authority, the University of Alaska, DNR, and CIRI, of the value of 
retaining trails at the time they sell land.  Strategies to incrementally improve the trail system, often 
tied to other community projects, are outlined below: 
 

1. Always consider trail needs in reviewing subdivisions, road improvements, or other actions 
that could affect or provide the chance to reserve public trail easements.  Wherever possible 
include sufficient right-of-way width in new roads for future roadside trails.  

2. Establish collector roads (See Circulation chapter) to funnel higher speeds and volumes of 
traffic off neighborhood roads, so these roads are safer for walking and biking. 

3. Establish other new, often secondary trails: for example along section line easements, and 
where possible, utility easements. 

4. As an element of the conservation plans of agricultural lands, timber harvest plans and the  
restoration of gravel pits. 

5. Work with land owners who have traditional trails crossing their land to arrange plans that 
allow continued, conditional trail use.  This approach has been successful in Willow, and 
resulted in an extensive community trail system.  

F. Construct and improve trails and trail heads. 

Resources for trail improvements and trailheads can come from a number of sources, including local 
volunteer labor, MSB bed tax grants, and as part of road construction projects. 

G. Drop Select Historic Trail Routes  
The historic Herning-Question Creek Trail, an established RS2477 trail, crosses though the Y 
Community.   It is recommended that the state and borough explore vacating this trail from public 
records.  Key to this decision will be determining if the need for this historic route has been met by 
more recent improvements, including the Parks Highway and Spur Roads.  

H. Trail System Summary: Highest priorities for near-term action. 

Of the actions and projects outlined in section, the highest priorities are listed below: 
 

• Complete a community Trails & Recreation Master Plan.  

• Where land ownership patterns allow, establish trails along east-west running streams and 
rivers. 

• Develop a North-South Trail. 
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GOAL 4  Establish system of parks, recreation facilities & open space. 

BACKGROUND AND COMMUNITY VALUES  
Residents of the YCC Area want to 
preserve their quality of life through the 
planned retention of open space and by 
establishing an integrated parks system.  
Generally, residents have advocated for 
recreation spaces and facilities which 
promote a connection to the natural 
environment through both developed and 
undeveloped land. 
 
The YCC Area has very limited developed 
recreation areas like parks and ball fields.  
Residents have expressed desires to have 
indoor recreational facilities, neighborhood 
parks and camping areas.  One resident has 
commented “We need more spaces where 
kids can get on their bikes and go play.”  
Others have discussed how recreational uses could be considered as a means of increasing the YCC 
Area’s tourism-related business.  These uses should be considered by looking at the needs of the 
area as a whole, as well as the needs of smaller communities and neighborhoods. 
Some of the facilities to consider are 
 

• Ball fields and similar outdoor sports and recreation facilities (skating rink, track, basketball 
courts, etc.) 

• Multi-purpose indoor recreation facilities (gym, basketball court, etc.) 

• Motorized and non-motorized play areas (motocross or ATV/snowmachine trails; as well as 
trails for cross country skiing, mountain biking, hiking) 

• Neighborhood parks; playgrounds including climbing structures, seating, sled hills 

• Campgrounds, picnic areas and restrooms 

• Water-access facilities (docks & launches) 

• Open space areas (ski loops, walking paths, etc.)  

• Scenic viewpoints 

• “Special Places” 
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HOW? – MEANS TO PROVIDE A COMMUNITY RECREATION SYSTEM  

As is the case with trails, the comprehensive plan can take the first step in developing a community 
recreation system, but the full process will need to follow the completion of the comp plan.  
Objectives for the community recreation and open space system are listed below: 

1. Prepare a recreation, facilities, parks and open space master plan, establishing guidelines for 
an area-wide park system, linking smaller neighborhood parks and recreation areas to 
community scale parks, open space and trails.  This plan identifies several sites that can 
currently be identified as priorities for parks or other developed recreation facilities; 
additional work will be needed to identify other sites.  Specific uses to be accommodated 
include:   

• Community center with indoor sports, work out space 
• Community Park with sports fields: including baseball and soccer fields, skate park, ice 

rinks, sled hills, etc. 
• Cross country ski area 
• ATV/Motocross area 
• Undeveloped open space recreation areas (for skiing, snow machining, mushing, etc.).  
• Better water and lake access including boat launches, parking, and camping areas. 

2. Develop neighborhood park facilities at lake and creek access points, with picnic tables, play 
equipment.  This will benefit local users, and create more activity in these areas to discourage 
vandalism. 

3. Proceed with plans for a community building (see Land Use and Public Facilities chapters); 
include with this project indoor recreation areas, and outdoor sports facilities.  Preferably 
develop this facility in the planned town center. 

4. Reserve site for at least one large community park (40-80 acres); best options are at large 
MSB parcels. 

5. Upgrade play equipment and sports fields at the school, so this can be a center for 
community recreation. 

6. Work with the State and the MSB to establish a public day use area or campground, perhaps 
along Yoder Road? 

7. Secure new sites for neighborhood parks and other recreation facilities, establish rules so 
these areas are dedicated and then managed as part of the subdivision process. 

8. Identify scenic viewpoints (see Goal 1, section 5 “Protect and Enhance Views of Denali and 
the Alaska Range”). 

9. Work with residents to determine the need for lake management plans. 

10. Work with the state AK DOT/PF to identify areas along the roadways for pull-offs and 
other facilities. 

11. Work with public and private entities to establish and develop public campgrounds along the 
roadway and in open space areas. 

12. Identify “Special Places” (see Recreation and Open Space Map) and work to provide 
/maintain public access to these areas. 
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E. Park System Summary: Highest priorities for near-term action. 

Of the various recreation improvements outlined in section, the highest priorities are: 
• Dedicate known priority sites for parks and other developed recreation facilities; complete a 

community recreation, parks and open space master plan to identify a more complete list of 
lands needed for this purpose. 

• Community building, with adjoining outdoor recreation/sports facilities. 

• Improvements to water access “parks” – better signage, parking, informational signs, 
possible play facilities for neighborhood kids (e.g., Jewel Lake in Anchorage). 
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GOAL 5 Create a sustainable recreation management system. 

BACKGROUND AND COMMUNITY VALUES 

Identifying and developing trails, recreation and open space needs and projects is a necessary first 
step in meeting community recreation goals.  The key second step is defining strategies to operate, 
maintain and manage these facilities and activities.  Good management is essential for making the 
Trails, Recreation and Open Space plans sustainable.   

The confluence of the upper forks of Montana Creek, at the Yoder Road Bridge,  is a good example 
of the problems that arise when recreation use is not well managed.  This is a magical spot, that has 
drawn a range of users for many years, including people coming to fish, camp, hike, and simply 
enjoy the tranquility of the natural world.   In recent years use has grown and gotten increasingly out 
of control.  Current problems include dumping, shooting, lack of restrooms, and a range of illegal 
behaviors.  Direct action is now needed to manage this use, to protect the integrity of the creek and 
surrounding natural landscapes, to improve the quality of the recreation experience, and to avoid 
growing safety and nuisance problems that impact local residents. 
 
Given ongoing fiscal challenges facing the Borough and the State, creative methods to pay for 
management and maintenance costs are needed.   Declining State and Borough budgets are placing 
greater responsibilities for local management of recreation and trails activities.    

Options for improving maintenance and operation of recreation facilities include:  

• Creating revenue from the use of a recreation facility to cover management costs.  In 
Talkeetna, for example, the community charges for parking and uses these revenues to 
manage the adjoining river front park. State and Federal campgrounds commonly charge a 
fee for use, and this approach is increasingly being proposed at Alaskan day use recreation 
areas. 

• Relying on local volunteers, camp hosts. 

• Look for opportunities for multiple uses of established facilities like a school. 

• Establishing a recreation service area, to raise funds through property taxes.  

• Making explicit arrangements with a third party – the Park Service, the State or Borough - to 
be responsible for managing recreation facilities. 

• Establishing an “impact fee” system, as is common in the western United States, where new 
development/subdivisions pay into a fund to operate parks and other recreation facilities. 

As the level and variety of recreation activities increases, there are often conflicts that require 
management, for example, conflicts over motorized vs. non-motorized trail use.  Options to manage 
recreation use include: 

• Information (e.g., brochures, signs, maps to guide recreation use to the right locations). 

• Education (e.g., programs on trail etiquette, perhaps conducted by a local snow machine 
club). 

• Design and location of facilities (e.g., directing trail use to a preferred location by 
constructing a trail head, trails in the right location). 

• On the ground enforcement (e.g., through the state troopers, MSB land management).   
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HOW? MEANS TO MANAGE RECREATION AND OPEN SPACE SYSTEM 

Specific recommendations for managing YCC area parks, open space and other recreation areas and 
facilities need further discussion and priority setting by the community.  Ideas include: 

• The Community Council should continue to advocate for better recreation management by 
State and Borough; this effort will be most successful if coupled with fundraising and 
volunteer coordination from the local community. 

• Recreational education and information programs (maps, brochures, posted regulations, 
speed limits, directional signage, etc.). 

• Directional roadway signs (trailheads, roadside, lake access points, etc.). 

• Create local outreach/educational programs (Adopt-A-Road, trail clearing events, school 
programs, community newsletter notices, etc.). 

• Create economic incentives for development and ongoing maintenance (public-private 
partnerships for campgrounds, facilities, etc.). 

• Consider user fees for specific areas. 

• Create lake management plans. 

• Consider regulations that can be enforced through public or private means (police, 
neighborhood watch, local towing company, etc.). 

• Consider alternative models such as recreation service districts, land trusts, neighborhood 
patrols, community associations, etc.  Some of these bodies may be able to assess fees as well 
as maintain parks. 

• Provide and maintain restroom facilities in all areas of concentrated recreation use 

• Prior to the creation or expansion of recreation facilities, for example, prior to improving 
pullouts and road-side parking that attracts recreation use, the party planning the 
improvement needs to ensure resources are available to manage anticipated recreation use. 

Summary: Highest priorities for near-term action. 

Of the recreation management actions outlined in this section, the highest priorities are: 
• The Y community, State DNR, the Borough, private land owners, and representatives of 

user groups should meet and prepare a realistic plan to manage recreation use in the vicinity 
of the Yoder Road bridge over at the Montana Creeks confluence area  

• Establishing a user fee and enforcement program to help cover costs related to winter snow 
machine use. 

• Prepare a community recreation map, guiding users to preferred locations, identifying private 
lands, and setting out rules for behavior as part of the Parks & Trails Master Plan. 

• Improvements to water access “parks” – better signage, parking, informational signs, 
possible play facilities for neighborhood kids (e.g., Jewel Lake in Anchorage). 
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“The roads get pretty rutted and wash-boarded in the summer and kind of dusty, but I think that’s 
OK.   I think I’d rather have it more secluded around here than have good roads.”

“As far as the bypass is concerned, I’d love to see them start as far south as they can 
and take it as far north as they can around us.”

“When I moved here, there weren’t any roads.  Now, there’re roads all over the place.  That’s good 
and bad, I guess.  They say it’s the fastest-growing area in the state.  That’s progress, I guess.” 

MMAAJJOORR  GGOOAALLSS  &&  SSTTRRAATTEEGGIIEESS  
             
CCiirrccuullaattiioonn  ((rrooaaddss,,  ttrraaiillss,,  ttrraaiinn,,  ppllaanneess……))    

Overview 

Circulation refers to the range of systems used to 
move people and goods around and through the 
YCC Area.  This includes private vehicles, trains 
and planes, walking, skiing, four wheelers, snow 
machines and other trail activities.  Currently the 
YCC Area circulation system includes the Parks 
Highway and Spur Road, a set of mostly east-west 
collectors, and a collection of residential subdivision 
roads. Some of these are beginning to function as 
local collectors.  Other systems include the Alaska 
Railroad, a number of airstrips, and an extensive, 
but mostly informal trail system.  Several of these 
trails have been used for many years.  The trail that 
follows the south fork of Montana Creek provided 
access for miners from the Sunshine rail stop east 
into the Talkeetna Mountains.  This trail follows an 
even earlier route used by the Athabaskan tribes 
that originally inhabited the area. 

The YCC Area has grown steadily over recent years, and this growth is expected to continue.  Future 
projects that might impact transportation goals include improvements on the Parks Highway and the 
proposed Knik Arm crossing.  Both projects would reduce the time required to reach the YCC Area 
from employment and other urban attractions further south. 

As the YCC Area has grown, circulation needs have become more complex.  Additional road access 
to private property, informal trails, and routes used by snowmachiners can increase circulation 
conflicts.  Residents envision an area with commercial development focused in specific areas, with 
most of the YCC Area devoted to low-density rural residential development or open space.  Much 
of the YCC Area is unsuited to development due to the presence of wetlands or steep slopes. These 
characteristics facilitate low-density development interspersed with open areas while rendering 
access more difficult and costly. 

This circulation plan addresses residents’ desires for low-density residential areas and focused 
commercial development. It also makes suggestions on upgrading existing roads and locating future 
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collectors to serve the remaining private property likely to be developed.  Early location of future 
collector roads will allow the Borough to obtain cost-effective right-of-way, while allowing present 
and future residents some idea as to where future main roads will be located.  

Circulation Goals 

The circulation element of this plan is intended to allow the YCC Area to grow as a largely rural 
community; in a predictable manner with efficient development of roads and other infrastructure.  
These goals are derived from the Summer 2003 and the Spring 2004 Community Workshops.  This 
plan follows a three-part process: (1) define broad goals, (2) outline facilities and policies that will 
respond to these goals, and (3) propose methods for accomplishing the goals. 

1. Plan for future expansion of the residential road system; identify roads to 
serve as collectors. 

2. Define standards for road development and surfacing. 

3. Guide expansion of the Parks Highway; consider a bypass, rather than 
widening the existing highway, as part of the plan for developing a successful 

           town center. 

           4. Plan for good town center access. 

           5. Maintain opportunities for transit, including rail and carpools. 

           6. Maintain and improve roadside trails – (see also Recreation & Open Space 
        section). 

           7. Improve road maintenance. 
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GOAL 1 Plan for growing use of the road system, plan improvements of 
existing roads and new roads; identify roads to serve as collectors and arterials. 

BACKGROUND AND COMMUNITY VALUES 

The YCC Area road system has developed organically.  The road circulation system is likely to go 
through growing pains as more land is developed. The roads serving subdivisions were originally 
constructed for low levels of use. With increased development some of these roads are effectively 
functioning as collectors -- roads that carry traffic from multiple subdivisions to a larger traffic 
artery, such as the Parks Highway or the Talkeetna Spur Road.  To avoid inappropriate levels of use 
on residential roads, a plan is needed that identifies existing and future roads with collectors that are 
buffered from residential development.  Potential collectors or arterials need to be identified, 
improved and maintained to a higher standard.  

In addition, neighborhoods with significant populations have only one road connection to the Parks 
Highway or the Spur Road.  Greater connectivity between neighborhoods and main highways can 
improve public safety in case of emergency and can spread traffic over additional routes.  
Identification and reservation of rights-of-way should happen as early as possible to maximize route 
selection and to minimize public cost. 

HOW? -  MEANS TO IMPROVE EXISTING ROADS AND PLAN FOR FUTURE 
ROADS 

A. Improve the capacity of existing roads to better serve current and expected future 
increases in traffic. 

As existing subdivisions, such as Caswell Lakes, are more fully developed, traffic on access roads will 
increase.  A number of public comments made during planning meetings indicated that traffic has 
increased on Hidden Hills Road, Montana Creek Road and other roads serving multiple 
subdivisions.  Since many of these roads were built to modest standards with gravel surfacing, traffic 
should be monitored to ensure that the road standards and surfacing are appropriate for traffic 
volumes.  As volumes increase, road geometrics and surfacing should be improved.  Although the 
common response to increased traffic levels is wider, straighter, harder-surfaced roads, residents also 
expressed the desire to maintain the rural character of the area (see more under Goal 2), a 
characteristic that can be associated with gravel surfaced roads.   

Specific road segments recommended for near term improvements are listed below, and shown on 
the YCC Area Circulation Map. 

Priority areas for improvements – preferably to arterial standards (paved surfacing), but at minimum 
to collector standards include: 

• Montana Creek Road (west of Monsitna, in the area where the road is being moved) 

• Lower Montana Creek Road 

• Lower Hidden Hills Road 

• Second priority areas for improvements – upgraded to collector standards (gravel surfacing) 
include: 
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• South Birch Creek 

• Noel Wien 

• Yoder Road 

• Helena  

• Upper Montana Creek 

• Lower Amundsen 

• Upper Hidden Hills 

• Broken Line, Bendapole, Dolly Varden 

Traffic volumes are directly related to the density of development.  So that the capacity and 
maintainability of gravel roads is not exceeded, the number of households per acre would need to be 
limited.  Gravel-surfaced roads are preferred at low levels of traffic.  As traffic increases, a point is 
reached where gravel surfacing becomes more expensive than hard-surfaced roads.  To minimize 
requirements for major road improvements, and to reduce maintenance costs and keep roads in 
good condition, traffic levels or “trigger points” can be set. Once these are reached, the road section 
would be placed on a candidate list for hard surfacing.   

B. Improve connectivity between existing residential roads.  Provide alternate routes linking 
residential areas with the Parks Highway & Spur Road.  Plan collector roads to serve future 
growth which is likely to occur on presently undeveloped private property. 

The road network in the YCC Area has grown in response to individual private property 
development.  A portion of the private property has been subdivided, and some of the subdivided 
property has been improved.  In many of the presently developed subdivisions, only a fraction of 
the lots have had homes or other structures built upon them (see Land Use chapter).  Significant 
parts of the area are unsuitable for development due to the presence of wetlands or steep slopes.  
The combined effect of the natural environment and past development is a patchwork of developed 
and undeveloped areas.  Many of the subdivisions are 1-4 miles from the Parks Highway or 
Talkeetna Spur Road, and are located at the eastern edge of the privately-owned land. 

A review of property ownership and soil suitability provides a good sense of which parts of the YCC 
Area are candidates for development through 2025.  Chapter 2’s Land Ownership Map shows the 
planning area with developable land shown in private, native corporation, University of Alaska, or 
Borough ownership.  Chapter 2’s Soils Map shows sections classified as having “serious” limitations 
on development due to the nature of the soils.  Land that is both developable from an ownership 
standpoint and does not have soils-related limitations on construction constitutes the part of the 
YCC Area most likely to be developed over the next 20 years. 

The Land Ownership and Soils Map, existing roads, rights-of-way and section-line easements can be 
used together to identify possible future collector-level road connections.  The YCC Area 
Circulation Map shows prospective new road connections.  These routes are designed to accomplish 
the following: 

• Connect developable property to the existing road system cost-effectively. 

• Provide additional access to larger subdivisions – “two ways in and out”. 



 

YCC Area Comprehensive Plan – Adopted March 2007 MAJOR GOALS & STRATEGIES - Circulation 3-58 

• Connect subdivisions with one another so that travel need not always involve the major 
highways.   

• Avoid building arterial roads parallel to the Parks Highway/Spur Road that would generate 
high speeds and unsafe conditions.  Developable land in the YCC Area does not appear to 
lie in long continuous north-south strips, so proposed roads will be mostly short 
connections to existing roads. 

Proposed road links and bridges are listed below and shown on the YCC Area Circulation Map.  
Please note: these routes have not been “field checked” for on-the-ground conditions that would 
make the road link shown difficult to construct.  It is possible that some of the proposed 
connections confront topographical or other constraints that will result in a different alignment. 

• Montana Creek-Malispina Connector – Would provide a link between Bartlett Hills 
Subdivision and upper Montana Creek areas.  Although the connection needed is short, it 
crosses through challenging terrain, including the area locally known as “blue goo hill.” 

• Anaconda Bridge – Would provide a direct link from the Sunshine area into residential areas 
in upper Montana Creek (and eventually Bartlett Hills). 

• Montana Creek-Amundsen/Caswell Connnector – This route connects these two major 
residential areas. 

• Shaman-Amundsen Connector – Provides an additional route out of the densely subdivided 
Caswell Lakes area.   

• Shade Tree – Extends west to the Parks Highway. 
 

Although AASHTO1 
standards generally call for 
road widening and 
straightening as volumes 
increase in the YCC Area, 
residents may prefer to 
keep roads narrower and 
curvier to maintain rural 
character and keep traffic 
speed down.  The tradeoff 
is longer trip times for 
users. 

  

                                            
1 The American Association of State Highway and Transportation Officials’ design standards publication A Policy 
on Geometric Design of Highways & Streets, Fourth Edition, 2001. 

It’s not all asphalt! 

Although asphalt is commonly used to hard-surface roads, there are 
other options: 

• Chip-seal is an oil/asphalt emulsion applied to a prepared 
gravel surface.  Advantages are: lower cost and ease of 
repair.  The chief disadvantage is that it must be carefully 
applied during favorable weather. 

• Dust palliatives, such as calcium chloride, serve to bind 
the gravel and the “fines” or small particles in a gravel road. 
The result produces a firmer surface with little dust.  The 
disadvantage is that it must be re-applied regularly. 
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 C.  Develop a variety of ways for the Borough to reserve right-of-way for future collector and 
arterial roads. 

Routes for future collector and arterial roads should be identified for a number of reasons:   

Early location of collector and arterial roads reduces the chance that too much traffic will use low volume residential 
streets.  One negative impact of subdivisions developed with little or no land use controls is the 
“creeping collector”. For example, an early subdivision is located close to the highway.  The roads 
built for the subdivision are all local roads, appropriate for serving a single subdivision.  Later, a 
second subdivision is built behind the first.  The roads built for the second subdivision are 
connected to the first subdivision’s roads.  As houses are built in the second subdivision, traffic 
slowly increases on the first subdivision’s roads, and in particular on the roads providing the most 
direct link to the highway.  If the process is allowed to continue with no thought to the location and 
construction of a collector road, traffic volumes, fair distribution of road maintenance costs, safety 
and other issues arise.  It is also much more expensive to establish a main or collector road in a 
developed area with higher land costs and limited location choices.  

Early location of collector and arterial roads minimizes the cost of right-of-way.  Establishment of a future 
collector route to serve rural development allows the Borough and if applicable, the road service 
district, to plan for, reserve, and over time acquire right-of-way for the road. Proper planning insures 
that it can be designed and built in a cost-effective manner. 

Early road location minimizes hard feelings.  Without location and designation of future collector roads, 
subdivisions are built and lots occupied before residents know where the future main roads will be 
located.  It is far preferable for those who buy land in a subdivision to know, for example, that the 
western boundary of the subdivision will at some time have a collector route built along it, than for 
the property buyers to expect (unrealistically, but we’ve all seen it) that the area “behind the house” 
will stay the way it is indefinitely.  

Figure 6:  Safety Effectiveness of Highway Design Features 

Mobility

Land Access

Arterials
higher mobility
less access

Collectors
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Source: Safety Effectiveness of Highway Design Features, Vol. 1  FHWA, 1992
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Development in some parts of the YCC Area has progressed to the point where the Borough should 
designate and begin setting aside needed rights-or-way for collector-level roads.  An area-wide need 
is to identify the location of future roads and to develop a corridor preservation program. When a 
collector-level road is needed to connect subdivisions with highways or other arterials, the right-of-
way will then be readily available.  Without such a program, the cost of acquiring right-of-way can be 
high for not only the Borough, but for the residents whose homes and businesses must be relocated 
or impinged upon.  In a developed community, the cost of right-of-way for a new road can equal or 
exceed construction costs.  Locating future collector roads and establishing a corridor preservation 
program should be a key current objective of the Borough’s road program. 

Corridor preservation is a strategy that will help the community address its future transportation 
needs.  A successful program typically includes a variety of tools that can be mixed and matched to 
fit the circumstances.  The most common methods are fee simple purchase of land for right-of-way, 
and requiring building setbacks from road rights-of-way.  Many road-building agencies also attempt 
to obtain voluntary dedications or donations of right-of-way on a case-by case basis during the land 
development process.  Other approaches include options to purchase, interim use agreements, land 
banking, purchase of access rights and density credits.  The key is to have a number of methods 
available so that the most appropriate can be used for a specific section of needed roadway.   
 
It is important to ensure that the corridor management program has a solid foundation in the YCC 
Area Comprehensive Plan.  This circulation element will outline collector road connections that will 
be needed as parcels of private property develops.  It will be important to take a number of steps in 
the near future to identify and preserve corridors for these connections.  These steps include: 
 

• Identify section line and other existing (but unconstructed) roadway easements;  
• Finalize the “preliminary” future corridor needs identified in this plan; 
• Field verify the recommended corridors to make sure the routes are constructible; and  
• In cases in which recommended or existing (section line) rights-of-way are not feasible, 

select alternative alignments.   
 
It is not necessary (or possible, in manu cases) to have a precise alignment identified before a road is 
designed, however, designated corridors should indicate corridor needs and show that engineering 
design studies will determine road location. 
 
This plan focuses initially on parts of the YCC Area that have experienced residential development 
and have a combination of generally decent soils, private or Borough land ownership and enough 
area to make development of collector roads important to efficient handling of traffic as these areas 
develop.  Where possible in necessary areas, the Borough should reserve 80 to 100 feet of right-of-
way to accommodate collector or minor arterial level streets.  Once a set of needed future corridors 
is finalized, the Borough will need to reserve as much of the land in the corridors as possible.  In 
order to implement the corridor program, the following measures should be considered as tools to 
be developed and in some cases codified as Borough ordinances2: 
 

• Restrictions on building in the right-of-way of a mapped but un-built road. 

                                            
2 Adapted from Managing Corridor Development: A Municipal Handbook, Center for Urban Transportation 
Research, 1996. 
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• Require sub-dividers to contribute funds toward upgrades on roads that will be more heavily 
used as a result of their subdivisions; deny requests for waivers by sub-dividers who prefer to 
not improve roads to Borough standards.  

• Grant allowances for some interim use of transportation right-of-way for uses having low 
structural impact through an agreement that requires the property owner to relocate or 
discontinue the use at their expense when the land is ultimately needed for the 
transportation facility. 

• Create criteria for right-of-way exactions and a process for determining the amount of right-
of-way dedication that is roughly proportionate to the impact of the proposed development.  

• Give a reduction or reprieve from property taxes on property subject to corridor 
preservation restrictions.  Examples include removing property from the tax roll, lowering 
the tax rate for preserved land, or providing a tax credit. 

• An option for clustering developments by reducing setbacks or other site design 
requirements to avoid encroachment into the right-of-way. 

• Procedures for intergovernmental coordination between the Borough and the AK DOT/PF.  
This should include policies limiting access to preserve traffic carrying capacity and protect 
roadside visual quality as the area develops. 
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GOAL 2 Define standards for road development and surfacing. 
 

BACKGROUND AND COMMUNITY VALUES  

Residents like the rural character of the YCC Area and would like to see it preserved. The local 
gravel-surfaced roads are a key element in this area’s rural feeling.  To avoid too many wide, straight, 
paved arterial and collector roads serving neighborhoods in the area in the future, general road 
standards should be created to guide the development of future road design and construction.  
Standards for the YCC Area should stress characteristics that reinforce the rural, slow-paced 
character of the place.  As development densities increase beyond 1 dwelling unit per 10 acres, the 
need for hard-surfaced roads increases.  For roads that serve higher traffic volumes, for which gravel 
surfacing is not practical, the first hard-surface options should emphasize surfaces that are less 
expensive and have less of an urban “feel” than asphalt.  

HOW? - MEANS TO SHAPE THE STANDARDS FOR FUTURE ROADS 

A. Develop rural or “country” road standards that call for appropriate road widths, 
horizontal and vertical curves, and surfacing. 

Road standards and their interpretation have been both contested and evolving in the past several 
years.  Conservative and rigid use of roadway design standards put forth by the AASHTO has 
relaxed to some extent.  There is increasing understanding that incorporating community values, 
creativity and the flexibility provide superior all-around service to the community.  In 1997, the 
Federal Highway Administration (FHWA) published Flexibility in Highway Design, which provided 
guidance and encouragement to transportation engineers to conceive of roadway solutions broadly 
and creatively.  In 1995, Congress passed the National Highway System Act, which states in section 
304: 

A design for new construction, reconstruction, resurfacing…restoration, or rehabilitation of a 
highway on the National Highway System…may take into account …(in addition to safety, 
durability and economy of maintenance)… 

(A) the constructed and natural environment of the area; 

(B) the environmental, scenic, aesthetic, historic, community, and preservation impacts of the 
activity; and 

(C) access for other modes of transportation. 

In Flexibility in Highway Design the FHWA points out that “by emphasizing the importance of good 
design for National Highway System roads, Congress is saying that careful, context-sensitive design 
is a factor that should not be overlooked for any road.” 

Local and collector road standards in the rural parts of the Borough should ensure that roads are 
designed and constructed in a manner that strikes a balance between capacity and design speed on 
one hand, and roads that are rural in nature and “rest easy” on the land on the other. 

In the near term, priority should go to improving the surfaces of primary collector roads.  Paving 
Hidden Hills is one example.  As new collectors are built, consider curving alignments, to help 
control speeds and maintain the “country” feel of the area.   

 



 

YCC Area Comprehensive Plan – Adopted March 2007 MAJOR GOALS & STRATEGIES - Circulation 3-64 

B. Provide development density standards supportive of lower-density development that can 
be supported by gravel-surfaced roads. 

Gravel-surfaced roads are ideal for limiting speeds and maintaining a “country” feel.  Without 
treatment, however, gravel roads and traffic can produce large amounts of dust.  Higher traffic 
volumes result in the need for frequent grading and high maintenance costs. Recent research on the 
relationship between gravel-surfaced roads and development density helps establish reasonable 
standards for limits on development density as a way to avoid paved, higher-speed roads. The traffic 
volumes on collector and higher level roads are directly related to the number of households the 
roads serve.  Everyone who lives on or regularly uses a gravel-surfaced road knows that the 
condition of the road is related to the level of maintenance and the level of traffic.  The relationship 
is illustrated in Figure 8. 

Table 15 shows the relationship between gravel road type and maximum density of development in 
dwelling units per acre.  The gravel road “type” classifies gravel roads based on surface type, width, 
clear zones, drainage and comfortable travel speed.  Note that the maximum density for a higher-
capacity gravel road is over six acres per dwelling unit, assuming the area served by the road is fully 
built-out.   

 

                               

Figure C-5: Relationship between traffic volumes
and gravel road condition
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Figure 7:  Relationship Between Traffic 
Volumes & Gravel Road Conditions 
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Table 15:  Residential Densities and Gravel Road Capacity3 

 

Gravel Road Type 
Dwelling Units to be 
Built on 640 Acres 

Traffic Generated 
(vehicle trips/day) 

Maximum Dwelling 
Units per Acre 

A 100 800-1000 1 DU per 6.67 acres 

B 80 600-799 1 DU per 8 acres 

C 60 400-599 1 DU per 10.67 acres 

D 40 200-399 1 DU per 16 acres 

E 20 0-199 1 DU per 32 acres 

 

Some parts of the YCC Area will have low densities, but limiting the area to gravel-surfaced roads 
requires limiting density to levels well below one dwelling unit per acre. 

C. In cases where traffic volumes require hard-surfacing, alternatives to asphalt should be 
considered. 

If low densities at full build-out are impractical in some areas, then methods to build hard-surfaced 
roads that are not wide and straight should be considered.  Alternative surfacing methods, such as 
chip-sealing, avoiding straight road alignments, and building roads on the narrow side of accepted 
standards will all contribute to lower travel speeds and a “country” aesthetic.   

Although chip-seal in the place of pavement and a narrow road profile will reduce the cost of road 
development, alignments that depart from straight roads on section lines will tend to increase the 
cost of collector roads.  An additional factor is travel speed. Most residents support lower travel 
speeds in the interests of safety, lower traffic noise levels and similar effects. To the driver, narrower, 
curving, gravel-surfaced roads mean slower speeds and more time required to make a trip. Based on 
the comments made during the public workshops for the YCC Comprehensive Plan, residents 
prefer “slow and country” to “fast and urban,” even if trips to the Parks Highway and beyond take 
more time.  To the Borough, such al design ethic will increase the need to identify right-of-way for 
future roads earlier in order to minimize right-of-way costs.  “Slow and country” will likely require 
more unique sections of right-of-way and less reliance on section line easements.   

There appears to be a consensus on standards used to build collector roads in the YCC Area.  
Lower-volume roads will be consistent with the sense and image held of the area by many residents.   
Fortunately, the YCC Area is characterized by scattered private land and the presence of large tracts 
of wetland, gullies, creeks and other limitations to ease residential development and road building.  
These elements will limit the additional collector-level roads built over the next 20 years to those 
shown on the Circulation Map, or a set of roads similar in scale to those shown.  

                                            
3 From “The Crunch of Development Along Gravel Roads,” in Zoning Practice, the American Planning Association, 
February 2004.  These data were developed for rural parts of the Midwest.  Values for the Y area would likely be 
similar. 
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GOAL 3 Guide expansion of the Parks Highway; establish a bypass, rather 
than widening the existing highway, as part of the plan for developing a successful 
town center. 

BACKGROUND AND COMMUNITY VALUES 

Traffic continues to increase on the Parks Highway.   The recently completed Draft Parks Highway 
Management Plan (AK DOT/PF, November 2002) predicts continued growth, from 2,200 vehicles 
per day in 2000, to 4,700 per day by 2030.   The plan identifies the eventual need for either a bypass 
or a major, freeway-style intersection at the Talkeetna cutoff.  

The decision about commercial development along the Parks is perhaps the most important topic 
this plan can address.  If the community continues to grow, and if tourism and other economic 
activities expand in the North Borough, more commercial development will be inevitable. The 
community, if it chooses, can guide this growth to a handful of relatively concentrated commercial 
areas or it can permit growth to extend along the length of the highway, as in Wasilla, Houston and 
Big Lake.  Construction of a limited-access bypass could be very helpful if the goal is greater 
concentration of development an adjacent town center.  

 

Figure 8:  2003 Parks Highway Traffic at Willow            
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Figure 9: Historical Parks Highway Average Daily Traffic at Willow  
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HOW? - PARKS HIGHWAY DEVELOPMENT THAT SUPPORTS THE YCC AREA 
TOWN CENTER 

A. Plan for future re-alignment of the Parks Highway including a bypass. 

In the recent Parks Highway corridor planning effort, the AK DOT/PF identified the possibility of 
constructing a bypass around the junction of the highway with the Talkeetna Spur Road.   

Comments at the Spring 2004 Workshops made clear the support for the concept of a bypass.  They 
also indicated that work was needed to find a route that would reduce negative impacts on adjoining 
properties, the environment and existing businesses.  It is also evident that some local residents do 
not want the bypass, at least on the route currently proposed in the AK DOT/PF study.  Also clear 
is that there is very little support for the large scale, land-consuming interchange and/or frontage 
road options for the Spur Road-Parks Highway junction identified in the AK DOT/PF corridor 
plan. 

Even with continued rapid growth in State population and Parks Highway traffic, and even with full 
support, it is unlikely the bypass would be constructed for 20 years or more.  Consequently, a key 
issue addressed by this plan was whether or not to reserve a route for the bypass and to develop 
other infrastructure in the Sunshine area in anticipation of the road’s eventual development.   

The conclusion of this plan is encourage reservation of a bypass route, and eventually, construction 
of a bypass.  The main goal of developing a bypass is to help create a concentrated, pedestrian-
oriented, attractive and commercially-successful town center at the Sunshine Y.   Other important 
benefits include improved safety for pedestrians and smoother flow of through traffic.   

A new route for the Parks Highway, west of Sunshine would result in the existing section of the 
highway becoming a “business arterial.”  Slower speeds and less traffic volume would be more 
consistent with residents’ vision of a walkable, friendly, small-scale town center.   

The common fear about highway bypasses is their potential to reduce traffic and highway-related 
business for the bypassed old highway.  With summer tourism providing income to many area 
businesses, reduction in traffic could be a cause for concern.  However, evidence from national 
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studies shows the net affect of bypasses is generally neutral or positive (see the website listed below 
for a research summary).  In this specific instance, the link toTalkeetna, with its substantial name 
recognition, should further mitigate the potential negative economic effects of a bypass.  Many 
visitors will leave the Parks Highway to visit Talkeetna and nearby attractions, all of whom will pass 
through the YCC Area town center.  More importantly, creation of an attractive, pedestrian oriented 
town center will attract visitors who might otherwise drive by.  

Without a bypass, traffic will continue to grow on the Parks Highway.  AK DOT/PF anticipates 
that in 2030 average daily traffic in the summer could approach 5,000, and under some scenarios, 
10,000 average daily cars.  Volumes in this range would result in restrictions on driveway 
connections to the highway and the prospect of a partially limited-access road with an interchange 
with the Talkeetna Spur Road at the Y.  This combination of highway improvements would make it 
significantly more difficult to create a YCC Area town center with a small-town feel. 

The decision about the relationship between through traffic and commercial districts is a shaper of 
community character, and a decision that has been debated in communities around the United States 
(check http://www.edrgroup.com/pages/pdf/Town-Bypass-Case-Studies.pdf  for a summary of 
economic issues of bypasses).  In many cases, the decision is made that a bypass is preferred to 
funneling through traffic through the heart of downtown.   Alternative approaches and outcomes on 
this issue in several Alaska communities are summarized below: 

 
• Wasilla – Commercial activity stretches for approximately 10 miles along the Parks Highway.  

Few people, particularly visitors, find this “commercial strip” to be attractive or efficient.  
Traffic congestion is steadily increasing, and the community lacks a coherent center of town.  
The AK DOT/PF is now purchasing land, at great expense, for a bypass. 

• Soldotna – Commercial activity extends for several miles along the Sterling Highway. Traffic 
congestion is steadily increasing, the community lacks a coherent center of town. AK 
DOT/PF is now working on plans for a bypass. 

• Eagle River – Glenn Highway bypasses downtown.  Downtown Eagle River, after a period of 
adjustment, is growing and becoming an increasingly attractive and successful commercial 
and civic center for the community.  

• Glitter Gulch/Nenana Canyon – The Parks Highway divides the heart of this major tourism 
destination.  After years of community pressure, several pedestrian deaths, and an extensive 
analysis of bypass options, a decision was made to keep the Parks Highway in its existing 
location.  This decision was primarily due to the extraordinarily high cost of moving the 
road.  Traffic impacts will be reduced by reducing speed limits, and adding traffic signals, 
frontage roads, landscaping and pedestrian crossings. 

 
Bypass Goals and Strategies 

• Establish a route, and eventually construct a Sunshine Bypass. 
• The route of the bypass will have the following qualities: 

- minimize adverse impacts on existing Parks Highway businesses (e.g., by ensuring the 
new road provides good access to Sunshine commercial district). 

- minimize adverse environmental impacts (e.g., minimizing impacts on wetlands, stream 
systems, etc.). 

- minimize adverse impacts on property owners located along or near bypass 
- provide for efficient flow of through traffic. 
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- consistent with other considerations outlined above, minimize costs, including costs for 
construction and right-of-way acquisition.  Consider options for using established rights 
of way, such as the Alaska Railroad.  

• Limit commercial uses along the bypass route, to encourage commercial uses to concentrate 
in the planned town center at the Y intersection 

• Plan the route of the bypass, and circulation within the future Sunshine town center, to 
create the greatest odds of success for businesses in that area 

• Follow the process outlined below to select a route  
- AK DOT/PF pays for and takes the lead on the process  
- process will give MSB and the community a substantial role in decision-making about 

the road 
- process will identify and compare different alternatives, and select the alternative that 

best meets the community objectives listed above  

B. Limit sprawled commercial development along the Talkeetna Spur Road and the Parks 
Highway. 

To create a viable YCC Area community center, it will be necessary to make that area the focus of 
commercial development.  If commercial enterprises are allowed to sprawl along the Parks Highway 
and Talkeetna Spur, it will be more difficult to achieve the concentration of development necessary 
for a functional town center.  As outlined in the Land Use chapter, the plan encourages commercial 
development in the Sunshine town center area and the Sheep Creek/Caswell Lakes area (near the 
intersection of the Parks Highway and Hidden Hills Road). 

C.  Encourage AK DOT/PF to limit driveway permitting in areas outside commercial 
nodes. 

For a community plan to become reality, enforcement of the goals of the plan is essential.  To focus 
development in certain areas, some control must be exerted over the location of future 
development. One such existing mechanism is AK DOT/PF’s control over driveway access to 
highways such as the Parks and the Talkeetna Spur.  Although state government is not obligated to 
support a local land use plan, it is likely that the AK DOT/PF will be inclined to work with the 
community.  Random, helter-skelter development with frequent driveway connections to a highway 
limits the highway’s ability to serve through traffic.  Coming on the heels of AK DOT/PF’s own 
Parks Highway corridor planning, the Department may well be willing to enter into an agreement 
with the Borough to limit the frequency of driveway connections to the highways. 

D.  Take actions to address safety and congestion issues at intersections of the Parks 
Highway and major east-west collector roads.  

Traffic and traffic-related conflicts continue to grow along the Parks Highway. Problems are 
growing in locations like the stretch of highway in the vicinity of Montana Creek and the Spur Road.  
Problems include a narrow bridge; vehicular, bike and foot traffic coming out of the school and 
senior center; and pedestrians crossing the road for fishing and other recreation activities.  The result 
is an increasing risk of serious accidents between cars, or cars and pedestrians.  The Alaska DOT 
and the Borough should work with the community to reduce safety hazards along this stretch of 
highway.  Possible actions include reduced speed limits, more signage, pedestrian paths, and 
improved pedestrian crossing points.  
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GOAL 4  Plan for good access to town center. 

BACKGROUND AND COMMUNITY VALUES 

Good access is key to a successful town center - by road, trail, and perhaps ultimately by rail.   
“Good access” means the town center is readily accessible by car, and at the same time, is a safe and 
comfortable place for moving around on foot.  Downtown Talkeetna is an example of a place that 
strikes a good balance on these issues; Wasilla and Midtown Anchorage meet the first criteria, but 
not the second.  

HOW? - MEANS TO ENSURE FUNCTIONALLY SUCCESSFUL TOWN CENTERS 

A. Develop a town center circulation plan, providing for good access, visibility, parking, and 
pedestrian circulation needed for a successful town center.   

As described above, the development of a bypass is the project that will most affect the 
development of the town center.  Without a bypass, efforts to create a town center will be struggling 
against the traffic volumes, speeds and noise of the Parks Highway.  The creation of a bypass by AK 
DOT/PF to the west of the Y will make the evolution of an attractive community center 
significantly easier.  Detailed planning for the YCC Area town center at the road junction can 
proceed based on the assumption that a bypass will be built and can include circulation 
considerations as well as aesthetics, services and other elements of an attractive town hub.  A bypass 
will allow the use of the “old” section of the Parks Highway to become one of the main streets 
providing access to the town center, rather than the major traffic-carrying arterial to which all other 
nearby traffic functions would need to defer.  The junction of the Parks Highway and the Talkeetna 
Spur Road could then be controlled by all-way stop signs, a traffic circle or similar means to limit 
speeds and improve safety. 

Several strategies are key to inviting people to walk from one place to another in the town center, 
and ensuring that the pedestrian elements of the area are both enjoyable, safe and well used.  
Commercial and community functions need to be located close enough to each other that one 
would consider walking.  Equally important is location and design of the walkways so that they are 
not impinged upon by parked or moving cars, and are designed attractively enough to encourage a 
stroll in place of a short trip by car. 

B. Develop circulation plans for other proposed commercial areas. 

The other Caswell Lakes commercial area identified during the planning process is to be located in 
the general vicinity of the Sheep Creek Lodge, to serve commercial needs of the southern YCC 
Area.   To avoid traffic, pedestrian conflicts and degradation of the carrying capacity of the highway, 
development at this location should concentrate on one side of the highway, connected with a 
frontage road.  This approach satisfies several concurrent goals: 

• Minimize the need for pedestrians to cross the highway. 
• Minimize traffic conflicts entering and exiting the commercial hub. 
• Allow for safe, enjoyable pedestrian accessibility to all parts of the commercial hub. 
• Facilitate landscaping and the creation of a visually appealing commercial center. 
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GOAL 5  Maintain opportunities for transit, including rail and carpools. 

BACKGROUND AND COMMUNITY VALUES   

The option of getting around without a car is likely to grow in importance over the years.   The YCC 
Area has a chance to encourage transit options by influencing the pattern of development (more 
concentrated, more options for transit) as well as taking advantage of the Alaska Railroad. 

HOW? - DEVELOP WITH AN EYE TO THE FUTURE; PLAN AHEAD FOR TRANSIT 
AND CARPOOL OPTIONS 

A. Locate and reserve carpool and park-and-ride lots. 

The first transit option for the YCC Area is likely to be carpooling and vanpooling.  Although there 
is not a high proportion of area families with a household member commuting to work in Wasilla or 
elsewhere, over time the number of commuters is likely to increase.  Ridesharing can save users a 
significant amount of money otherwise spent on gas, repairs, and wear and tear to the family vehicle.  
This service can be ad-hoc, organized by the Borough, or by a special-purpose private-non-profit.   

If there is public property that can be used as a park-and-ride lot located near the YCC Area, or near 
the south end of the planning area, the service could develop relatively quickly.  Areas that could 
potentially serve as park-and-ride lots should be identified as part of this planning effort and be 
designated.  The property could be set aside, or used without the creation of structures to save it for 
future park-and-ride use.  Initially, the service could operate on a public-use basis -- simply as a 
location for commuters to park their cars and join the day’s driver. 

B.  Work in concert with the Alaska Railroad. 

Freight traffic on the Alaska Railroad has grown and is expected to continue to grow at 3% per year.  
Principal commodities on the railroad as it traverses the area are petroleum products, coal and scrap.  
Passenger services and ridership are also increasing.  Princess Cruises is considering establishing 
separate trains carrying only Princess cars from Whittier direct to Denali National Park.  This 
addition would result in two passenger trains traveling in each direction each day during the summer.  
Although communities to the south are looking into commuter rail as a possibility in the future, it is 
unlikely that the volume of travelers and rail travel speeds would encourage rail commuter service 
from the YCC Area during the period covered by this plan.  Nonetheless, it would be worthwhile to 
establish a future “station” location as part of the town center detailed planning process. 

Rail crossings are a major concern, for safety and efficiency reasons.  ARRC is unlikely to allow any 
additional at-grade crossings, and the cost of overcrossings is beyond the budget for most collector 
or local roads.  AK DOT/PF intends, over time, to grade-separate all of the rail crossings on the 
Parks Highway.  This program will include the crossing 3.5 miles north of Caswell Lakes Road, as 
well as the crossing located between the Y and the Susitna River Bridge.  The latter grade-separation 
will likely be constructed along with the Parks Highway bypass of the Y as a single project. 
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GOAL 6 Maintain and improve roadside trails and trailheads. 

BACKGROUND AND COMMUNITY VALUES   

The YCC Area has gained a major transportation resource recently with the creation of the paved 
roadside trail along the Talkeetna Spur Road.  AK DOT/PF should be encouraged to extend the 
roadside trail to access the more populated parts of the YCC Area.  Expansion of the roadside trail 
system can be a clear, simple community objective.  Over the period covered by this plan, trailheads 
for snowmachiners and others should be moved from their current locations to locations that will 
result on fewer negative impacts on local residents. 

HOW? - MEANS TO PLAN A SIMPLE ROADSIDE TRAIL SYSTEM 

A. Develop a basic plan to expand the existing roadside trail system to serve multiple uses.   

A basic roadside trail system would build upon the new trail along the Talkeetna Spur Road.  
Initially, the trails should extend from the Y south and north along the Parks Highway to include 
areas with residential housing along the road. Trails should also extend from the school to allow 
students living within walking distance to walk or bike to school. It is important to identify these 
additional trail sections in the Comprehensive Plan for inclusion in future AK DOT/PF upgrade 
plans for the Parks Highway.  Roadside trails are eligible for Federal Highways funding and can be 
included in highway upgrades-similar to the Spur Road, at a fraction of the overall cost of a trail 
designed and built independently.  

Over time, as improvements are made to east-west collector roads, these projects should also 
include roadside trails. 

B.  Plan and re-locate trailheads to the eastern boundary of privately held property in the 
YCC Area.  

The negative impacts caused by some snowmachiners and their vehicles are a common theme in any 
discussion of recreational trails in the YCC Area.  The clearest consensus is that the trailheads 
should be moved from their existing locations.  The best options are likely to be: 

• Relocate the trailheads to the easternmost edge of private property in the YCC Area.  
Although this relocation would increase use of local roads for trailhead access, it would 
reduce the impacts of recreational snowmachine use on private property. 

• Locate alternative trailheads adjacent to the Parks Highway or the Talkeetna Spur Road with 
a clearly delineated corridor to move snowmachines past (but not over) private property. 

C.  Include roadside rest areas, pullouts and other roadside recreation amenities at select 
sites. 

Roadside recreation facilities can help provide facilities sought by travelers, and also help direct 
recreation to locations that reduce conflicts with residents or reduce environmental impacts.  The 
Open Space and Recreation chapter gives more details on this goal; general objectives include 
providing several roadside rest stops and viewpoints, and where roads cross rivers, to establish a safe 
public recreation access point. 
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GOAL 7 Improve road maintenance. 

Maintenance is carried out by the two local road service districts.  Maps on the following pages show 
the boundaries of these service areas.  Road maintenance is a Y Community Council concern that 
came up late in the preparation of the YCC Area Comprehensive Plan.  Issues raised include 
increasing the quality and frequency of road maintenance, and also increasing funding available for 
carrying out needed maintenance.    
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MMAAJJOORR  GGOOAALLSS  &&  SSTTRRAATTEEGGIIEESS  
             
PPuubblliicc  SSeerrvviicceess  &&  FFaacciilliittiieess    

 

 

Overview   

The Y Community Council Area is a changing, unincorporated area located at the northern edge of 
the rapidly growing Matanuska-Susitna Borough.  As an unincorporated area, the community relies 
on the Matanuska-Susitna Borough and partnerships with adjoining communities for many of the 
services and facilities it requires.  In most categories, community services and facilities are fairly 
adequate for a small rural community.  Where possible, residents want to make better use of existing 
facilities.  At the same time, there is a general desire for further improvements.   

During the weekend of April 25 – 26, 2003 over 130 residents and property owners of the YCC 
Area participated in the Gathering.  During this community planning event, residents became aware 
of shared concerns by neighbors throughout the area.  Many residents share the feeling that aspects 
of the area’s rural lifestyle – qualities that initially drew residents to live here - seem to be 
deteriorating as the area grows.  By identifying appropriately-scaled community projects that are 
well-planned, sustainable and consider the overall goals and values of the community, new or 
improved public facilities and services can enhance the community rather than erode the reasons 
that residents choose to live here.  

The focus of this chapter is to review existing community services and facilities and to identify 
strategies to improve these services and facilities, consistent with the goals identified below and the 
community’s values.  Important considerations for public services and facilities in the YCC Area 
include identifying a parcel for a needed cemetery, addressing transportation needs, and working 
with the Borough on identifying land parcels that could be set-aside for public facilities.  The YCC 
Area community also wants to make better use of its existing facilities and improve residents’ 
awareness of existing services available. 
 

Public Services & Facilities Goals 

1. Improve community services; top priorities include: fire service, land for a 
cemetery, emergency services, a community center, retaining land for key 
public facilities, securing a school site in Caswell Lakes, and establishing 
water spigots in the community. 

2. Improve the community’s capacity to pay to develop and operate needed 
community services and facilities. 

“It’s a balancing act – I live out here because I like the rural lifestyle, and I don’t want to 
see the area change.  But… I’d really like better fire service, and maybe a good teen center, 
and a winter weight room would be great too…” 
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Talkeetna-Sunshine Volunteer Fire 
Department Vehicle 

GOAL 1 Improve community services; top priorities include: fire service, land 
for a cemetery, emergency services, a community center, retaining land for key 
public facilities, securing a school site in Caswell Lakes, and establishing water 
spigots in the community. 

BACKGROUND & COMMUNITY VALUES 

There is currently no cemetery in the YCC Area.  Fire protection is provided only in the north 
portion of the YCC Area.  Road maintenance is provided in the YCC Area through the Talkeetna 
and Caswell Road service areas.  The YCC Area relies on the Matanuska-Susitna Borough for a 
range of services including fire, solid waste disposal, emergency medical services, and schools.  The 
Borough also serves as the area’s planning authority.  Other area service providers include: 
Matanuska Electric Association (MEA) for electric service; Matanuska Telephone Association 
(MTA) for communication services; and the State of Alaska for police service.  Sewer and water 
services are provided on an individual basis by homeowners.  Typically, homes have septic systems 
and wells, although some homes have outhouses and haul water from local watering sources.  Map 
12 - “Services & Facilities” shows the location of several public facilities in the Y Community 
Council Area boundary.   

Most YCC Area residents, like rural residents everywhere, accept the tradeoffs required when living 
in outlying, low population areas.  They enjoy the pleasures of an attractive natural setting, the ready 
access to outdoor recreation amenities, and the absence of many of the headaches of city life. Most 
residents in the YCC Area accept that they will not receive the full range of public services and 
facilities found in more densely populated areas.  However, they do expect that some services and 
facilities should be adequate to their needs, while other services should be excellent - regardless of 
where one lives.  Specific areas of concern include education, fire protection and additional priorities 
outlined below. 

HOW? – MEANS TO IMPROVE COMMUNITY SERVICES 

A. Fire Protection – Improve fire services in the YCC Area by  1) retaining public land for a 
future fire station in the Caswell Lakes/Sheep Creek area;  2) expanding the fire service 
area;  3) encouraging more property owners to volunteer for training; and  4) establishing 
funding for three new fire trucks. 

Fire service throughout the Borough is provided by specific fire 
service areas (FSA) under the authority of MSB Title 5.  The 
Borough currently has eight fire service areas:  Sutton, Butte, 
Greater Palmer, Wasilla-Lakes, Meadow Lakes, Big Lake, 
Willow and Talkeetna-Sunshine.1  The cities of Palmer and 
Houston have separate city-operated and funded services.  The 
size, population and mill rate of the fire service areas vary from 
community to community.   

                                            
1 Trapper Creek also has an established FSA, although there is no fire department there and the Trapper Creek FSA is inactive.  
Therefore, the Trapper Creek Elementary School is served by the Talkeetna-Sunshine Volunteer Fire Department. 
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Currently in the YCC Area, the Matanuska-Susitna Borough provides fire service through the 
Talkeetna-Sunshine Fire Service Area (FSA) #24, located on the Parks Highway.  The fire service 
area extends along the Talkeetna Spur Road from Talkeetna at the northern boundary to about three 
miles south of the Parks Highway/Talkeetna Spur “Y” intersection, and covers about two miles on 
either side of the Talkeetna Spur Road (see Talkeetna Fire Service Area #24 Map, below).   
 
Map 12:  Talkeetna Fire Service Area (FSA) #24 

 

 
 

In addition to the Talkeetna-Sunshine Volunteer Fire Station, the Willow Fire Station is the closest 
fire station to the southern section of the Y Community Council Area, although the Willow Fire 
Service Area does not provide fire service in the Y Community Council Area.   

As the YCC Area grows, fire protection is an immediate concern.  Without adequate access to fire 
stations, hydrants and fire service response time, current residents risk serious fire risks, and future 
housing development can be stifled.  Homeowners cannot obtain insurance without adequate fire 
response services.  This lack of fire service can limit the quality for development - as many financing 
institutions will not offer financing without the development qualifying for insurance.  

Currently, the entire southern portion of the YCC Area does not have fire service coverage.  As the 
area continues to grow, fire service and a fire station will be needed that serves Caswell Lakes and 
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“I think the different north and south ‘ends’ 
of the community have different needs.  Up 
north we have fire protection and they don’t.  
Would they like to have that?  I think so, 
but I’m not sure they have property taxes to 
support all these services.” 

Sheep Creek.  The Y Community Council needs to work with the Borough to identify a parcel of 
public land that can be retained and dedicated for a future fire station in the southern section of the 
YCC Area.  Fire service needs in the southern portion of the YCC Area (i.e., Sheep Creek and 
Caswell Lakes residential areas) have been identified as the highest priority for Caswell Lakes 
residents.  The Y Community Council has begun researching options available for expanding fire 
service.  The key to this assessment is the cost of service versus the revenue the area can generate.  
Volunteers will also be needed.  Based on a preliminary evaluation by a local resident, it appears 
there is insufficient assessed property value in the Caswell Lakes area today to generate the revenues 
needed to fund a fire service district.   This should 
be re-evaluated as the area continues to grow, 
with the expectation that as more homes are built, 
and existing homes are improved, a threshold will 
be reached where forming a district becomes 
practical.  At that point, a couple of options 
(shown below) have been suggested to address 
this need.   
 

OPTION #1:  Join an existing Fire Service Area (as some residents of Montana Creek Road 
have recently done).  Encourage contiguous property owners in the southern portions of the 
YCC Area to petition to be added to the existing FSA (either Talkeetna-Sunshine FSA or the 
Willow FSA).  As this continues, and as more contiguous property owners support the need 
for fire service and incrementally are annexed into the existing FSA, the FSA will expand.  
Ultimately, a new sub-station of either the Talkeetna-Sunshine FSA or the Willow FSA is 
needed to serve those in the Caswell Lakes and Sheep Creek area. 
 

OPTION #2:  Establish a new Fire Service Area to serve residents and establish a new fire 
station located on the Parks Highway that serves properties throughout the area north of the 
Willow FSA and south of the Talkeetna-Sunshine FSA serving Caswell Lakes and Sheep 
Creek areas.  Again, for this to be possible, a threshold will need to be reached to afford fire 
service by residents in the area. 
 

As a more near-term solution, the Y Community Council may want to evaluate the usefulness of the 
“fire department in a box” program suggested during the November 2004 Workshop.  Another 
suggestion made at the November 2004 Workshop was to annex the road to be covered by fire 
service in order to encourage more properties along the road to eventually be annexed.  The Council 
may need to evaluate this alternative’s feasibility. 

Volunteers for a future new fire station or expanded fire service area can be trained through the 
Talkeetna-Sunshine fire department.  A future fire station located in the southern portion of the 
YCC Area could be manned by volunteers in Caswell Lakes and Sheep Creek areas.  Encouraging 
property owners to be trained as volunteer fire fighters will further support the fire service needs of 
the entire YCC Area.  Eventually, there will be a need to develop an emergency response plan that 
addresses emergency evacuation. 

In addition to the need for expanding the existing FSA in the YCC Area, the Talkeetna-Sunshine 
Fire Department needs new fire trucks.  Currently, the department has two fire trucks and one 
rescue truck that are all approaching, or have already reached, the 20 year mark (ages are 20, 19, and 
18 years).  The department risks losing its current Insurance Service Organization (ISO) rating once 
the trucks are more than 20 years old.  Therefore, the department has an immediate need to identify 
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funding for three new vehicles to maintain its ISO rating.  The average cost of a new fire truck is 
approximately $160,000.  Funding is needed over the next three years (one fire truck per year) to 
effectively maintain the Department’s ISO rating.  The Assistance to Firefighters grants program 
makes funds available to Alaskan communities in need of assistance.  For more information, see 
Appendix E. 

B. Reserving Land Parcels – Cemetery is a top priority for the YCC Area. 

Currently there is no cemetery in the YCC Area.  It is very important to the residents of the YCC 
Area that local land be dedicated as a cemetery.  The Y Community Council should continue to 
work with the Borough to identify an appropriate parcel (not located in a flood plain) that can be 
used for this purpose as well as identifying other parcels to be dedicated for specific future uses such 
as a fire station and a future elementary school with appropriate surrounding facilities in the Caswell 
Lakes area.  Dedicating parcels for specific future uses will improve the community’s ability to 
properly locate these facilities and plan future development effectively. 

Some parcels that have been initially suggested by the Planning Team for further consideration 
include parcels labeled on the “Recommended Uses for Public Parcels” map in the Recreation & 
Open Space chapter as follows: 

• Parcel B – a Borough-owned parcel in the Sunshine area suggested for a possible cemetery 
location.  Federally-owned land should also be considered as a potential location for a 
cemetery. 

• Parcel H – a Borough-owned parcel suggested for a possible future school. 

• Parcel R – a State-owned parcel suggested for a possible future elementary school site in the 
Caswell Lakes area. 

C.  Youth Services & Adult Education– Improve services available to youth and in the YCC 
Area by  1) establishing a youth center as a component of the proposed community center;  
2) identifying options for establishing a regional vocational-education program for youth 
and adults;  3) improving transportation services for youth in the community to better access 
existing services available to them;  4) improve childcare services; and 5) improve pre-school 
services available for very young children. 

Youth services are also a top priority for the Y Community Council Area.  Establishing a youth 
center in the proposed community center building will improve opportunities for youth throughout 
the YCC Area.  It will provide a meeting place for youth; opportunities for leadership and skill 
building; opportunities for exploring individual talents in areas such as arts, music, sports and crafts; 
and a safe, positive place for kids to spend time.  Job listings for youth can be posted in the youth 
center.  Generally, the center should be a fun place for kids to go and to offer ways for youth to be 
actively involved in the community.  One option for getting assistance in operating the youth center 
includes partnering with the Boys and Girls Club. 

As part of the community center, a vocational education program is needed both for youth and 
adults.  The Alaska Job Corps Center located in Palmer is one model that offers a wide range of 
services for at-risk youth between the ages of 16 and 24.  Although the Job Corps Center in Palmer 
offers a much wider range of services than would be feasible for the YCC Area, a satellite branch of 
this Job Corps Center could provide valuable training and services to the region’s youth.  Examples 
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of services offered at the Job Corps Center in Palmer include basic education, vocational training, 
employment skills training, parenting skills, child care services, placement services, recreation and 
avocation, as well as social skills and leadership training.  Eventually, a satellite or mini-campus may 
be needed both for high school students and adults for advanced placement as well as job training. 

In addition to vocational education, the YCC Area wants to encourage youth involvement through 
programs such as a youth conservation corps and a youth mentorship program.  Residents want to 
encourage youth opportunities for civic involvement through community service activities and 
outreach.   

Childcare and services to very young children are also high priorities.  There is a need to improve the 
availability of childcare services throughout the YCC Area, and especially in the Caswell Lakes area.  
In the near-term, transportation to existing facilities can be better utilized to improve access to 
childcare services in the YCC Area.  There is a non-profit childcare program leasing space from the 
clinic for childcare services.  Funding for busing or a shuttle service is needed.  

Many YCC Area families home-school their young children.  To supplement parents’ ability to 
provide enriching educational opportunities for their children, resources in the proposed community 
center should include an area specifically for young children to play; have supervised access to 
computer education programs designed for young children; and provide resources and an area for 
parents to educate their children in subjects such as the arts, math, reading, writing, science, etc.  
There are a variety of service programs that serve as excellent models for the YCC Area.   Examples 
of community pre-schools include the Anchorage Cooperative Preschool and the Rabbit Creek 
Community Preschool.  For-profit preschools include Garden Montessori, Puffin Heights 
Montessori School, Inc., Aurora Waldorf School of Alaska, and the Waldorf Education Association 
of Anchorage School.  Information about starting and running cooperative schools and related 
resources are available through the National Association for Education of Young Children 
(NAEYC).  In the state, NAEYC offices are located in Anchorage and Fairbanks.  Eventually, the 
YCC Area may consider establishing a charter school.   

In addition to home-schooling, families also utilize the pre-school in Talkeetna.  This is a resource 
that adequately serves the educational needs of young children in the YCC Area.  However, there is 
an immediate need throughout the YCC Area for improved transportation services for young 
children to better access the pre-school in Talkeetna.  Funding for transportation to the pre-school is 
an immediate priority for the YCC Area. 
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The Sunshine Community Health Center 

D. Health Services – Improve mental health services and emergency medical services in the 
YCC Area. 

Existing health care services in the YCC Area include the Sunshine 
Community Health Center (SCHC) located at the northwest corner 
of the YCC Area boundary.  The SCHC provides health services to 
the entire Upper-Susitna Valley.  The substantial expansion to the 
clinic was completed in 2003.  The clinic does not offer overnight 
medical services, however there are long-term plans for eventually 
adding an urgent care wing to the clinic.  Besides the Sunshine Clinic, 
other health facilities and services in the region include the Talkeetna 
Denali Family Medical Clinic (in Talkeetna) and two health clinics in 
Willow: the Heart of Willow Clinic that is open Tuesdays thru Saturdays from 10 am to 7 pm; and a 
SCHC satellite clinic that is open five days a week/eight hours each day.   There is also a part-time 
mid-level provider located in Houston.  Larger regional hospitals include the Mat-Su Regional 
Medical Center in Palmer and additional hospitals in Anchorage.   

Residents who participated in the November 2004 Workshop identified the need to educate and 
inform the community about what health care services are currently offered in the YCC Area and 
those that are not.  For example, residents needing physical therapy travel to Wasilla.  There is need 
to have these services provided locally, perhaps by a specialist who makes home physical therapy 
visits.  An outreach service would improve the ability to respond quickly to seniors and disabled 
individuals in the YCC Area.  In addition, there is a need for emergency care in the YCC Area.   

Ambulance services in the YCC Area include the Talkeetna Ambulance Service, the Trapper Creek 
Ambulance Service, and the Willow Ambulance Service.  There is also an Emergency Medical 
Services (EMS) Station #112 located at mile 97 of the Parks Highway.  Generally, there are medical 
services available, however it is important that these services are coordinated to respond to 
emergency medical needs area-wide. There is a need for improved emergency medical services in 
Caswell Lakes.  One suggestion for expanding the ambulance service response area was to activate 
the Sunshine Station – which has an ambulance and is located in the public safety building.  The 
ambulance service could serve the northern YCC Area, being administered by the Talkeetna Fire 
Service Area #4.   

The Emergency Medical Technicians (EMTs) are volunteers and equipment assistance is provided 
by the Borough.  The department has two emergency response vehicles and two ambulances (one in 
the YCC Area and one in Talkeetna).  Frequently, patients need to be transported to Palmer for 
emergency care.  During a public meeting in the YCC Area, the community recommended that an 
agreement be established between the Matanuska-Susitna Borough, Emergency Medical Services in 
the YCC Area, and the Sunshine Community Health Clinic to address less emergent situations which 
would relieve the need to be transported to Palmer for some patients.  The Sunshine Community 
Health Clinic also has long-term plans for a new urgent care wing.  This will also improve urgent 
care services in the YCC Area.   

There is also a need for improved and expanded services such as mental health, developmental 
disabilities, and substance abuse needs in the YCC Area.  This is challenging as state funding for 
developmental disabilities services and mental health services has declined in recent years.  Current 
providers that offer some services in the YCC Area include Mat-Su Services for Children and Adults, 
Access Alaska, Hope Resources, LINK and Ready Care, and some mental health services through 
the SCHC’s behavioral health program.  Although these services are available, there are limitations 
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to the services provided.  Options for improving developmental disabilities and other mental health 
services in the area include establishing a system for transportation between the YCC Area and 
service providers in the south, and, over time, working to expand the services that could be provided 
at the Sunshine Clinic, and through partnerships with the providers listed above.  

At the regional level, a borough-wide study on rural health is being conducted throughout the 
Matanuska-Susitna Borough.  Residents of the YCC Area can and should actively participate in this 
study to ensure that YCC Area health needs and issues are effectively identified in the regional study.  
This regional study is an excellent opportunity to share the rural health needs throughout the 
Borough to funding agencies and policy-makers. 

E. Police – Improve local policing services through a neighborhood watch program 
throughout the YCC Area. 

Currently, there are no local police services or facilities in the YCC Area.  The State of Alaska 
provides State Trooper services in the region.  The nearest State Trooper Post is located at mile .3 of 
the Talkeetna Spur Road.  A police department could be constructed in the YCC Area as an addition 
to the existing Public Service Building (PSB 11-2) since this building was designed to have another 
public facility that has not yet been constructed. 

During a ten month period, the Mayor’s Blue Ribbon Task Force on Police Powers conducted a 
preliminary study that resulted with a recommendation on June 16, 2004 that the Borough adopts 
police powers and contracts with the Alaska State Troopers for the provision of additional police 
services.2  In addition, the Task Force also recommended that the Borough support ancillary 
measures, establish a centralized neighborhood watch office, and collaborate with community 
groups to develop and fund programs that emphasize prevention, education, intervention, and 
treatment.  YCC Area residents can and should participate in public meetings of the MSB Task 
Force to communicate the YCC Area public safety needs and to encourage a police station to be 
located in the YCC Area.   

The YCC Area is also interested in starting a neighborhood watch program to address immediate 
and ongoing local area needs.  Resources for establishing a neighborhood watch program are listed 
in Appendix C.  Other recommendations made during the November 2004 Workshop include 
exploring the feasibility of establishing a program equivalent to the Village Public Safety Officer 
(VPSO) program that is done in Native villages throughout rural Alaska. 

                                            
2 Matanuska-Susitna Borough Mayor’s Blue Ribbon Task Force on Police Powers, Resolution No. 04-01 (see Appendix F). 
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F. Adult Education Programs – Establish an adult education program and vocational 
education technical school as a component of the proposed community center. 

Adult education programs are a top priority for the Y Community Council Area.  These could be 
included as a component of the proposed community center.  The Mat-Su Community College in 
Palmer may be an appropriate partner for establishing an adult education program in the community 
center.  The Y Community Council will need to identify alternatives available for operating and 
managing the program, identifying specific educational programs of interest to residents, and 
equipment and resources required for offering these services.  At a minimum, by establishing 
internet access in the library of the community center, adults can easily access a variety of distance 
learning programs available online and through the University of Alaska.  An additional suggestion is 
to re-establish the community schools program. 

Some additional recommendations made during the November 2004 Workshop include adding a 
satellite University of Alaska extension program in the YCC Area.  This proposed UA extension 
program should be designed to provide vocational education technical skills to both adults and those 
still in high school to encourage advanced placement as well as job training. 

G. Recreation Facilities – Improve use of existing facilities for indoor and outdoor recreation 
in the YCC Area and plan for future recreation facilities. 

The YCC Area residents would like to improve access and use of existing recreational opportunities 
available through the existing high school indoor facilities by establishing evening family-use hours 
that adhere to school policies.  In addition, there are long-term needs to establish recreational 
opportunities (such as a ball field and indoor pool) as part of the proposed community center.  
Other future outdoor recreation opportunities currently being planned include a shooting range at 
mile 94 of the Parks Highway that is being organized by the Upper-Su Shooters Association (a 
private non-profit).   

H. Public Water Supply – Improve the monitoring of water quality throughout the YCC 
Area.  Ensure adequate availability and quality of public watering spigots in the YCC Area.   

Many year-round residents in the YCC Area have individual wells, septic tanks, and complete 
plumbing.  Seasonal-use homes haul water and use outhouses.  Public watering points should be 
installed at Kashwitna, Caswell, Sunshine, and the Sheep Creek spring.  Residents use the Sheep 
Creek spring to collect water, and although the water quality is very good, there is a general concern 
by residents for the need to maintain the quality and accessibility of the community’s water sources.  
A water-quality monitoring program to evaluate water quality should be initiated to ensure ongoing 
safety of the watering points.  Community volunteers can be trained to test water in their 
neighborhoods.  Two trainers are already residents of the YCC Area, however they need volunteers 
who are willing to take part in the training are needed. 

Ultimately a water supply and disbursement plan is needed that considers both the current and long-
term needs of the community while ensuring water quality.  Future land use regulations and 
transportation planning should address the need for new sub-division development standards for 
supplying water to small lots.   
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“I love the idea of a community center 
with youth center, daycare, library and 
options for ‘business incubation’ and 
‘out-sourced’ jobs.” 

I. Management of Uncontrolled Dumping - Improve the management of uncontrolled 
dumping throughout the YCC Area. 

Currently, the Borough operates a refuse transfer station in the YCC Area at mile 102 of the Parks 
Highway.  There is also a solid waste transfer station located at mile .3 of the Talkeetna Spur Road.  
A privately-owned collection service is available to YCC Area residents.   

Trash dumping and especially junk car dumping are growing problems in the YCC Area and around 
the Borough.  Examples of two problem spots include traditional, but informal, camping and fishing 
areas, such as along Montana Creek.  Dumping in public places has led to problem spots that need 
to be cleaned-up.  Residents would like to identify alternatives to blocking these areas off to prevent 
further dumping.  The proper disposal of solid waste should also be encouraged, through 
enforcement such as junk yard permitting.  In addition, there is an increasing need for portable 
outhouses and wildlife-resistant garbage collection bins at recreation areas. 

During the November 2004 Workshop residents of the YCC Area suggested that an incentive 
program be developed that addresses this problem as well as dumping of large appliances.  One 
approach would be establishing a free dumping day to encourage the proper disposal of garbage and 
large items.  Residents also want to improve clean-up efforts by establishing a community watch 
program and creating fees for yard junk, and establishing fines for public junking if the problem 
persists. 

As the Y Community Council Area grows, a collection service may also be warranted to reduce 
problems associated with trash dumping, such as polluting water sources, creating unsanitary 
conditions in the campgrounds, and creating bear attractors in publicly-used areas.  Residents have 
also expressed a desire to establish a comprehensive recycling program in the YCC Area.  To do this, 
collection sites are needed as is delivery to the recycling center by a local provider.  This could be 
established through a volunteer effort with funding or as a local business venture. 

J. Community Center – Establish a community center in the Y Community Council Area. 

Another high priority for YCC Area residents is 
establishing a community center located in the 
proposed town.  To every extent, residents want to 
maximize use of existing facilities and design the 
community center to best complement those existing 
facilities, such as the library in Trapper Creek, the post 
office in Talkeetna, and the pre-school in Talkeetna.  A 

community center will provide greatly needed space for community meetings, functions, and as a 
general place for bringing people from the community together.  Residents of the YCC Area would 
like to see the following services planned for the community center building:   

• Improved facilities for holding community-wide events and having a place for meetings 
• Indoor recreational opportunities that are reasonable to operate and maintain 
• Developed outdoor recreational opportunities such as a ball field, community park, and 

access to trails 
• A post office 
• A library where parents can access resources for home-schooling their young children 
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“I am interested in beginning a 
Child Development Center but 
I need ideas for start-up and 
on-going costs.” 

• Youth services as identified under strategy “B” in this chapter 
• Adult education programs 
• A business center serving as a resource to local 

entrepreneurs and businesses with a business 
incubator and out-sourcing jobs services   

• Y Community Council Office 
• A satellite office of the Matanuska-Susitna Borough/ Legislative Information Office 

In order to cover the operations and maintenance costs of a community center, the YCC Area will 
evaluate options for generating income.  One option is to form a non-profit organization under the 
Community Council, and establishing the non-profit with the sole purpose of running the center.  A 
benefit of this approach is having access to grant funding - although such funding cannot be relied 
on for operations costs. The non-profit would need to maintain a link with community council who 
would ensure the proper oversight.  There would also need to be good community involvement as 
board members on the non-profit organization established to run the center. This alternative 
requires a lot of volunteer time; it is not a guarantee of funding sources; and is a large responsibility 
for a small organization to take on - this may be seen a risky investment for potential funders. 

Another alternative is to have the MSB own the facility.  Advantages of this approach include:  1) 
the MSB is a larger organization, so the risks are relatively less, even if the community (under a non-
profit) acts as the manager. This would remove risk for funders and insurers.  In addition there is 
access to the Borough Assembly for requesting operating funds.  A disadvantage of this alternative is 
that there is less community ownership, oversight, and the MSB might not want to take on 
ownership of the facility. 

An additional alternative is to incorporate as a city and own the building: With this option, it would 
allow the Council to 1) gain access to tax revenue to sustain the facility; 2) have access to better 
insurance rates through Municipal sources; and 3) improve the potential for bonding (although 
probably minimal); and 4) establish a sustainable operator, which will be attractive to funders. Using 
this option requires the YCC Area to incorporate, which can be a lengthy process. 

In order to gain funding for the construction and management of a community center, there needs 
to be a non-profit or a governing entity for most grant funds.  In addition they need to demonstrate 
a solid business plan that is tied to building design and uses.  Each space must be able to cover its 
costs. The project must find a balance between what the community wants and what it can afford. 
The Community Facilities Planning Workbook is a useful tool for planning multi-use community 
facilities (see Appendix D). 

K. Post Office – Establish a post office in the YCC Area as a part of the proposed 
community center and/or in the town site. 

Currently, residents go to Talkeetna to pick-up or send mail, which 
adequately serves the YCC Area residents.  There is also a secure mail 
drop box at Moores’ Hardware.  As the YCC Area grows, 
establishing a post office as a component of the community center 
would be a preferred alternative for addressing postal needs of the 
community.  Other alternatives include establishing secure mail drop 
boxes at locations such as the Tesoro station, H&H, in Caswell or  

Mailboxes of residents in the Y area 
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other local facility.  A near-term alternative to the existing unsecured mailboxes along the roadside 
would be to install U.S. Postal Service cluster boxes that lock as is seen in several residential 
communities in Anchorage and Eagle River.   

L. Library – Establish a library in the Y Community Council Area as part of the proposed 
community center and/or in the town site. 

Currently, the existing library in Willow, Talkeetna and Trapper Creek adequately serves the needs of 
those in the YCC Area.  As the area grows, a local library will be needed.   The proposed community 
center may be the best location for a library.  Establishing the library as part of the community 
center would complement a variety of other proposed uses.  The Museum and Library Services 
Administration has grant programs for rural libraries.   

A near-term suggestion provided during the November 2004 Workshop was to establish a book 
mobile that is linked to the existing libraries.  A possible business opportunity would be to open a 
used book store in the YCC Area. 

M. Electric Services – Expand electrical service to existing subdivisions in the YCC Area 
and require electrical service for new development projects. 

The electric operator in the Matanuska-Susitna Borough is Matanuska Electric Association (MEA).  
MEA’s service districts include Eagle River, Palmer, Wasilla, and Big Lake.  MEA provides electric 
services in the YCC Area.  The power source is hydro with a rate of about 11.9 cents per kilowatt 
hour.  MEA periodically funds projects to extend power to unimproved areas.  Neighborhoods can 
apply to MEA.  As existing sub-divisions grow, electrical service will need to be expanded to those 
areas.  In addition, the YCC Area will need to have standards in place that require electrical services 
established for new residential development areas.  The Y Community Council will want to work 
with MEA and the Borough to pursue grants and projects that will establish electric power systems.   
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Susitna Valley High School 

 

 

“A middle school, separate from 
the high school, will be needed 
as the population grows.” 

 
The Y Bridge 

Along the Parks Highway 

N. Road Service – Establish a road service plan to 1) upgrade sub-standard and high-
maintenance roads; 2) designate collector road options for paving; and 3) establish a 
hierarchy of roads and plan for rebuilding and maintenance. 

See Circulation chapter. 

 

 

 

 

 

 

 

 

 

 

 

 

O. Schools –  Improve transportation to schools that YCC Area youth attend.   

The Y Community Council Area is located in 
the Matanuska-Susitna School District.  
Schools in the District are operated by the 
Borough.  One school is located in the YCC 
Area – the Susitna Valley High School (grades 
7 thru 12).  At Susitna Valley High, there are 
about 210 students and 16 teachers. 

The existing schools adequately serve youth in the YCC 
Area, however there is a need for improved transportation 
from areas in the Y Community Council Area to schools 
they attend (especially the pre-school in Talkeetna and for 
field trips).  Improving transportation will also require 
protective portable shelters at bus stops, especially for young 
children.  Residents have discussed getting volunteers and 
support from the Borough and local businesses for supplies 
to build bus stop shelters for the children.  A volunteer 
program is also needed for parents to stay with children at the bus stops, to pick children up, and 
develop collection spots.  As the YCC Area grows, there may come a point where there is an 
overflow of the YCC Area and Talkeetna school capacities, and at such a time there may be the need 
for a new school in the YCC Area.  A land parcel should be dedicated for a future elementary school 
with adequate surrounding facilities in the Caswell Lakes area that is centrally located both for youth 
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and for community activities.  The current school location makes participating in after-school 
activities difficult.   

Residents would like to improve their ability to utilize the school for community activities – perhaps 
a “joint use” facility.  Activities such as group fitness, meetings, clubs, art programs, and cooking 
classes could be held at the school.  Please see YCC Area Facilities & Services Map, located on the 
following page. 
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GOAL 2 Improve the community’s capacity to pay to develop and operate 
needed community services and facilities. 

HOW? – MEANS TO REACH GOAL 

With many of the strategies identified in this chapter, an entity is required to own, operate, and 
manage the recommended programs, services, and facilities.  The Y Community Council is currently 
evaluating several options for increasing their capacity to pay for, develop, and operate the 
community services and facilities that are identified in this plan.  Making this decision will greatly 
influence how the Council pursues the strategies proposed in this chapter.  The chapter in this plan 
titled “Leadership and Communication” identifies alternatives that the Council is currently 
considering. 

Some suggestions made during the November 2004 Workshop include having subdivisions pay 
impact fees for new lots as they’re developed to establish funding for additional demands on public 
services.  Another suggestion was to identify guidelines for larger subdivisions to develop an electric 
power plan that specifies how the subdivision will accommodate its power generation needs.  As 
with many services needed or desired, a homeowner’s association could charge a minimum fee to 
provide modest services area-wide and to monitor and enforce junk removal policies throughout the 
designated homeowner’s association area. 

(Also see Leadership and Communication chapter.) 
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  MMAAJJOORR  GGOOAALLSS  &&  SSTTRRAATTEEGGIIEESS  
             
EEccoonnoommiicc  DDeevveellooppmmeenntt    

 

Overview   

The YCC Area evolved from an area of wilderness homesteads into what it is today:  a road-
accessible, residential area of approximately 1,100 people, with a range of roadside stores and 
services.  Tourism and construction are the areas largest private job sectors, with most jobs being 
seasonal.   Over 40% of those employed in the area work in the retail trade industry or the arts, 
entertainment, recreation, accommodation and food service industries.  Many of the residents are 
self-employed in home-based or small business activities such as lodging, guiding and charter 
services.  There are also a handful of small farms and opportunities for small-scale timber activities.   

In setting the stage for discussing future economic development planning in the YCC Area, it’s 
important to reflect on why people want to live here.  Population and employment statistics from 
the 2000 U.S. Census Bureau data show that 956 people live in the YCC Area.  Of that total 
population, the potential workforce includes 711 residents.  Census data show 253 people in the Y 
area as employed, leaving more than half of the potential workforce without regular employment.  
As one community resident eloquently points out:  “I don’t think most people come out here for the 
jobs.” 

The area’s economic profile may be on the brink of significant change, driven by the steady growth 
in population and second homes in the north borough region.   The Sunshine area is emerging as a 
service center for the northern section of the Matanuska-Susitna Borough.  A number of new 
businesses have recently been established.  It is likely that this trend will continue, as businesses such 
as auto repair, banking, or equipment rentals open to serve local needs previously reached only by 
driving an hour to the south.   Residents are taking steps to plan for these changes to ensure that the 
community retains its rural look and feel, both for residents and visitors.    

The community is blessed with a rich diversity of skilled residents.  Locals enjoy the freedoms of a 
rural setting while having road access to the services of larger communities.  Most greatly value the 
area’s scenic environmental resources and are less interested in attracting large-scale economic 
development.  This sentiment is clarified by another well-stated quote from a resident of the Y 
Community: “Jobs – pretty great to have and absolutely necessary, however, it’s unfair to our 
children to develop so much (for the sake of making money) that our children can’t enjoy this rural 
lifestyle.  Some types of jobs just won’t be available here, nor the number of jobs as compared to 
more populous areas.” 

 
 

“I don’t think most people come out here for the jobs.”
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Economic Development Goals 

A revised list of economic goals is presented below.  This list reflects input from the 2003 
community gathering, the draft “Issues and Goals Report,” comments at the spring 2004 
Community Workshop, and ongoing discussions with the Y Community Council Planning Team.  

1. Guide responsible development to provide jobs and business opportunities 
for locals, while retaining community character. 

2. Encourage development of a diversified local economy, both seasonal and 
year-round, that matches community values, including well-managed 
tourism, locally-produced products, local-serving commercial activities, and 
cottage industry. 

3. Designate and maintain outdoor recreation resources (open space, trails, 
lakes, etc.) for future generations. 

4. Strengthen and promote the identity of the Y Community Council Area and 
its inclusive neighborhoods, facilities, and services. 
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The community of Gustavus 
provides a well-developed example 
of the electronic version of this type 
of directory.   Gustavus is more 
focused on tourism and promotion 
than is likely to be the case for the Y 
Community Council Area, but the 
website (http://www.gustavus.com/) 
gives a good sense of how much a 
community can do to describe 
businesses, community events, 
community facilities, etc.  

GOAL 1 Guide responsible development to provide jobs and business 
opportunities for locals, while retaining community character. 

 

HOW? – ACHIEVING RESPONSIBLE DEVELOPMENT 

A. Economic Development Forum – Organize an local forum where business owners can 
meet and discuss business needs, niches, local/regional linkages, and ways to strengthen 
the local economy while maintaining the community character.   

Establishing an Economic Development Forum will encourage business leaders and those 
influencing economic development in the YCC Area to define their shared vision and work together 
to accomplish the economic development goals of this comprehensive plan.  Such a group can bring 
together a wide range of organizations and business leaders to discuss common issues, advocate for 
local businesses, and advise the Y Community Council (or other governing body) on issues relating 
to the development of the YCC Area’s economic interests.  The organization will represent regional 
and local governance, businesses, co-ops, vocational and educational organizations, volunteers and 
community representatives, and representatives from specific sectors such as agriculture, industrial, 
tourism, home-based businesses, etc.   

The members of the forum should identify and agree upon a clear statement of priorities to be 
addressed during a specific time frame, consistent with the community comprehensive plan.  This 
will provide the framework for an action plan that focuses on areas of greatest importance to current 
and planned economic activity.  The forum should meet regularly (at least quarterly) each year and 
form sub-groups that carry-out key activities and meet more regularly. 

The forum could meet in the proposed community center.   

B. Community Resources Directory – Improve and 
continue to use the Community Resources Directory 
that lists all businesses, services, and facilities located 
in the Y Community Council Area. 

Most visitors, and many residents, are unaware of the many 
different services, facilities and businesses available in the 
YCC Area.   A YCC Area Community Resources Directory 
could be presented in a variety of ways: a brochure, signs, 
and/or a community website.     
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Incubators come in many formats, with 
different objectives. They may be: 

• Public or not-for-profit incubators, 
sponsored by government and nonprofit 
organizations, whose primary purpose is to 
promote economic development.  

• Private incubators, run by venture and seed 
capital investment groups, or by 
corporations and real estate development 
partnerships. These incubators generally 
seek a return on their investment, often 
through a stake in the firm, further 
development, royalties, etc. 

•  Academic-related incubators, which share 
characteristics of the first two types, but also have 
objectives in faculty development, and creating business 
spin-offs from faculty research.  

• Public/private incubators, which are joint efforts between 
government or other non-profit agencies and a private 
developer. These offer the advantage that government 
funding can often be secured to support private sector 
expertise and financing. 

Business “incubators” are a common 
strategy employed by local and state 
governments and non-profit 
organizations to help small businesses 
get started and grow.  Information 
below, from the State of Wisconsin gives 
more details:  
(http://www.commerce.state.wi.us/MT/MT-
COM-
2610.html#INTRODUCTION%20TO%20INC
UBATORS) 

Business incubators are facilities that 
provide small, entrepreneurial businesses 
with affordable space and shared support 
and business development services, such 
as financing, marketing, and management. 
Incubators can play a nurturing role in 
helping young businesses survive and grow 
during the start-up period when they are 
most financially vulnerable. 

C. Business Incubator – Create a business incubator in the proposed community center to 
support local start-up and home-based business opportunities.   

For the Y Community Council Area, a business incubator can provide space and basic services (e.g., 
phone, copier, fax, internet, furnishings, etc.) to allow entrepreneurs the opportunity to start a 
business without large start-up costs of leasing space and purchasing furnishings.  The space can be 
used for a variety of types of small business operations.  The intent of the business incubator is to 
encourage local economic development.  The business incubator provides the space, and the 
entrepreneur starts the business.  Depending on the type of business and space available, a business 
incubator can be used to incubate several start-up businesses simultaneously.  By strategically 
locating business incubator spaces in the community center building, start-up business ventures can 

benefit from potential customers that are initially 
attracted to the community center for a variety of 
other activities.   
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D. Internet Services – Continue to improve internet service in the area to create additional 
opportunities for local businesses, schools, and residents. 

Currently, internet service is available to residents in the YCC Area.  There are two high speed fiber 
optics cables running through the YCC Area:  one is along the Parks Highway; the other is along the 
Alaska Railroad right-of-way.  High-speed internet services continue to be a need throughout the 
YCC Area.  As new facilities are constructed, such as the community center building, high-speed 
internet should be planned.   

E. Town Center – Utilize the town center to improve opportunities for local businesses and 
home-based businesses to market and sell their products/services. 

Promote the Sunshine area as a hub serving the shopping, public services, and public needs for 
residents and visitors to the northern section of the Matanuska-Susitna Borough.  Utilize the 
proposed Chamber of Commerce to assist local and home-based businesses market their products in 
the town center.  For example, the town center could offer a store or space for local farmers and 
craftspeople to sell their products. 

F. Local, Small-Scale & Home-Based Businesses – Develop land use policies that actively 
support (and do not unreasonably discourage) local, small-scale and home-based 
businesses. 

The YCC Area already hosts a range of local small businesses, several based in homes.  Existing 
businesses under this category include a wide range of ventures including professional services, 
construction, service providers, tourism operations, arts/crafts sales, and others.  The 
comprehensive plan endorses the value of local, small-scale and home-based businesses and 
recognizes such businesses as a good fit with the community’s desire to provide economic 
opportunity while maintaining the community’s attractive rural character.   For example, creating a 
local arts and crafts co-op is one way to support business opportunities for certain small-scale home-
based businesses in the YCC Area.   

Policies in the land use section of this plan encourage these activities to continue.  Land use policies 
also set rules to ensure all types of businesses continue to be good neighbors and maintain 
community character.  Examples include rules about signage, hours of operation, screening storage 
areas, etc. 
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GOAL 2 Encourage development of a diversified local economy, both 
seasonal and year-round, that matches community values, including locally-
produced products, small-scale commercial activities, and cottage industry. 

BACKGROUND AND COMMUNITY VALUES   

As is described in the introduction to this chapter, the community wants to promote a local 
economy that meets the needs of residents, takes advantage of opportunities to benefit from visitor 
spending, and is stable because it builds from diverse sources. 

HOW? – MEANS TO REACH GOAL 

A. “Made in Sunshine, Alaska”, “Made in Caswell Lakes, Alaska” – Promote locally-
produced products through an area-wide marketing strategy. 

Utilize the Economic Development Forum to encourage sales and marketing of locally-produced 
products within the community, to the region, and statewide.    As part of this plan, encourage local 
commercial businesses to buy locally, hire locally, utilize local services, and serve local needs. 

B. Summer and Winter Events – Promote events to statewide or regional niche markets that 
fit with community values.   

Events can bring a range of community benefits – increased spending to benefit  local businesses,  
stronger community identity, the chance to raise money to support local organizations such as the 
community council, and the fun of participation for residents.   Gustavus provides a good example 
of an unincorporated community using a range of community events to support community 
programs. 

Possible local events meeting these criteria include:  

Trail-based activities such as dog mushing, cross-country skiing, trail runs, marathons, and bike races 

Craft fairs 

Others?  Discuss with community 

C. Business Signage - Improve the ability of businesses to post appropriately-scaled signs 
that clearly identify their location to those driving by. 

See Land Use chapter. 

D.  Resource Development - Support development of appropriate, well-managed resource 
development activities, in particular agriculture and small scale/value-added forestry 
products. 

The YCC Area is currently home to a range of small scale agricultural activities – from gardens for a 
single family, to small scale farms selling hay vegetables, and animal products to local and statewide 
markets.   Much of the area is forested, and while trees are relatively small diameter and slow 
growing, forest resources offer the opportunity for materials for log cabins, small scale lumber 
operations, firewood and value added products like furniture.  There is also some potential for non-
timber forest products, such as diamond willow, or products used in health care such as devils club.   

The land use chapter of this plan outlines strategies to encourage these activities to continue, while 
not creating adverse environmental or off-site impacts.  Other actions to promote agriculture and 
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Writer and peach farmer Mas Masamoto coined the 
term “micro-brewed tourism” to capture the idea 
there are two kinds of tourism: mass market (like 
mass market, low cost beers) and small volume/high 
value tourism.  The latter category, like micro-brewed 
beers, emphasizes sale of small qualities of high value 
products – products that tell stories about places and 
create significant economic benefits with little 
disruption of local life.   Tourism if well-managed can 
bring significant local benefits, including opportunities 
for businesses directly serving tourists, added spending 
at service businesses like stores or gas stations, and a 
way to effectively subsidize services and businesses 
that local spending alone can’t support.   

forestry include establishing a town center that can be an outlet for local goods, and perhaps a 
regular farmers or crafts market.  Such a market might operate weekly through summer, serve the 
entire north Borough, and offer goods to both residents and visitors.  

E. Well-Managed Tourism – Encourage amounts, locations and types of tourism 
development that provide economic opportunities and help maintain and enhance 
community values.   

Tourism strategies for the YCC Area focused on maximizing benefits and minimizing adverse 
impacts are outlined below; more details are presented in the recreation section: 

• Encourage trail activities (hiking, biking, dog mushing, cross-country skiing). 

• Take better advantage of the large volume of packaged and independent tourists passing 
through the area.  Provide facilities for travelers that encourage them to slow down, take 
notice and spend money in the Y 
Community Council Area.  
Examples include roadside 
turnoffs and viewing areas 
(interpretive information, views of 
Denali), a new pedestrian-oriented 
town center featuring locally 
produced products, camping and 
picnic areas.  These suggestions 
should only be established when 
the certainty of providing 
adequate services to maintain 
them can also be established.  This 
is to prevent a situation where 
unmanageable costs are created 
and results in undesired and costly 
impacts on the community. 

• Use targeted promotions, and careful sharing of information to steer visitors towards 
recreation areas (e.g. trails) that residents see as appropriate; and away from areas that are 
intended primarily for local use.   
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GOAL 3  Designate and maintain outdoor recreation resources (open space, 
trails, lakes, etc.) for future generations. 

HOW? – MEANS TO REACH GOAL 

To ensure the value and quality of these natural resources, the Y Community recognizes the need to 
effectively maintain its open space, trails, and lake areas that are open to public access and use.  In 
order to do this, the community hopes to target those visitors that will respect and enjoy the natural 
resources of the area and clearly post appropriate locations for parking, trailhead access, lake access, 
and designated camping areas.  In addition, the Y Community encourages businesses that benefit 
from these visitor attractions to contribute to the maintenance of these recreational resources. 

This topic is largely addressed in the recreation/open space chapter.  A few additional 
recommendations are presented below: 

A.  Appropriate Markets – Target appropriate markets of visitors to attract to the area.   

Examples of high value/low impact visitors include non-motorized trail users, small group tours and 
in-state residents looking for weekend getaways.  

B. Recreation Signage – Post standardized signs at trail heads, lakes, fishing areas, and 
other recreation spots to identify and promote these resources to residents and visitors. 

See Land Use and Recreation chapters. 

C. Volunteer Day – Encourage businesses community-wide that benefit from visitor 
attractions to volunteer one day a year (or more?) to clean-up, repair, and improve the 
recreational resources throughout the community. 

Encouraging businesses in the area to take ownership of and responsibility for the community’s 
natural recreational resources is one way to minimize vandalism, polluting, and misuse of the local 
resources.  Ideally, this should be a responsibility of all users of the trails, lakes, and other outdoor 
recreational resources in the community.  Clean-up, repair and improvement of the recreational 
resources should also be a priority of community service activities. 
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Y Community 
Council Area 
(refers to area 
as a whole) 

 

GOAL 4 Strengthen and promote the identity of the YCC Area and its 
inclusive neighborhoods, facilities, and services. 

BACKGROUND AND COMMUNITY VALUES    

 The Y Community Council Area lacks a clear identity.   Unlike Willow, Talkeetna and Trapper 
Creek, the other small unincorporated communities in the area, the YCC Area is quite dispersed, 
doesn’t have a clear center, and doesn’t have a commonly accepted name.  The community 
recognizes this issue and has discussed options to give the area a clearer sense of identity, both for 
residents and visitors.  

HOW? – MEANS TO REACH GOAL 

A.  Goals for Identity – Establish community-wide agreed upon goals for promoting the 
identity of the YCC Area, its inclusive neighborhoods, facilities, and services.  Identify 
neighborhood and area-wide names that the community can use to identify itself to 
residents and the outside world. 

Part of the reason the YCC Area does not 
have a clear identity is that it is not a single 
community.  Land within the Y Community 
Council Area takes in at least two separate 
neighborhoods - the Sunshine Y/Montana 
Creek area, and Caswell Creek – each with a 
unique set of characteristics (and characters).  
At the same time, these neighborhoods are 
part of a single community council area.  In 
the future, to address this problem, the area 
will refer to itself as shown in the 
accompanying map.  This same terminology is 
used throughout this plan.  

In addition to resolving naming issues the community needs to articulate and agree on the image it 
wants to project to the world.  Based on work to date as part of this community comprehensive plan 
process, key ideas include: self reliance; access to the natural world, entrepreneurship, proximity to 
Denali and the Alaska Range. 

B. Community Signage – Develop a set of consistent, attractive community signs that help 
with way finding and create a stronger sense of 
community identity.  

Signs should be developed that identify the two primary 
neighborhoods within the YCC Area, and also in a more 
modest way, identify that these neighborhoods area part of 
the larger community council.  A preliminary, illustrative 
example is shown at right.   Such signs could be posted 
along the Parks Highway at the entry to each of the two 
primary YCC Areas neighborhoods.  See Figures 12 and 13 
for illustrative examples of signs. 

Caswell Lakes 

Sunshine  

Figure 10:  Y Community Council Area 

Figure 11:  Sample Sign 
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Figure 12:  Illustrative Examples of Signs 
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C. Events - Identify statewide or regional niche markets that fit with community values.  
Promote those events to these target markets.   

Examples include farmers market, arts and crafts markets, music festival, athletic events such as a 
bike or ski race, and fishing derbies.   

D. Facilities – Utilize and enhance facilities in the YCC Area to promote the identity of the 
community to visitors. 

Establish facilities and associated interpretive information that gives a stronger sense of the YCC 
Area’s natural setting, history, current life and recreation opportunities.   One particularly compelling 
example would be to establish several roadside scenic pull offs, where visitors could get a view out 
over the northern Matanuska-Susitna Borough up to the Alaska Range and Denali.   Informative 
signs should be posted at trails, trail heads, and view points that educate visitors about the area. 

E. Promotion – Identify strategic target markets that the community wants to attract.  
Utilize the Community Resources Directory to market the businesses, services, and 
attractions of the community to regional and statewide Conventions & Visitors Bureaus 
(MSB CVB, Anchorage CVB, and the State). 
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MMAAJJOORR  GGOOAALLSS  &&  SSTTRRAATTEEGGIIEESS  
             
LLeeaaddeerrsshhiipp  &&  CCoommmmuunniiccaattiioonn    

Overview   

In terms of leadership and communication, the creation of the YCC Area Comprehensive Plan is 
one key step towards gaining greater local control and communicating the values, goals, and 
guidelines of the Y Community Council Area to parties throughout the state.  At the 2003 
Gathering, participants identified preparation of a comprehensive plan as the community’s top 
priority.  Preparing a plan was seen as the best way to understand community priorities, focus 
community action, and have more control over decisions made at the borough, state and regional 
levels.   

The community also wants to strengthen their internal communication network, as well as their 
communication with parties outside the community.  The community wants to improve its ability to 
achieve the goals and strategies of the comprehensive plan and associated community-supported 
priority projects.   

The community seeks better communication, leadership, and more control over the future of the 
community.  At the same time, many people are also very cautious about the risks of creating an 
over-intrusive government.  

Leadership & Communication Goals 

1. Strengthen the community’s control over issues affecting the future of the Y 
Community Council Area. 

2. Improve the communication network within the community as well as 
between the community and outside entities. 

3. Narrow priorities to increase odds of success of community projects. 

“We need a mechanism that provides residents with more local control; more influence over public 
services; influence over decisions made by the borough, state, and federal government; and influence 

over decisions by large landowners.”
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GOAL 1 Strengthen the community’s control over issues affecting the future 
of the Y Community Council area. 

HOW? – MEANS TO REACH GOAL 

A. Community Council – Strengthen the capacity of the Y Community Council to better 
serve the YCC Area. 

Currently the community relies upon the Matanuska-Susitna Borough, and the Borough-established 
Y Community Council Area and service districts for local governance.  This current approach along 
with several alternatives are outlined and evaluated on the chart at the end of this chapter.  During 
the November 2004 Draft Plan Review Community Workshop, residents agreed that the Y 
Community Council should establish itself as a non-profit 501(c)(3) status.  This is a high priority for 
the Y Community Council and will likely be initiated in the near-term. 

Based on community input and discussions to date, the preferred governance alternative is to 
strengthen the existing community council.   This would include establishing an official office 
location for the Council (perhaps in the proposed community center), creating a 501(c)(3) status to 
allow the community council to receive grant funding, and funding for a part-time staff position.  
One good short-term option for this latter objective would be to work with the VISTA Program 
which could train and hire a local resident.  Other alternatives for funding a staff person and 
covering office costs include holding local fundraising events; soliciting annual donations from 
residents and businesses that benefit from better local governance; and collecting lease payments 
from office and business spaces located in the planned community center building.  The Council 
should also work with the Borough to identify a parcel of land for locating the proposed facility, and 
to establish funding for maintaining the facility.   

B. Youth Leadership – Encourage opportunities for youth to develop leadership skills and 
actively participate in community-building activities throughout the community. 

Youth are a valuable resource for strengthening the future capacity for local control in the 
community.  There is a snowball effect when a community values and encourages youth to take-on 
leadership roles in the community.  Oftentimes this is an untapped community resource, with 
capacity to carry out projects which adults don’t have time to do.  Options to encourage youth 
involvement include establishing a seat for young people on the Community Council, recruiting 
youth to participate in community projects, offering youth leadership camps, and encouraging 
student government involvement in community planning activities.   

C. The Comprehensive Plan – Completion of the Comprehensive Plan. 

A comprehensive plan gives the community a voice in the development decisions made by state, 
regional, and federal agencies, as well as large landowners and businesses that affect the YCC Area.  
It is an important step towards gaining greater local control and increasing funding opportunities 
available to the community.  The community is currently preparing its comprehensive plan with the 
support and assistance of the Matanuska-Susitna Borough. 
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GOAL 2 Improve the communication network within the community as well 
as between the community and outside entities. 

 

HOW? – MEANS TO REACH GOAL 

A.  One Voice – Maintain and strengthen the authority of the Community Council to 
represent the community.  Avoid situations where multiple groups claim representation of 
community consensus, or where outside parties can choose to dismiss community-wide 
opinions. 

Completing a comprehensive plan is an important step towards establishing a common voice 
representing the community’s interests.  In addition, the Community Council’s ability to accurately 
represent community-wide interests is also supported through this plan.  Ultimately, the plan helps 
to limit the opportunities for misrepresenting community-wide agreed upon values, goals, strategies, 
and policies.   

B. Community Communication Network – Identify opportunities for improving the existing 
communication network between residents, businesses, neighborhoods, and the community 
council. 

Explore the existing communication network in the community to determine which combination of 
approaches most effectively improve communication community-wide.  Promising options are listed 
below:  

Word of mouth – talking to neighbors about what’s going on in the community. 

Bulletin boards – establish accessible locations (i.e., stores, the proposed community center, the 
proposed town site, etc.) where the community can get updates on meetings, plans, projects, etc. 

Newspaper – work with the Talkeetna Good Times to establish a regular “Y Community News” 
section that would keep the community informed about upcoming meetings, special events, etc.  

Website – create a community website (see Gustavus as an example).  This could take form as a 
Borough-hosted website that involves youth in developing and maintaining the website.  The 
community could partner with the National Parks Service to use a facility for youth to help with the 
webpage. 

E-mail/list serve – establish a collection of email addresses that would receive regular updates on 
community issues (perhaps a regular electronic newsletter). 

Newsletter – circulate a newsletter (monthly, quarterly?) providing a regular update on community 
events.  In the near-term, a column in the existing seniors’ newsletter is one potential option. 

KTNA – utilize the local radio station to communicate community events, issues and interests. 

C. Regional Communication Network – Improve communication between the community 
council and the Matanuska-Susitna Borough, other agencies and large landowners. 

Having a comprehensive plan in place is an excellent starting point to communicate community 
values, goals and policies to those outside the community.  Distribute the YCC Area Comprehensive 
Plan to those outside the community, and ensure the community’s voice is heard at Borough 
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Planning Commission and Assembly meetings by having a community representative attend those 
meetings.  It is also important that the Council stay in communication with other community 
councils via email. 

D. Multi-Agency Satellite Office – Establish a multi-agency satellite office in the YCC Area.  

If feasible, this will improve the ability of the YCC Area to effectively communicate with the 
Matanuska-Susitna Borough, National Parks Service, Veterans Affairs, unemployment services, 
legislators and other agencies. A multi-agency office can also help expand the capacity of the YCC 
Area to address a wide range of issues.  In return, a multi-agency office will improve the agencies’ 
ability to keep the YCC Area informed and improve the community’s ability to learn about 
opportunities available to them.  One good way to achieve this objective would be to include space 
for a multi-agency satellite office in the proposed community center building. 

E. Participation on Borough Boards and Commissions 

Y Community members, particularly members who are on the Community Council and/or regularly 
participate in Community Council issues, should seek out positions on Borough boards and 
commissions.  Becoming part of the Borough Planning Commission and the Parks, Recreation and 
Trails Advisory Board would be very helpful as the community works on land use and recreation 
issues. 
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GOAL 3 Narrow priorities to increase odds of success of community projects. 

HOW? – MEANS TO REACH GOAL 

A.  Choose Your Battles – Identify the top priorities (e.g. 3-5) that the community wants and 
needs. 

One of the main values of this comprehensive plan is that it provides a mechanism for setting 
priorities among competing projects.  The Implementation Plan section of this plan outlines these 
priorities, focusing on projects that are strongly needed; that have a likelihood of success; and are 
realistic.  Setting and achieving priorities can be one of the best ways for a community to gain citizen 
support, and build capacity to take on more challenging projects. 

B. Monitor Funding Sources – Encourage the Council to monitor potential funding sources 
for the priority projects. 

Once a community identifies the goals or projects they want to pursue, it can takes several years of 
to realize them in entirety.  Steps towards achieving project goals include: identifying various funding 
opportunities; applying for funding; planning for projects, acquiring land and securing local financial 
capacity.  These are just a few of the steps that must be taken before projects are even initiated.  
Therefore, needs identified today may not be met for several years or even a decade later.   Key 
recurring funding options include: 

Matanuska-Susitna Borough Annual Bed Tax Allocation (Fall) 

Matanuska-Susitna Borough Annual Capital Improvement Program (Fall) 

State of Alaska Department of Transportation Statewide Transportation Plan (“the STIP”) 
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GOVERNANCE – ALTERNATIVE SCENARIOS      

Governance Alternatives  

Currently, the Y Community Council Area is an unincorporated community in the Matanuska-
Susitna Borough (an organized borough).  Planning, platting, and land use authority resides within 
the Borough Assembly.  There are 25 communities with established community councils in the 
Borough.  Of the communities in the Borough, three are incorporated cities (Houston - 2nd Class, 
Wasilla - 1st Class, and Palmer - home rule); the rest are unincorporated.  The Borough Assembly has 
the land use planning and regulatory authority in the Y Community Council Area; and Borough 
staff, often working with consultants, typically prepare a community’s comprehensive plan.   

Once the YCC Area Comprehensive Plan is adopted by the Borough Assembly, it will gain legal 
authority under Title 29 of the Alaska Statutes.  Once a comprehensive plan gains legal authority 
other organizations (both inside and outside the planning jurisdiction) have legal obligations to abide 
by the guidelines set forth in the comprehensive plan.  Because comprehensive plans establish a long 
term vision for the community, the recommendations the plan presents are broad and general.  So, 
while the authority established by the plan is real, and valuable in communities like the Y that 
struggle to control the behavior of powerful outside entities, that authority is broad in scope.  
Establishing authority over specific issues, such as the width of a setback, generally requires a 
separate action to implement the plan’s general intent, such as a Special Use District.  

Although the Borough Assembly is currently the governing body for the YCC Area, the Borough 
Assembly has the authority to delegate or “share back” the planning authority to first class, second 
class and home rule cities within the borough.  The Borough cannot “share back” planning, platting, 
or land use authorities to unincorporated communities within the borough because an 
unincorporated community is not legally structured to retain and implement these authorities under 
State law.  

The remainder of this section outlines options for expanding local control and communication for 
the Y Community Council Area.   Table 16 describes increasing levels of local control.  As was 
mentioned under Goal 1 of this chapter, the second option is preferred.   
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Table 16:  Levels of Local Control 
 

OPTION BUDGET BENEFITS & CONSTRAINTS 
 

Community 
Council  

(as it exists 
today) 

 

Approx. 
annual 
budget 

Low  

< $500 

Non-Governmental Organization; Flexible; Driven by 
Community Volunteers; Minimal Financial Requirements;  

No office location or staff position; requires very large 
commitment of capable volunteers for success.  Limited 
budget; limited capacity; less local control than incorporated 
city; Borough Assembly retains authority over local area (e.g. 
to administer land use regulations) 

 

Community 
Council with 
Staff and 
Office  

Non-Profit 
(“501(c)(3) 
status”) 

 

Moderate 

Approx. 
$50,000 

Flexible; Still requires community volunteers, but with staff 
support and an office Community Council could be much 
more ambitious.  

Moderate budget needed; requires strategies for raising funds 
(for office and staff resources); more resources = greater 
capacity.  Less local control than incorporated city; still relies 
on Borough Assembly authority over local area 

 

Incorporation 
 Governmental Organization; has authority to generate local 

revenues; greater local control; greater annual budget 
required; requires establishing property tax, sales tax, bed tax 
or other means of raising funds.   For a small community like 
the Y area, many government responsibilities would likely 
remain with the Borough. 
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Table 17 describes powers and obligations of various forms of incorporation available to 
communities in Alaska.  The community has generally expressed serious doubts about the near term 
benefits of incorporation; this table is merely provided as a reference, and to illustrate the range of 
options available under incorporation. 

 
Table 17:  Powers & Obligations of Alaskan Cities 

Powers & Obligations of Alaskan Cities 

Power/Obligation Home Rule City First Class City Second Class City 

Public Education  
In unorganized borough 
mandatory; not permitted 
in organized borough. 

Same as home rule.  Same as home rule.  

Planning, Platting, 
Land Use 
Regulation  

In unorganized borough 
mandatory; may be 
permitted by organized 
borough.  

Same as home rule, 
except power must be 
exercised in accordance 
with AS 29.40.  

Optional but may be  
permitted as described  
for first class cities.  

Property Tax  

May tax up to 30 mills. 
Some home rule charters 
require voter approval of 
rates.  

May tax up to 30 mills. By 
statute, voter approval 
not required, however 
local governments can be 
more restrictive.  

May tax up to 20 mills.  
  Voter approval required  
by statute.  

Sales Tax  
Rate of levy may be set by 
charter; voter approval 
may be set by charter.  

No limit set by statute; 
however, voter approval 
required.  

Same as for first class  
city.  

Structure of City 
Council / Mayor  

Determined by city 
charter or ordinance.  

Framework set by state 
law.  

Framework set by  
state law.  

Eminent Domain  Permitted by statute.  Permitted by statute.  
Permitted, but  
requires voter  
approval.  

Population for 
Incorporation 400  400  25  

Sample 
Communities and 
Size of Population  

Kenai - 7,058 
Valdez - 4,155 
Seward - 4,030 
Nenana - 435 

Wasilla - 5,134 
Homer - 4,155 
Skagway - 813 
Seldovia - 281 

Kotzebue - 2,964     
Delta Junction - 884  
Whittier – 306 
Bettles - 25 
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IIMMPPLLEEMMEENNTTAATTIIOONN  
             
IImmpplleemmeennttiinngg  tthhee  CCoommpprreehheennssiivvee  PPllaann    

The following pages present an implementation program for carrying out the recommendations of 
the Y Community Council Area Comprehensive Plan.  This section provides both a summary of 
priority projects and a complete table showing all short-term and long-term actions identified by the 
community to achieve the goals of the comprehensive plan.  Recognizing that the comprehensive 
plan is a long-term planning tool, the implementation plan is intended to be revised periodically to 
reflect successful completion of certain tasks and updates to the progress of other tasks.   
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SUMMARY OF HIGHEST PRIORITY PROJECTS 
YCC Area residents gathered in November 2004 for a two-day workshop where they gave input on 
the draft version of the YCC Area Comprehensive Plan.  During this workshop, residents discussed 
and identify priorities for the implementing the plan, summarized below: 
 

 
Land Use & Town Center 

• Prepare and adopt a Special Use District 

• Establish “open space” subdivision policies 

Recreation & Open Space 
• Retain Borough lands for recreation and open space 

• Prepare a Trails Master Plan 

• Prepare an Open Space and Recreation master plan 

• Improve lake and river access 

Circulation 
• Improve the capacity of existing roads (see chapter for specifics) 

• Improve connectivity between existing roads (see chapter for specifics) 

• Better enforce road and subdivision standards 

• Do a Plan for Bypass, then reserve bypass route  

• Identify the following as YCC Area priorities in the Parks Highway Plan 
a. Expand existing roadside trail system 
b. Plan and re-locate trailheads, view points, rest areas, and preserve 

quality of springs 

Public Services & Facilities 
• Expand fire services and training 

• Improve public water supply (including spigots at springs) 

• Establish a community center 

• Establish a library (perhaps in community center) 

• Identify land parcel for future elementary school in the Caswell Lakes area 

• Identify land parcel for cemetery 

Economic Development 
• Organize a local Economic Development Forum 

• Improve Community Identity, identify neighborhood and area-wide names 

Leadership & Communication 
• Funding for Community Council office and staff person 

• Establish a non-profit 501(c)(3) 

• Complete the Comprehensive Plan 
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IIMMPPLLEEMMEENNTTAATTIIOONN  
             
IImmpplleemmeennttiinngg  tthhee  CCoommpprreehheennssiivvee  PPllaann    

 
Project Lead Cost Resources To 

Do the Work 
Schedule Committee 

Comments 
 

LAND USE & TOWN CENTER 
   2007 2008 After 

2008 
 

GOAL 1 – RURAL CHARACTER        

PRIORITY 1:  Prepare and adopt Special Use District YCC $$$ MSB, Consultant x    
PRIORITY 2:  Establish “open space” subdivision 
policies YCC $ MSB  x    

Set process and then consolidate small lots MSB $ MSB, Land owners  x   

GOAL 2 – CLUSTER COMMERCIAL DEVELOPMENT        

Prepare and adopt Special Use District – see above        
Work with DOT&PF re: rules on signage, new driveways 
and frontage roads YCC -- 

MSB, DOT&PF, 
Business owners x    

GOAL 3 – PEDESTRIAN-ORIENTED MIXED-USE TOWN 
CENTER        

Prepare a detailed town center plan YCC $$ MSB, Consultant  x   
Maintain and improve public access – plan for bypass (see 
Circulation section) YCC $$ MSB, DOT&PF  x   

Improve town center area utilities YCC $$$$ MEA, MSB, etc.  x   

GOAL 4 – LOCATION & CHARACTER OF DEVELOPMENT        

Prepare and adopt Special Use District – see above        
 

$ = $100s $$ = $1,000s  $$$ = $10,000s $$$$ = $100,000s  $$$$$ = $1,000,000s
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Project Lead Capital 

Cost 
Resources To 
Do the Work 

Schedule Committee 
Comments 

 
RECREATION & OPEN SPACE 

   2007 2008 After 
2008 

 

GOAL 1 – ACCESS TO NATURAL FEATURES & OPEN SPACE        
PRIORITY:  Retain Borough lands for recreation and 
open space YCC -- MSB x    

Create a recreation and open space plan YCC $$$ MSB, Consultant  x   

GOAL 2 – PROVIDE SERVICES TO DIVERSE USER GROUPS        

Improve/build indoor recreation facility YCC 
$$$-

$$$$$ 
MSB, Funders, 
community   x School is option? 

GOAL 3 – CREATE A YCC AREA TRAILS SYSTEM        
PRIORITY:  Prepare a trails master plan: Map existing 
trails, document community trail needs, and needs for 
trail head improvements; review and adopt trails plan YCC $$ MSB, Consultant  x   

Construct and improve trails and trail heads        

- Secure public route for a north south trail YCC $$$ 
MSB, community 
volunteers   x x  

- East-west trails along stream corridors YCC $$$ 
MSB, community 
volunteers   x x  

GOAL 4 – PROVIDE A COMMUNITY RECREATION SYSTEM        

Create a recreation and open space plan - see above        

GOAL 5 –RECREATION SYSTEM – Parks, Rec Facilities        
PRIORITY:  Improve lake, river access (for residents, 
visitors) YCC $$$ 

MSB, State of AK, 
land owners  x   

Provide neighborhood parks  YCC $$$ 
MSB, community 
volunteers  x   

$ = $100s $$ = $1,000s  $$$ = $10,000s $$$$ = $100,000s  $$$$$ = $1,000,000s 
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Project Lead Capital 
Cost 

Resources To 
Do the Work 

Schedule Committee 
Comments 

CIRCULATION 
(roads, trails, trains, planes) 

   2007 2008 After 
2008 

 

GOAL 1 – IMPROVE EXISTING ROAD & PLAN FOR FUTURE 
ROADS        
PRIORITY:  Improve the capacity of existing roads (see 
chapter for specific roads) YCC $$$$ MSB, DOT&PF  x x  
PRIORITY:  Improve connectivity between existing 
residential roads (see chapter for specific roads) YCC $$$$ MSB, DOT&PF  x x  

GOAL 2 – ROAD DEVELOPMENT & SURFACING YCC       
PRIORITY:  Strict enforcement of road and subdivision 
standards. YCC $$ 

MSB, Developers, 
landowners x    

GOAL 3 – EXPANSION OF PARKS HIGHWAY YCC       
Prepare and adopt Special Use District (see land use 
section) YCC $$ MSB, Consultant x    
PRIORITY:  Do bypass Plan, then reserve route for 
bypass YCC -- 

MSB, DOT&PF, 
landowners  x   

Construct bypass. YCC $$$$$ DOT&PF   x  

GOAL 4 – ACCESS TO TOWN CENTER YCC       

Develop a town center circulation plan 
YCC, 
business $$ 

MSB, DOT&PF, 
Consultant  x   

Develop a circulation plan for other commercial areas YCC $$ 
MSB, DOT&PF, 
Consultant  x   

GOAL 5 – TRANSIT & CARPOOL OPTIONS        

Reserve sites for future carpool lots. YCC -- MSB, land owners  x   

Work with ARR to reserve option for rail-based transit. YCC -- ARR  x   
$ = $100s $$ = $1,000s  $$$ = $10,000s $$$$ = $100,000s  $$$$$ = $1,000,000s 
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Project Lead Capital 
Cost 

Resources To 
Do the Work 

Schedule Committee 
Comments 

CIRCULATION (cont.) 
(roads, trails, trains, planes) 

   2007 2008 After 
2008 

 

GOAL 6 – ROADSIDE TRAIL SYSTEM        

Develop a plan to expand existing roadside trail system YCC $$ 
MSB, Consultant, 
landowners  x   

Plan and re-locate trailheads, view points, rest areas, and 
preserve quality of spring. YCC $$ 

MSB, Consultant, 
land owners  x   

PRIORITY:  Identify the above two actions as priorities 
in the Parks Highway Plan. YCC -- MSB, DOT&PF x    

GOAL 7 – IMPROVE ROAD MAINTENANCE        

 
$ = $100s $$ = $1,000s  $$$ = $10,000s $$$$ = $100,000s  $$$$$ = $1,000,000s 
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Project Lead Capital 

Cost 
Resources To 
Do the Work 

Schedule Committee 
Comments 

PUBLIC SERVICES & FACILITIES    2007 2008 After 
2008 

 

GOAL 1 – IMPROVE COMMUNITY SERVICES        

PRIORITY:  Expand fire services and training YCC $$ MSB, land owners x    

Retain public land for a future fire station 
YCC 

-- MSB, land owners x    

Establish funding for new fire trucks 
YCC 

$$$ Vol. Fire Dept. x    

Establish a youth center 
YCC 

$$$ MSB, land owners  x   
Establish a regional vocational-education program for 
youth 

YCC 
$$$ B&G Club,  x   

Improve transportation services for youth 
YCC 

$$  x    

Improve childcare and pre-school services 
YCC 

$$  x    

Improve mental health service. 
YCC 

$$   x   

Improve local policing services 
YCC 

$$ MSB, residents x    

Establish an adult education program 
YCC 

$$$ UA  x   

Improve existing recreation facilities 
YCC 

$$   x   
PRIORITY:  Improve public water supply (including 
spigots at springs) 

YCC 
$$  x    

Improve the management of uncontrolled dumping 
YCC 

$$ MSB, x    

PRIORITY:  Establish a community center 
YCC 

$$$$   x   

Establish a post office 
YCC 

$$$$ US Postal Service  x   

PRIORITY:  Establish a library 
YCC 

$$$$   x   
$ = $100s  $$ = $1,000s $$$ = $10,000s $$$$ = $100,000s  $$$$$ = $1,000,000s 
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Project Lead Capital 
Cost 

Resources To 
Do the Work 

Schedule Committee 
Comments 

 
PUBLIC SERVICES & FACILITIES (cont.) 

   2007 2008 After 
2008 

 

Expand electrical services. YCC $$$$   x   

Establish a road service plan. YCC $$ MSB, DOT&PF  x   

Improve transportation to schools. YCC $$  x    
PRIORITY:  Identify land parcel for future elementary 
school in the Caswell Lakes area. YCC -- 

MSB, Y Comm 
Council x    

PRIORITY:  Identify land parcel for cemetery. YCC -- 
MSB, Y Comm 
Council x    

 
$ = $100s $$ = $1,000s  $$$ = $10,000s $$$$ = $100,000s  $$$$$ = $1,000,000s 
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Project Lead Capital 

Cost 
Resources To 
Do the Work 

Schedule Committee 
Comments 

 
ECONOMIC DEVELOPMENT 

   2007 2008 After 
2008 

 

GOAL 1 – RESPONSIBLE DEVELOPMENT        
PRIORITY:  Organize a local Economic Development 
Forum. YCC -- Local businesses x    

Create a community resources directory. YCC $ Local businesses  x   

Create a business incubator. YCC $$$   x   

Improve internet services.  --   x   

Develop land use policies. YCC $$  x    

GOAL 2 – A DIVERSIFIED LOCAL ECONOMY        

Hold events (fairs, races, farmers and crafts markets, etc.). YCC $$   x   

GOAL 3 – MAINTAIN OUTDOOR RECREATION RESOURCES        

Install appropriate signage and trail markers. YCC $$   x   

Establish a “Volunteer Day”. YCC --   x   

GOAL 4 – IDENTITY OF THE YCC AREA        

PRIORITY:  Identify neighborhood and area-wide names. YCC --  x    

Construct community signs. YCC $$   x   

 
$ = $100s $$ = $1,000s  $$$ = $10,000s $$$$ = $100,000s  $$$$$ = $1,000,000s 
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Project Lead Capital 

Cost 
Resources To 
Do the Work 

Schedule Committee 
Comments 

 
LEADERSHIP & COMMUNICATION 

   2007 2008 After 
2008 

 

GOAL 1 – LOCAL CONTROL        
PRIORITY:  Funding for Community Council office and 
staff person. YCC $$$   x   

PRIORITY:  Establish a non-profit 501(c)(3) status. YCC $  x    

PRIORITY:  Complete the Comprehensive Plan. YCC $$$ MSB, Consultants,  x    

GOAL 2 – COMMUNICATION NETWORK        

Improve the community’s communication network (i.e., 
newsletter, posting information, website, etc.). YCC $ 

Residents, 
businesses, 
volunteers, 
Talkeetna Times, 
KTNA, etc. x    

Establish a multi-agency satellite office. YCC $$$ 

MSB, State & 
federal sources, 
Veterans Affairs, 
etc.  x   

GOAL 3 – NARROW PRIORITIES        

$ = $100s $$ = $1,000s  $$$ = $10,000s $$$$ = $100,000s  $$$$$ = $1,000,000s 



CCOOMMPPRREEHHEENNSSIIVVEE  PPLLAANN  RREEVVIISSIIOONNSS  PPRROOCCEESSSS  
             
PPrroocceessss  ffoorr  RReevviissiinngg  tthhee  CCoommpprreehheennssiivvee  PPllaann    

 
A comprehensive plan is intended to be a long-range planning document, guiding growth 
and development over 20 years and longer.  It is a “living document” that helps to guide the 
long-range goals and strategies of the YCC Area.  Recognizing that changes occur within the 
term of 20 years, a comprehensive plan needs to be open to change in two ways.  First there 
is need for a process to make amendments to specific plan goals and policies.  This can be 
done through a process beginning with the community council, providing opportunities for 
public participation and input, then requiring review by the borough planning commission 
and an ordinance approving the plan adopted by the assembly. 
 
The second category of changes is the need for a regular review, typically done every five 
years.  The YCC Area Comprehensive Plan should be reviewed after five years by the Y 
Community Council to determine which actions have been accomplished, and which priority 
actions should be focused on during the following years.  Over time, this review of the 
comprehensive plan will help to document the accomplishments made, and the new 
priorities that surface. 
 
Although not required, one excellent way of documenting a community’s accomplishments 
is to produce a summary of those accomplishments after five years.  The Native Village of 
Eyak (outside Cordova) provides an excellent example of how to document your 
community’s accomplishments.  This approach improves future funding opportunities by 
documenting past successes.  This can be done at any time by the community council in the 
form of a resolution or summary document, and does not necessarily require further review 
or approval by the planning commission or assembly.  The reviews can then be used as a 
starting point for future plan updates.  However, any substantial changes to goals and 
policies in the plan need to go through the complete process.   
 
After 20 years, and the completion of many of the goals and strategies of the comprehensive 
plan, the Y Community Council will want to reflect upon the accomplishments of the 
preceding 20 years and, again, plan for the next 20 years by taking on a public participation 
process to gain community-wide input on the next YCC Area Comprehensive Plan.  Upon 
completion of the next 20 year Comprehensive Plan, assembly action will again be required 
to legally adopt the updated plan into the borough code. 
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