
Matanuska-Susitna Borough 
Planning Commission Meeting Agenda 
Meeting Date: November 16, 2026 
Meeting Time: 6:00 PM 

Meeting Location 
Assembly Chambers – Dorothy Swanda Jones Building 
350 E. Dahlia Avenue 
Palmer, Alaska 99645 

Planning Commission Members 
Chairperson: Richard Allen 
Vice-Chair: Doug Glenn 
Commissioners: 

• Brendan Carpenter
• Maksim Zagorodniy
• Linn McCabe
• Ivan Fonov
• Curt Scoggin

Ways to Participate in the Meeting 
1. Participate In Person

Members of the public may attend the meeting in person. You will have three (3) minutes to provide oral
comments unless otherwise directed by the Chair. 

2. Submit Written Comments
Send written comments to the Planning Commission Clerk:
Email: msb.planning.commission@matsu.gov 
Deadline: Written comments must be received by 12:00 p.m. (noon) on the Friday before the meeting. 

3. Provide Testimony by Telephone
1) Dial 1-855-290-3803.
2) You will hear “joining conference” when connected. 
3) You will be automatically muted and able to listen to the meeting.
4) When the Chair opens public testimony, if you would like to speak, press *3.
5) You will hear “Your hand has been raised.”
6) When it is your turn to speak, you will hear “Your line has been unmuted.”
7) State your name for the record, spell your last name, and provide your testimony. 

4. Observe the Meeting Online
You may watch the meeting live using one of the following platforms:
• Matanuska-Susitna Borough Facebook page
• Matanuska-Susitna Borough YouTube channel
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Meeting Agenda 
1. Call to Order, Roll Call, and Determination of Quorum

2. Approval of Agenda

3. Pledge of Allegiance

4. Consent Agenda
A. Meeting Minutes – October 19, 2026
B. Introduction for Public Hearing: Quasi-Judicial Matters

Resolution 26-22 A Variance In Accordance With MSB 17.65, Variances, From MSB
17.55.020 Setbacks For Shorelands. To Construct Residential 
Structures Approximately 50 Feet From Rainbow Lake, Located At 
1521 North Basie Point Circle (Tax ID # 6040B03L003), Within 
Township 17 North, Range 2 West, Section 3, Seward Meridian. 
Staff: Ashley Stick, Current Planner 
Public Hearing Date: December 7, 2026 

Resolution 26-23 A Variance In Accordance With MSB 17.65, Variances, From MSB 
17.55.020 Setbacks For Shorelands, To Construct An Arctic Entry 
Addition To An Existing Residential Structure Approximately 67 Feet 
From Stepan Lake, Located At 149654 W. Gordons Road (Tax ID # 
8578B05L015A), Within Township 17 North, Range 3 West, Section 9, 
Seward Meridian. 
Staff: Natasha Grover, Current Planner 
Public Hearing Date: December 7, 2026 

Resolution 26-24 A Variance In Accordance With MSB 17.65, Variances, From MSB 
17.55 Setbacks And Screening Easements, To Construct A 
Residential Structure Approximately 10 Feet From The Public Right-
Of-Way East Carter Circle, Located At 2774 North Keith Street (Tax ID 
# 6017B02L004), Within Township 18 North, Range 1 East, Section 33, 
Seward Meridian. 
Staff: Natasha Grover, Current Planner 
Public Hearing Date: December 7, 2026 

Resolution 26-26 A Variance In Accordance With MSB 17.65, Variances, From MSB 
17.55.020 Setbacks For Shorelands, To Construct Attached Garage 
Structure Approximately 50 Feet From Rainbow Lake, Located At 
6831 W Scatters Way (Tax ID# 6041B08L010); Within Township 17 
North, Range 2 West, Section 3, Seward Meridian. 
Staff: Matthew Dungan, Current Planner 
Public Hearing Date: December 7, 2026 
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C. Introduction for Public Hearing: Legislative Matters

5. Committee Reports

6. Agency/Staff Reports

7. Land Use Classifications

8. Audience Participation

9. Public Hearing: Quasi-Judicial Matters

10. Public Hearing: Legislative Matters

11. Correspondence and Information

12. Unfinished Business

13. New Business

14. Commission Business
A. Planning Commission representative for School Site Selection Committee  member

B. Upcoming Planning Commission Agenda Items

15. Director and Commissioner Comments

16. Adjournment

Accessibility and Accommodation Information 
Individuals with disabilities who need reasonable accommodation to participate in this meeting 
should contact the Borough ADA Coordinator: 
Phone: 907-861-8432 
Request Deadline: At least one week before the meeting. 
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Matanuska-Susitna Borough 
Planning Commission Meeting Minutes 
Meeting Date: October 19, 2026 
Meeting Time: 6:00 PM 

Meeting Location 
Assembly Chambers – Dorothy Swanda Jones Building 
350 E. Dahlia Avenue 
Palmer, Alaska 99645 

Planning Commission Members 
Chairperson: Richard Allen 
Vice-Chair: Doug Glenn 
Commissioners: 

• Brendan Carpenter

• Maksim Zagorodniy

• Linn McCabe

• Ivan Fonov

• Curt Scoggin

1. Call to Order, Roll Call, and Determination of Quorum

The Matanuska-Susitna Borough Planning Commission’s regular meeting was held on
October 19, 2026, at the Matanuska-Susitna Borough Assembly Chambers, 350 E.
Dahlia Avenue, Palmer, Alaska. Chair Allen called the meeting to order at 6:00 p.m.

Attendance:
(*) Next to a name indicates telephonic participation.

Present: Commissioner Allen
Commissioner Fonov 
Commissioner Carpenter 
Commissioner Glenn 

Absent: Commissioner McCabe 
    Commissioner Scoggin 
    Commissioner Zagorodniy 
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Staff Present: Mr. Alex Strawn, Planning and Land Use Director 
Ms. Kayla Smith, Planning Department Administrative Specialist 
Ms. Shannon Bodolay, Assistant Borough Attorney 
Mr. Wade Long, Development Services Manager 
Ms. Natasha Grover, Current Planner 

2. Approval of Agenda

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

GENERAL CONSENT: The Agenda was approved without objection.

3. Pledge of Allegiance

Commissioner Glenn led the Pledge of Allegiance.

4. Consent Agenda
A. Meeting Minutes – October 5, 2026
B. Introduction for Public Hearing: Quasi-Judicial Matters
C. Introduction for Public Hearing: Legislative Matters

Chair Allen read the Consent Agenda into the record. 

GENERAL CONSENT: The Consent Agenda was approved without objection. 

5. Committee Reports (There were no Committee reports)

6. Agency/Staff Reports

7. Land Use Classifications

8. Audience Participation

There being no persons to be heard, audience participation was closed without
objection.

9. Public Hearing: Quasi-Judicial Matters

Resolution 26-20  A Resolution Of The Matanuska-Susitna Borough Planning
Commission Approving An Amendment To The Hours Of 
Operation For An Existing Conditional Use Permit At 1150 N. 
Helen Lane, Located Within Township 17 North, Range 1 West, 
Section 2, Seward Meridian; Tax Id# 1068000L020. 
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Staff: Wade Long, Development Services Manager 

Chair Allen read the resolution title into the record. 

Chair Allen read the ex parte memo. Asking questions of the commissioners.  

Mr. Long gave his staff report.  

Commissioner Allen and Carpenter questioned staff. 

The applicant, Mr. and Ms. Zell, spoke regarding the application.  

Commissioner Allen questioned the applicant 

Chair Allen opened the public hearing.  

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

MOTION: Commissioner Glenn moved to approve Planning Commission Resolution 26-
20. The motion was seconded by Commissioner Fonov.

Discussion ensued 

MOTION: Commissioner Glenn moved an amendment to update condition number five.  
The motion was seconded by Commissioner Carpenter. 

VOTE: The amendment passed without objection. 

VOTE: The main motion passed as amended without objection. 

10. Public Hearing: Legislative Matters

Resolution 26-21 A Resolution Of The Matanuska-Susitna Borough Planning
Commission Recommending Adoption of the Fiscal Year (FY) 
2028 Capital Improvement Program (CIP). 
Staff: Natasha Grover, Current Planner 

Chair Allen read the resolution title into the record. 

Ms. Grover gave her staff report. 

Chair Allen inquired if commissioners had any questions for Ms. Grover. 
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Chair Allen opened the public hearing. 

Michelle Heun 

Jan Reid 

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

MOTION: Commissioner Fonov moved to approve Planning Commission 
Resolution 26-21. The motion was seconded by Commissioner 
Carpenter. 

Discussion ensued. 

VOTE: The main motion passed with no objection. 

11. Correspondence and Information (There was no Correspondence and information)

12. Unfinished Business (There was no unfinished business)

13. New Business (There was no new business)

14. Commission Business

A. Upcoming Planning Commission Agenda Items

Chair Allen asked whether Commissioners had any questions about the upcoming 
agenda items provided in their folders. 

15. Director and Commissioner Comments

Commissioner Fonov: Just happy to see everybody out here and the audience
participation as well. Thanks so much.

Commissioner Carpenter: No comment

Commissioner Glenn: Yeah, great day for the Borough, I was just over and met with
Duffy and we got the money, it’s in the hopper. They’re going to start turning dirt on
the rail extension here in the spring so that’s pretty impressive. This has been long
long overdue; this is a huge safety issue for the Mat-Su Borough. We’re going to be
able to bypass all of the hazmat material that has been coming out of Anchorage,
through downtown and through downtown Wasilla for a long time and it’s a disaster
waiting to happen, literally. You know, there’s an excess of 200 truckloads of fuel go
north through downtown Wasilla every day and its not overly intelligent so finally we
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are there. We are going to be able to bypass all of that, put it on the rail. Railroads are 
good. So anyway, appreciate all of you thanks for the audience participation. We are 
going to back  your projects. We’ll talk to you. 

Commissioner Allen: Happy Alaska day. Today was an important day for us as 
Alaskans to remember.I agree, I read the article about the 250 million before I came 
over today. That’s a big deal, I mean that’s real money and that’s a big deal for our 
valley. Make some positive changes as folks have mentioned. So, good stuff, I also 
appreciaye wjem folks come out from the community and advocate for the projects 
they care about, that matters. 

16. Adjournment

The regular meeting adjourned at 6:39 p.m.

RICHARD ALLEN 

Planning Commission Chair 

ATTEST: 

Minutes approved: _____________________ 

KAYLA SMITH  

Planning Commission Clerk 
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INTRO FOR PUBLIC HEARING

QUASI-JUDICIAL 

Resolution No. 26-22

A Variance In Accordance With MSB 17.65, Variances, From MSB 
17.55.020 Setbacks For Shorelands. To Construct Residential 
Structures Approximately 50 Feet From Rainbow Lake, Located At 
1521 North Basie Point Circle (Tax ID # 6040B03L003), Within 
Township 17 North, Range 2 West, Section 3, Seward Meridian. 
Staff: Ahley Stick, Current Planner 
Public Hearing Date: December 7, 2026



Staff Report 
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MATANUSKA-SUSITNA BOROUGH 
Planning and Land Use Department 

Development Services Division 
350 East Dahlia Avenue  Palmer, AK  99645 

Phone (907) 861-7822 
www.matsugov.us 

DEVELOPMENT SERVICES DIVISION STAFF REPORT 

Date: November 4, 2026 

File Number: VARY-2026-010069 

Applicant: Punt Brothers Construction, Inc. 

Property Owner: Punt Brothers Construction, Inc. 

Request: Planning Commission Resolution  
Request for a Variance – MSB 17.65 

Location: Rainbow Lake 
1521 N. Basie Point Circle Wasilla, AK 99623 
Birdsell Subdivision No. 1 Block 3 Lot 3, Tax ID# 6040B03L003  
Township 17 North, Range 2 West, Section 3, Seward Meridian 

Size of Property: 0.65 acres 

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

Staff: Ashley Stick – Current Planner  

Staff Recommendation: Approval 

EXECUTIVE SUMMARY 

Punt Brothers Construction, Inc., property owners, have applied for a variance under MSB 17.65 
for a parcel located on Rainbow Lake (Tax ID# 6040B03L003). The applicant proposes to remove 
an existing residential structure, approximately 50 feet from Rainbow Lake, and replace it with 
two residential structures of similar square footage and situated the same distance from the 
shoreline. The existing mobile home has pre-existing legal nonconforming status (also known as 
grandfather status) as it was constructed in 1972 predating current waterbody setback standards 
per MSB 17.55.020 Setbacks for Shorelands. Per MSB 17.55.020, residential structures are 
required to maintain a minimum setback of 75 feet from a waterbody. The proposed new 
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construction cabins would be located within the required shoreline setback area. Approval of this 
variance would allow the owners to construct the proposed residential structures within the 
required setback distance at the same distance the current grandfathered structure exists. 
 
MSB 17.65 Variances requires a variance permit for residential structures within the setback as 
highlighted in MSB 17.55.020 Setbacks for Shorelands. Per MSB 17.65.020, “In order to grant a 
variance to the regulations of MSB title 17, the planning commission must find that each of the 
following requirements has been met”: 

(1)    There are unusual conditions or circumstances that apply to the property for which the 
variance is sought. 

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

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

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

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

 
LAND USE 
 
Existing and Proposed Land Use 
 
The subject property is located within the Meadow Lakes Community Council and Assembly 
District 7. The property is best characterized as rural, low-density residential land within a platted 
lakeside subdivision. The surrounding Rainbow Lake area is composed primarily of single-family 
homes, seasonal cabins, and undeveloped wooded lots.  
 
The lot was platted in 1961 under Plat No. 61-53 prior to the establishment of Borough 
requirements for minimum lot sizes and waterbody setbacks. The lot measures approximately 0.65 
acres (approximately 28,314 square feet) and has irregular dimensions due to its location on a 
peninsula. The subject property has Rainbow Lake water frontage on both the northern and 
southern property boundaries with the narrowest distance between shorelines being approximately 
167 feet.  Due to the Borough required 75 foot waterbody setback and State of Alaska Department 
of Environmental Conservation (DEC) 100 foot setback for wastewater disposal, there is a very 
small usable area for a septic system associated with residential development. The specific 
characteristics of this lot shape prioritize waterbody setbacks to septic systems rather than the 
residential structure to protect public health.   
 
A 30 foot wide access road and an overhead MEA easement, as shown on the original 1961 plat, 
are located on the northern area of the subject property and are oriented generally east to west 
across the lot. The topography of the lot has a downward slope of approximately 30 vertical feet 
towards the northern and southern shorelines from its highest and flattest area. The current 
grandfathered structure is located in the aforementioned highest and flattest area. The combination 
of easement locations, topography, and shoreline setbacks creates unique characteristics to 
consider for development of this lot.  
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Current land use includes a pre-existing legal nonconforming residential structure. The applicant 
proposes to remove the existing mobile home, measuring approximately 13.8 feet by 60.2 feet, 
situated approximately 50 feet from the southern shoreline and replace it with two residential 
cabins, each measuring 28 feet by 36 feet, situated the same distance from the shoreline as the 
existing structure.  
 
Surrounding Land Uses 
 
Surrounding land uses are predominantly lakefront residential and include a mix of developed 
residential and vacant lots, and undeveloped forested lands adjacent to Rainbow Lake.  
 
Commonly Enjoyed Uses Analysis 
 
Planning staff conducted a review of the surrounding area utilizing Borough Assessment files, GIS 
systems and an in-person site visit to the subject property. Staff analyzed the parcels along the 
peninsula of Rainbow Lake and found that the majority of the parcels are developed with single 
family residential homes and have similar unique characteristics regarding buildable area due to 
easements, topography, and waterbody setbacks. Staff’s review found that among the developed 
properties the majority appear to have legal status and three out of twenty parcels are undeveloped. 
Comparable properties used in the analysis by staff only included those lots which appeared to be 
in compliance with Borough regulations.  Existing development patterns of lots on the peninsula 
establish a clear commonly enjoyed use which are consistent with the proposed use of the 
requested variance.  
 
REVIEW OF APPLICABLE CRITERIA AND FINDINGS 
 
MSB 17.03 – Public Notification 
 
On October 29, 2026 and November 2, 2026 Planning Staff mailed a total of 71 public notices out. 
On October 28, 2026 a public notice was distributed to be posted at the Dorothy Swanda Jones 
building and five Borough Library locations to include; Sutton, Willow, Trapper Creek, Talkeetna 
and Big Lake.  
By October 29, 2026 the application materials were posted on the Borough website.  
At the time of this report there was one comment received from the public regarding the application 
materials or proposed development.  
 
The comment received was in favor of this variance request and expressed a general viewpoint in 
favor of reduced waterbody setbacks. 
 
Section 17.65.020 Requirements for Granting a Variance 

(A) In order to grant a variance to the regulations of MSB title 17, the planning commission 
must find that each of the following requirements has been met: 
 
(1) There are unusual conditions or circumstances that apply to the property for which the 

variance is sought. 

November 16, 2026 
Planning Commission Packet 

12 of 240



Page 4 of 10 

 
Findings of Fact: 

1. The subject lot is part of the Birdsell Subdivision No. 1 (Plat 61-53) and was initially 
platted in 1961 before Borough setback and lot size regulations were established.  

2. There is currently a grandfathered residential structure on the property located 
approximately 50 feet from the shoreline. 

3. The existing structure was constructed in 1972 predating current waterbody setback 
standards per MSB 17.55.020 Setbacks for Shorelands.  

4. Rainbow Lake is located to the north and south of all parcels on the peninsula.  
5. The narrowest distance between shorelines on the northern and southern property 

boundaries is approximately 167 feet. 
6. The widest distance between shorelines on the northern and southern property boundaries 

is approximately 235 feet.  
7. There are multiple recorded access and utility easements occupying the northern portion of 

the peninsula as shown on Plat 61-53 and site plan dated March 12, 2026. 
8. The subject lot measures approximately 0.65 acres.  
9. The topography of the lot has a downward slope of approximately 30 vertical feet towards 

the northern and southern shorelines from its highest and flattest area.  
10. There is a small building envelope that adheres to Borough setback regulations per MSB 

17.55 Setbacks and Screening Easements.  
11. State of Alaska DEC waterbody setback requirements for wastewater disposal is 100 feet 

per statute 18 AAC 72.520(b). 
12. According to the application materials, priority for the building envelope is for wastewater 

disposal to minimize impacts on public health. 
Discussion: There is a small building envelope that conforms to Borough regulations available, 
however unique characteristics do exist due to the combination of easement locations, 
topography and shoreline setbacks.  
Conclusion of Law: Based on the findings, there are unusual conditions or circumstances that 
apply to the property for which the variance is sought. (MSB 17.65.020(A)(1)). 

 
(2) The strict application of the provisions of this title would deprive the applicant of rights 

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

Findings of Fact: 
1. Planning staff analyzed nearby parcels on the peninsula of Rainbow Lake. 
2. Rainbow Lake is located to the north and south of all parcels on the peninsula.  
3. Comparable properties used in the analysis by staff only included those lots which appeared 

to be in compliance with Borough regulations.   
4. The lakefront properties within the analysis area are on average 0.57 acres in size. 
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5. There are 3 parcels on the peninsula with no development, all other parcels have residential 
structures. 

6. Development within the comparable parcels reflects modest residential use, with an 
average structure size of approximately 2,034 square feet.  

7. Comparable existing structures on the peninsula are located approximately 25 to 94 feet 
from the shoreline of Rainbow Lake. 

8. The majority of comparable existing structures on the peninsula are located within 
approximately 50 feet of the shoreline of Rainbow Lake. 

9. The applicant proposes to remove the existing grandfather structure which is 830 square 
foot and approximately 50 feet from Rainbow Lake. 

10. The applicant proposes to construct two residential cabins, each measuring 28 feet by 36 
feet at approximately 50 feet from Rainbow Lake.  

11. The proposed structures will be a combined total of approximately 2,016 square feet. 
12. The proposed residential cabins are expected to adhere to all other applicable setbacks.  
13. There are multiple recorded access and utility easements occupying the northern portion of 

the peninsula as shown on Plat 61-53 and site plan dated March 12, 2026. 
Discussion: Planning staff found that the surrounding peninsula properties are predominantly 
developed with residential uses. Existing development patterns of lots on the peninsula establish a 
clear commonly enjoyed use which are consistent with the proposed use of the requested variance. 
The proposed development is in efforts to make reasonable improvements and bring the parcel 
into a functional and usable condition for residential use. Due to the subject property's unique 
configuration, including water frontage on both the north and south property boundaries and the 
presence of an easement limiting development on the northern portion of the parcel, strict 
application of the 75-foot shoreline setback would substantially reduce the available building area. 
As a result, the applicant would be deprived of the opportunity to develop the parcel with a 
residential dwelling of a size and character similar to those commonly enjoyed by surrounding 
legally developed residential properties.  
Conclusion of Law: Based on the findings above, strict application of the setback requirements 
would create significant constraints on the property owner's ability to develop the property and 
deprive the applicant rights commonly enjoyed by other properties under the terms of this title. 
(MSB 17.65.020(A)(2)).  

 
(3) The granting of the variance will not be injurious to nearby property, nor harmful to 

the public welfare. 
 

Findings of Fact: 
1. The applicant proposes to construct two residential cabins, each measuring 28 feet by 36 

feet at approximately 50 feet from Rainbow Lake.  
2. The proposed residential cabins are expected to adhere to all other applicable setbacks.  
3. In 2005, the Matanuska-Susitna Borough Assembly adopted voluntary best management 

practices (BMP) for development around waterbodies. 
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4. Rainbow Lake is located to the north and south of all parcels on the peninsula.  
5. According to the application materials, utilizing the current build site will minimize impact 

on the property by reducing the need for extensive dirt work on a parcel that has shoreline 
on two sides.   

6. According to the application materials, a septic system will be installed. 
7. According to the application materials, the subject parcel has a pre-existing well on 

location which is proposed to be relocated.  
8. There is a small building envelope that adheres to Borough setback regulations per MSB 

17.55 Setbacks and Screening Easements.  
9. State of Alaska DEC waterbody setback requirements for wastewater disposal is 100 feet 

per statute 18 AAC 72.520(b). 
10. According to the application materials, the priority for the building envelope is for 

wastewater disposal to minimize impacts on public health. 
11. According to the application materials, erosion control will be maintained by introducing 

plants back into affected areas post construction. 
Discussion: The applicant indicates that the proposed development will be served by an on-site 
wastewater disposal system. Any wastewater disposal system must be designed, permitted, 
installed, and maintained in full compliance with the requirements of the Alaska Department of 
Environmental Conservation (ADEC). Approval of this application does not exempt the applicant 
from obtaining all required permits or meeting applicable state and local wastewater regulations. 
Conclusion of Law: Based on the above findings, granting the variance will not be injurious to 
nearby property, nor harmful to the public welfare (MSB 17.65.020(A)(3)). 

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

applicable comprehensive plans. 
 

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

Goal (LU-1): Protect and enhance the public safety, health, and welfare of 
Borough residents. 
Policy LU1-1: Provide for consistent, compatible, effective and efficient 
development within the borough. 

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

3.1 Land Use (C)(2): Natural Vegetation/Site Disturbance – Maximize retention of existing 
vegetation 
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3.1 Land Use (C)(6): Setbacks from Waterbodies – Require at least the MSB 75’ minimum 
development setback from streams, lakes, wetlands and other waterbodies. 
3.1 Land Use (C)(7): Protection of Water Quality – Use of land adjoining waterbodies 
shall be designed to minimize impacts on water quality. 
3.1 Land Use (D)(1): Rural Residential Areas – Residential use is encouraged. 

This plan does not expressly address variance requests. It does include land use goals to protect 
the environment and the surrounding areas. Variance requests are not inconsistent with the policies 
and goals of the Meadow Lakes Comprehensive Plan (2005).  
 
Findings of Fact: 

1. MSB Chapter 17.65 Variances were written to grant relief to property owners whose lots 
are impacted by existing land use regulations, thereby limiting development.   

2. Goal (LU-1) of the Matanuska-Susitna Borough Comprehensive Plan (2005 Update) states: 
Protect and enhance the public safety, health, and welfare of Borough residents. 

3. Policy LU1-1 of the Matanuska-Susitna Borough Comprehensive Plan (2005 Update) 
states: Provide for consistent, compatible, effective, and efficient development within the 
Borough. 

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

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

6. The Meadow Lakes Comprehensive Plan (2005), by design, does not set out precise 
binding rules on development but instead provides land use objectives on the type of place 
the community wants to be. 

7. The Meadow Lakes Comprehensive Plan (2005) identifies residential use as the 
encouraged use for its rural residential areas. 

8. The Meadow Lakes Comprehensive Plan (2005) prioritizes protection of water quality. 
9. The applicant proposes reintroducing vegetation into all affected areas to help control 

erosion. 
10. The applicant proposes to construct two residential cabins, each measuring 28 feet by 36 

feet at approximately 50 feet from Rainbow Lake.  
11. The proposed residential cabins are expected to adhere to all other applicable setbacks.  
12. According to the application materials, utilizing the current build site will minimize impact 

on the property by reducing the need for extensive dirt work on a parcel that has shoreline 
on two sides.   

13. Planning staff analyzed comparable parcels on the peninsula on Rainbow Lake. 
14. Comparable properties used in the analysis by staff only included those lots which appeared 

to be in compliance with Borough regulations.   
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15. Planning staff found the lakefront properties within the analysis area are an average of  0.57 
acres in size. 

16. Development within the analysis area reflects modest residential use, with an average 
structure size of approximately 2,034 square feet  

17. According to the Planning staff’s analysis, constructing two residential cabins, each 
measuring 28 feet by 36 feet is compatible with the surrounding area. 

18. There is a small building envelope that adheres to Borough setback regulations per MSB 
17.55 Setbacks and Screening Easements.  
 

Discussion: The subject parcel contains a small building envelope. A variance is needed to 
adhere to setbacks, leave proposed area for septic system and minimize impact to the parcel during 
building. 
 
Conclusion of Law: Based on the above findings, the proposed variance is consistent with the 
Borough Comprehensive plan due to the consideration of environmental impact new construction 
has on parcels with shoreline. MSB 17.65 (MSB 17.65.020(A)(4)). 
 

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

Findings of Fact: 
1. There is a small building envelope that adheres to Borough setback regulations per MSB 

17.55 Setbacks and Screening Easements.  
2. There is currently a grandfathered residential structure on the property located 

approximately 50 feet from the shoreline. 
3. State of Alaska DEC waterbody setback requirements for wastewater disposal is 100 feet 

per statute 18 AAC 72.520(b). 
4. According to the application materials, the priority for the building envelope is for 

wastewater disposal to minimize impacts on public health. 
5. Planning staff analyzed comparable properties located on the peninsula on Rainbow Lake. 
6. Comparable properties used in the analysis by staff only included those lots which appeared 

to be in compliance with Borough regulations.   
7. Development within the comparable peninsula parcels reflects modest residential use, with 

an average structure size of approximately 2,034 square feet  
8. The proposed structures will be a combined total of approximately 2,016 square feet. 
9. Comparable existing structures on the peninsula are located approximately 25 to 94 feet 

from the shoreline of Rainbow Lake. 
10. The majority of comparable existing structures on the peninsula are located within 

approximately 50 feet of the shoreline of Rainbow Lake. 
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11. The proposed new construction will be no closer to the shoreline than the existing 
grandfathered structure is now, which is approximately 50 feet. 

Discussion: Existing development patterns of lots on the peninsula establish a clear commonly 
enjoyed use which are consistent with the proposed use of the requested variance. The proposed 
square footage of the new construction is consistent with the average square footage of existing 
residential structures in the comparable area; verifying that the request is a reasonable use of the 
property. Staff reviewed the site plan and determined that a conforming building area exists; 
however, development within that area would require substantial site alteration and may impede 
placement of a wastewater disposal system. The requested reduction from 75 feet to 50 feet 
represents a reasonable and necessary request to utilize the existing disturbed building area while 
accommodating residential development and supporting infrastructure. 
 
Conclusion of Law: Based on the above findings, granting a variance will be necessary to permit 
a reasonable use of the property (MSB 17.65.020(A)(5)). 
 
Section 17.65.030 Cases Where Variance is Illegal 

(A) A variance from this title may not be granted if: 
 
(1) Special conditions that require the variance are caused by the person seeking the 

variance. 
 
Findings of Fact: 

1. There is a small building envelope that adheres to Borough setback regulations per MSB 
17.55 Setbacks and Screening Easements.  

2. Rainbow Lake is located to the north and south of all parcels on the peninsula.  
3. There are multiple recorded access and utility easements occupying the northern portion of 

the lot as shown on Plat 61-53 and site plan dated March 12, 2026. 
4. According to the application materials, the priority for the building envelope is for 

wastewater disposal to minimize impacts on public health. 
 
Conclusion of Law: Based on the above findings, the person seeking the variance did not cause 
the need for the variance (MSB 17.65.030(A)(1)). 
 

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

1. There are no restrictions on the residential use of the land outside of MSB 17.55 setbacks.  
 
Conclusion of Law: Based on the above findings, the variance, if granted, will not allow a land 
use in a district in which that use is prohibited, as residential structures are allowed on this site 
(MSB 17.65.030(A)(2)). 
 

(3) The variance is sought solely to relieve pecuniary hardship or inconvenience 
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Findings of Fact: 

1. Rainbow Lake is located to the north and south of all parcels on the peninsula.  
2. There are multiple recorded access and utility easements occupying the northern portion of 

the lot as shown on Plat 61-53 and site plan dated March 12, 2026. 
3. According to the application materials, utilizing the current build site will minimize impact 

on the property by reducing the need for extensive dirt work on a parcel that has shoreline 
on two sides.   

4. According to the application materials, the priority for the building envelope is for 
wastewater disposal to minimize impacts on public health. 

 
Conclusion of Law: Based on the above findings, the variance is not being sought solely to 
relieve pecuniary hardship or inconvenience (MSB 17.65.030(A)(3)). 
 
STAFF RECOMMENDATIONS 
 
Staff recommends approval of this variance request to allow the proposed new construction 
residential structures of a combined total of approximately 2,016 square feet to be constructed 
within the 75’ setback at Tax ID# 6040B03L003 on Rainbow Lake, as referenced on the Acutek 
Geomatics LLC Plot Plan dated March 12, 2026.  
 
Should the Planning Commission deny the variance, the commission shall create findings 
supporting the denial and amend the resolution. 
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Real Property Detail for Account: 56040B03L003
Last Updated: 9/25/2026 8:00 AM
Site Information
Account Number 56040B03L003
Parcel ID 10174
TRS S17N02W03
Abbreviated
Description (Not for
Convenience)

BIRDSELL #1 BLOCK 3 LOT 3

Subdivision BIRDSELL #1

City None

Tax Map HO09

Site Address 1 1521 N Basie Point Cir
Ownership
Owners PUNT BROTHERS CONST INC
Owner's Primary
Address

# 506 7362 W PARKS HWY WASILLA AK
99623

Buyers
Buyer's Primary
Address

Appraisal Information
Year Land Value Building Value Total Appraisal
2026 $44,400 $27,800 $72,200
2025 $38,600 $26,200 $64,800
2024 $38,600 $24,700 $63,300

Assessments
Year Land Assessed Building Assessed Total Assessed
2026 $44,400 $27,800 $72,200
2025 $38,600 $26,200 $64,800
2024 $38,600 $24,700 $63,300

View Building Details
Structure #1 of 1
Residential Units 1
Condition Standard
Basement None
Year Built 1972
Foundation None
Septic Septic - 1 - Septic Tank

Use Mobile Home
Design Trailer
Construction Type None
Grade 19.1
Well Well 1 - Drilled Well

Tax/Billing Information
Year Certified Zone Mill Tax Billed
2026 Yes 0038 12.521 $904.02
2025 Yes 0038 13.516 $875.84
2024 Yes 0038 13.91 $880.51

Recorded Documents
Date Type Recording Info (offsite link to DNR)
12/11/2025 WARRANTY DEED (ALL TYPES) Palmer 2025-025351-0
02/20/2020 QUITCLAIM DEED (ALL TYPE) Palmer 2020-003562-0
07/02/2010 WARRANTY DEED (ALL TYPES) Palmer 2010-012631-0

Tax Account Status 
Status Tax Balance Farm Disabled Veteran Senior Total LID Exists
PLEASE CALL $896.69 $0 $0 $0 $0 No
Land and Miscellaneous
Gross Acreage Taxable Acreage Assembly District Precinct Fire Service Area Road Service Area
0.65 0.65 Assembly District 007 27-410 136 WEST LAKES FSA 027 Meadow Lakes RSA

Total Assessed is net of exemptions and deferments.rest, penalties, and other charges posted after Last Update Date are not reflected in balances.
If account is in foreclosure, payment must be in certified funds.

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

1

2

3

1

2

3
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Matanuska-Susitna Borough 
Development Services Division 
350 E. Dahlia Avenue 
Palmer, Alaska 99645 
 
 
 
 
 
 
«NAME» 
«ADDRESS_1» 
«ADDRESS_2» 
«ADDRESS_3» 
 
 
The Matanuska-Susitna Borough Planning Commission will consider the following:  

Punt Brothers Construction, Inc., property owners, have applied for a variance under MSB 17.65 for a parcel located on 
Rainbow Lake, Alaska (Tax ID# 56040B03L003). The property is on 0.65 acres. The owners are proposing two new structures 
to be built and will be situated as close as 50 feet from Rainbow Lake. Per borough code, structures are required to maintain a 
minimum setback of 75 feet from a waterbody. Approval of this variance would allow the owners to construct the proposed 
residence within the required setback distance. 
 
The Matanuska-Susitna Borough Planning Commission will conduct a public hearing concerning the application on Monday, 
December 7, 2026, at 6:00 p.m. in the Borough Assembly Chambers located at 350 E. Dahlia Avenue in Palmer. Planning 
Commission members may not receive or engage in ex-parte contact with the applicant, other parties interested in the 
application, or members of the public concerning the application or issues presented in the application. 

Application materials may be viewed online at www.matsu.gov by clicking on “All Public Notices & Announcements.”  For 
additional information, you may contact Ashley Stick, Current Planner, by phone: 907-861-8527.  Provide written comments 
by e-mail to ashley.stick@matsu.gov, or by mail to MSB Development Services Division, 350 E. Dahlia Avenue, Palmer, AK 
99645. 

The public may provide verbal testimony at the meeting or telephonically by calling 1-855-290-3803.  To be eligible to file an 
appeal from a decision of the Planning Commission, a person must be designated as an interested party.  See MSB 15.39.010 
for the definition of interested party.  The procedures governing appeals to the Board of Adjustment and Appeals are contained 
in MSB 15.39.010-250, which is available on the Borough home page: http://www.matsu.gov/, in the Borough Clerk’s office, 
and at various libraries within the borough. 

Comments are due on or before November 16, 2026, and will be included in the Planning Commission packet.  Please be advised 
that comments received from the public after that date will not be included in the staff report but will be provided to the 
Commission at the meeting. 

 

Name:        Mailing Address:       

Location/Legal Description of your property:   

Comments:   

   

   

   

   

   

Note:  Vicinity Map Located on Reverse Side 
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Outlook

RE: Public Notice 56040B03L003

From Marita Crosby <Marita.Crosby@matsu.gov>
Date Thu 10/29/2026 9:52 AM
To Yenastry Akootchook <Yenastry.Akootchook@matsu.gov>

Printed and Posted.
 
Marita Crosby
Trapper Creek Library
907-861-7650
 
From: Yenastry Akootchook <Yenastry.Akootchook@matsu.gov>
Sent: Wednesday, October 28, 2026 10:02 AM
To: Borough.Librarians <Borough.Librarians@matsu.gov>
Cc: Wade Long <Wade.Long@matsu.gov>
Subject: Public Notice 56040B03L003
 
Good morning,
 
Please find attached a Public Notice to be posted. 
 
Thank you,

Yenastry Akootchook
Development Services
Division Administrative Specialist
Matanuska-Susitna Borough
350 East Dahlia Avenue
Palmer, AK 99645
907.861.8574
https://www.matsu.gov

11/3/26, 11:36 AM Inbox - Yenastry Akootchook - Outlook

https://outlook.office.com/mail/id/AAQkADI2NWMyNDliLTlmZDAtNGIyNS1hM2E2LTNlZGVlMDUyYjE1ZQAQANM550D7ibNDkZEaVkfhqK4%3D?nativ… 1/1
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South side of existing structure, slope to southern Rainbow Lake shoreline 
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South side of property sloped to Rainbow Lake. 
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Front of existing parcel and shed. Taken from west side of property. 
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Shed towards front/north side of property. 
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Shed and front of structure as seen from driveway. 
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Driveway slope from north side of property. Northern Rainbow Lake shoreline and 
road/access easement. 
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Driveway toward north side of the property. 
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Variance Application for: 
1521 N Basie Pt. Cir. 
Wasilla AK, 99623 

-We are requesting a variance of code MSB 17.55.020 which states all habitable 
structures remain @ least 75’ from high water mark. We are requesting to build 50’ from the 
high water mark.

	 -A variance is required due to the small lot size with waterfront on both sides of the 
property. There is very limited space to build and meet required setbacks for structures and for 
septic system. The topography of the property favors building closer to the water.

 	 -The property is located on a peninsula with water on both sides. It has an easement 
that runs through the north section which can’t be built in which further limits where structures 
can be located.

	 -If we are not granted a variance we will not be able to have a habitable structure built, 
without excessive dirt-work/ clearing of vegetation, or impacting the ability to have a septic 
system. The neighbors well is right on the property line, which further limits our usable space 
for a septic without placing the cabins closer to the lake.

	 -The granting of the variance will not be injurious to nearby property.  In fact, it will help 
their property values.  Currently there is a 1970’s mobile home that is for lack of better words, 
an eye sore, that is grandfathered in with water setbacks.  We plan to remove the trailer from 
the property and replace it with two modern cabins.  With the variance, we would like to build 
50’ from the high water mark, which puts us even with the neighboring property so we would 
not be invading their view, or having them invade ours. With where we are planning to build, 
there is already a flat spot where the trailer is sitting that is cleared of vegetation, so we will not 
need to remove vegetation closer to the water to make the builds happen.  There are several 
properties on the lake with multiple dwelling units, including the direct neighbor to the east. 

	 -The variance will be in harmony with the objectives of this title, as it will not impact the 
water frontage, be injurious to other properties on the lake, and will improve overall the 
property values around it.  

	 -With the approval of the variance, we will be able to have less impact on the property. 
If it is not approved, we will have to bring in a several truck loads of fill to level off the property 
where the setbacks could be met. Introducing more loose materials to the surface and 
changing the overall landscape. There are several properties on the lake that are used in a 
similar manner and are closer than 75’ setbacks. 

	 -With the variance, we will be able to leave the land less impacted with our dirt work, to 
minimize erosion. We are general contractors and take pride in keeping our job sites clean and 
secure. This will help keep our environmental impact level on the property down as well as not 
becoming a nuisance for the neighboring properties. Once construction is complete, we plan to 
control erosion by introducing vegetation back into all effected areas.

	 -We purchased the land as is, and are not responsible in any way, shape, or form for 
needing the variance.

	 -The property doesn’t fall under any zoning that would prohibit the use as we intend.

	 -The variance we are seeking is to maintain legal status, not to relieve pecuniary 
hardship or inconvenience. It will leave the land substantially less impacted, due to the flat 
topography we would be using where the grandfathered mobile home sits.
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Planning Commission Resolution PC 26-22 Page 1 of 8 
Adopted:  

 By: Ashley Stick 
 Introduced: November 16, 2026 
 Public Hearing: December 7, 2026 
 Action:  

 
MATANUSKA-SUSITNA BOROUGH 

PLANNING COMMISSION RESOLUTION NO. 26-22 
 
A RESOLUTION OF THE MATANUSKA-SUSITNA BOROUGH PLANNING COMMISSION 
APPROVING A VARIANCE IN ACCORDANCE WITH MSB 17.65, VARIANCES, FROM 
MSB 17.55.020 SETBACKS FOR SHORELANDS, TO CONSTRUCT RESIDENTIAL 
STRUCTURES APPROXIMATELY 50 FEET FROM RAINBOW LAKE, LOCATED AT 
1521 NORTH BASIE POINT CIRCLE (TAX ID# 6040B03L003), WITHIN 
TOWNSHIP 17 NORTH, RANGE 2 WEST, SECTION 3, SEWARD MERIDIAN. 

WHEREAS, Punt Brothers Construction, Inc., property owners, 

have applied for a variance under MSB 17.65 for a parcel located 

on Rainbow Lake, Alaska (Tax ID# 6040B03L003).; and 

WHEREAS, to grant a variance, the Planning Commission must 

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

WHEREAS, the subject lot is part of the Birdsell Subdivision 

No. 1 (Plat 61-53) and was initially platted in 1961 before Borough 

setback and lot size regulations were established; and 

WHEREAS, there is currently a grandfathered residential 

structure on the property located approximately 50 feet from the 

shoreline; and 

WHEREAS, the existing structure was constructed in 1972 

predating current waterbody setback standards per MSB 17.55.020 

Setbacks for Shorelands; and 
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Planning Commission Resolution PC 26-22 Page 2 of 8 
Adopted:  

WHEREAS, Rainbow Lake is located to the north and south of 

all parcels on the peninsula; and  

WHEREAS, the narrowest distance between shorelines on the 

northern and southern property boundaries is approximately 167 

feet; and 

WHEREAS, the widest distance between shorelines on the 

northern and southern property boundaries is approximately 235 

feet; and 

WHEREAS, there are multiple recorded access and utility 

easements occupying the northern portion of the peninsula as shown 

on Plat 61-53 and site plan dated March 12, 2026; and 

WHEREAS, the subject lot measures approximately 0.65 acres; 

and 

WHEREAS, the topography of the lot has a downward slope of 

approximately 30 vertical feet towards the northern and southern 

shorelines from its highest and flattest area; and 

WHEREAS, there is a small building envelope that adheres to 

Borough setback regulations per MSB 17.55 Setbacks and Screening 

Easements; and 
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Planning Commission Resolution PC 26-22 Page 3 of 8 
Adopted:  

WHEREAS, State of Alaska DEC waterbody setback requirements 

for wastewater disposal is 100 feet per statute 18 AAC 72.520(b); 

and 

WHEREAS, according to the application materials, priority for 

the building envelope is for wastewater disposal to minimize 

impacts on public health; and 

WHEREAS, Planning staff analyzed nearby parcels on the 

peninsula of Rainbow Lake; and 

WHEREAS, comparable properties used in the analysis by staff 

only included those lots which appeared to be in compliance with 

Borough regulations; and 

WHEREAS, the lakefront properties within the analysis area 

are on average 0.57 acres in size; and 

WHEREAS, there are 3 parcels on the peninsula with no 

development, all other parcels have residential structures; and 

WHEREAS, development within the comparable parcels reflects 

modest residential use, with an average structure size of 

approximately 2,034 square feet; and 

WHEREAS, comparable existing structures on the peninsula are 

located approximately 25 to 94 feet from the shoreline of Rainbow 

Lake; and  
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Planning Commission Resolution PC 26-22 Page 4 of 8 
Adopted:  

WHEREAS, the majority of comparable existing structures on 

the peninsula are located within approximately 50 feet of the 

shoreline of Rainbow Lake; and 

WHEREAS, the applicant proposes to remove the existing 

grandfather structure which is 830 square foot and approximately 

50 feet from Rainbow Lake; and 

WHEREAS, the applicant proposes to construct two residential 

cabins, each measuring 28 feet by 36 feet at approximately 50 feet 

from Rainbow Lake; and 

WHEREAS, the proposed structures will be a combined total of 

approximately 2,016 square feet; and 

WHEREAS, the proposed residential cabins are expected to 

adhere to all other applicable setbacks; and 

WHEREAS, in 2005, the Matanuska-Susitna Borough Assembly 

adopted voluntary best management practices (BMP) for development 

around waterbodies; and 

WHEREAS, according to the application materials, utilizing 

the current build site will minimize impact on the property by 

reducing the need for extensive dirt work on a parcel that has 

shoreline on two sides; and,  
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Planning Commission Resolution PC 26-22 Page 5 of 8 
Adopted:  

WHEREAS, according to the application materials, a septic 

system will be installed; and 

WHEREAS, according to the application materials, the subject 

parcel has a pre-existing well on location which is proposed to be 

relocated; and 

WHEREAS, according to the application materials, the priority 

for the building envelope is for wastewater disposal to minimize 

impacts on public health; and 

WHEREAS, according to the application materials, erosion 

control will be maintained by introducing plants back into affected 

areas post construction; and 

WHEREAS, MSB Chapter 17.65 Variances were written to grant 

relief to property owners whose lots are impacted by existing land 

use regulations, thereby limiting development; and 

WHEREAS, Goal (LU-1) of the Matanuska-Susitna Borough 

Comprehensive Plan (2005 Update) states: Protect and enhance the 

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

WHEREAS, Policy LU1-1 of the Matanuska-Susitna Borough 

Comprehensive Plan (2005 Update) states: Provide for consistent, 

compatible, effective, and efficient development within the 

Borough; and 
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Planning Commission Resolution PC 26-22 Page 6 of 8 
Adopted:  

WHEREAS, Goal (LU-2) of the Matanuska-Susitna Borough 

Comprehensive Plan (2005 Update) states: Protect residential 

neighborhoods and associated property values; and 

WHEREAS, the Meadow Lakes Comprehensive Plan (2005), by 

design, does not set out precise binding rules on development but 

instead provides land use objectives on the type of place the 

community wants to be; and 

WHEREAS, the Meadow Lakes Comprehensive Plan (2005) 

identifies residential use as the encouraged use for its rural 

residential areas; and  

WHEREAS, the Meadow Lakes Comprehensive Plan (2005) 

prioritizes protection of water quality; and  

WHEREAS, the applicant proposes reintroducing vegetation into 

all affected areas to help control erosion; and  

WHEREAS, there are no restrictions on the residential use of 

the land outside of MSB 17.55 setbacks; and 

NOW, THEREFORE, BE IT RESOLVED, that the Matanuska-Susitna 

Borough Planning Commission hereby approves the aforementioned 

findings of fact and makes the following conclusions of law 

supporting approval of Planning Commission Resolution 26-22; 
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Planning Commission Resolution PC 26-22 Page 7 of 8 
Adopted:  

1. There are unusual conditions or circumstances that apply 

to the property for which the variance is sought. (MSB 

17.65.020(A)(1)). 

2. Strict application of the setback requirements would create 

significant constraints on the property owner's ability to 

develop the property and deprive the applicant rights 

commonly enjoyed by other properties under the terms of 

this title.  (MSB 17.65.020(A)(2)).  

3. Granting the variance will not be injurious to nearby 

property, nor harmful to the public welfare (MSB 

17.65.020(A)(3)). 

4. The proposed variance is consistent with the Borough 

Comprehensive plan due to the consideration of 

environmental impact new construction has on parcels with 

shoreline. MSB 17.65 (MSB 17.65.020(A)(4)). 

5. Granting a variance will be necessary to permit a 

reasonable use of the property (MSB 17.65.020(A)(5)). 

6. The person seeking the variance did not cause the need for 

the variance (MSB 17.65.030(A)(1)). 

7. The variance will not allow a land use in a district in 

which that use is prohibited, as residential structures 

are allowed on this site (MSB 17.65.030(A)(2)). 

8. The variance is not solely being sought to relieve 

pecuniary hardship or inconvenience (MSB 17.65.030(A)(3)). 
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Adopted:  

NOW, THEREFORE, BE IT RESOLVED, that the Matanuska-Susitna 

Borough Planning Commission hereby approves the setback variance 

to construct two approximately 1008 square foot residential 

structures within the parcel located on Rainbow Lake (Tax ID# 

6040B03L003), as referenced in the application material. 

ADOPTED by the Matanuska-Susitna Borough Planning Commission 

this 7th day of December, 2026. 

 

 Richard Allen, CHAIR 

ATTEST 

 
 

 

  

Kayla Smith 
Planning Clerk 

 

(SEAL) 

 
 
 
 
 
 
YES:  

NO:  
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Planning Commission Resolution PC 26-22 Page 1 of 8 
Adopted: 

By: Ashley Stick
Introduced: November 16, 2026 

Public Hearing: December 7, 2026 
Action:

MATANUSKA-SUSITNA BOROUGH 
PLANNING COMMISSION RESOLUTION NO. 26-22 

A RESOLUTION OF THE MATANUSKA-SUSITNA BOROUGH PLANNING COMMISSION 
APPROVING A VARIANCE IN ACCORDANCE WITH MSB 17.65, VARIANCES, FROM 
MSB 17.55.020 SETBACKS FOR SHORELANDS, TO CONSTRUCT RESIDENTIAL 
STRUCTURES APPROXIMATELY 50 FEET FROM RAINBOW LAKE, LOCATED AT 
1521 NORTH BASIE POINT CIRCLE (TAX ID# 6040B03L003), WITHIN 
TOWNSHIP 17 NORTH, RANGE 2 WEST, SECTION 3, SEWARD MERIDIAN. 

WHEREAS, Punt Brothers Construction, Inc., property owners, 

have applied for a variance under MSB 17.65 for a parcel located 

on Rainbow Lake, Alaska (Tax ID# 6040B03L003).; and 

WHEREAS, to grant a variance, the Planning Commission must 

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

WHEREAS, the subject lot is part of the Birdsell Subdivision 

No. 1 (Plat 61-53) and was initially platted in 1961 before Borough 

setback and lot size regulations were established; and 

WHEREAS, there is currently a grandfathered residential 

structure on the property located approximately 50 feet from the 

shoreline; and 

WHEREAS, the existing structure was constructed in 1972 

predating current waterbody setback standards per MSB 17.55.020 

Setbacks for Shorelands; and 
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Adopted:  

WHEREAS, Rainbow Lake is located to the north and south of 

all parcels on the peninsula; and  

WHEREAS, the narrowest distance between shorelines on the 

northern and southern property boundaries is approximately 167 

feet; and 

WHEREAS, the widest distance between shorelines on the 

northern and southern property boundaries is approximately 235 

feet; and 

WHEREAS, there are multiple recorded access and utility 

easements occupying the northern portion of the peninsula as shown 

on Plat 61-53 and site plan dated March 12, 2026; and 

WHEREAS, the subject lot measures approximately 0.65 acres; 

and 

WHEREAS, the topography of the lot has a downward slope of 

approximately 30 vertical feet towards the northern and southern 

shorelines from its highest and flattest area; and 

WHEREAS, there is a small building envelope that adheres to 

Borough setback regulations per MSB 17.55 Setbacks and Screening 

Easements; and 
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Adopted:  

WHEREAS, State of Alaska DEC waterbody setback requirements 

for wastewater disposal is 100 feet per statute 18 AAC 72.520(b); 

and 

WHEREAS, according to the application materials, priority for 

the building envelope is for wastewater disposal to minimize 

impacts on public health; and 

WHEREAS, Planning staff analyzed nearby parcels on the 

peninsula of Rainbow Lake; and 

WHEREAS, comparable properties used in the analysis by staff 

only included those lots which appeared to be in compliance with 

Borough regulations; and 

WHEREAS, the lakefront properties within the analysis area 

are on average 0.57 acres in size; and 

WHEREAS, there are 3 parcels on the peninsula with no 

development, all other parcels have residential structures; and 

WHEREAS, development within the comparable parcels reflects 

modest residential use, with an average structure size of 

approximately 2,034 square feet; and 

WHEREAS, comparable existing structures on the peninsula are 

located approximately 25 to 94 feet from the shoreline of Rainbow 

Lake; and  
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Adopted:  

WHEREAS, the majority of comparable existing structures on 

the peninsula are located within approximately 50 feet of the 

shoreline of Rainbow Lake; and 

WHEREAS, the applicant proposes to remove the existing 

grandfather structure which is 830 square foot and approximately 

50 feet from Rainbow Lake; and 

WHEREAS, the applicant proposes to construct two residential 

cabins, each measuring 28 feet by 36 feet at approximately 50 feet 

from Rainbow Lake; and 

WHEREAS, the proposed structures will be a combined total of 

approximately 2,016 square feet; and 

WHEREAS, the proposed residential cabins are expected to 

adhere to all other applicable setbacks; and 

WHEREAS, in 2005, the Matanuska-Susitna Borough Assembly 

adopted voluntary best management practices (BMP) for development 

around waterbodies; and 

WHEREAS, according to the application materials, utilizing 

the current build site will minimize impact on the property by 

reducing the need for extensive dirt work on a parcel that has 

shoreline on two sides; and,  
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Adopted:  

WHEREAS, according to the application materials, a septic 

system will be installed; and 

WHEREAS, according to the application materials, the subject 

parcel has a pre-existing well on location which is proposed to be 

relocated; and 

WHEREAS, according to the application materials, the priority 

for the building envelope is for wastewater disposal to minimize 

impacts on public health; and 

WHEREAS, according to the application materials, erosion 

control will be maintained by introducing plants back into affected 

areas post construction; and 

WHEREAS, MSB Chapter 17.65 Variances were written to grant 

relief to property owners whose lots are impacted by existing land 

use regulations, thereby limiting development; and 

WHEREAS, Goal (LU-1) of the Matanuska-Susitna Borough 

Comprehensive Plan (2005 Update) states: Protect and enhance the 

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

WHEREAS, Policy LU1-1 of the Matanuska-Susitna Borough 

Comprehensive Plan (2005 Update) states: Provide for consistent, 

compatible, effective, and efficient development within the 

Borough; and 

November 16, 2026 
Planning Commission Packet 

68 of 240



 

Planning Commission Resolution PC 26-22 Page 6 of 8 
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WHEREAS, Goal (LU-2) of the Matanuska-Susitna Borough 

Comprehensive Plan (2005 Update) states: Protect residential 

neighborhoods and associated property values; and 

WHEREAS, the Meadow Lakes Comprehensive Plan (2005), by 

design, does not set out precise binding rules on development but 

instead provides land use objectives on the type of place the 

community wants to be; and 

WHEREAS, the Meadow Lakes Comprehensive Plan (2005) 

identifies residential use as the encouraged use for its rural 

residential areas; and  

WHEREAS, the Meadow Lakes Comprehensive Plan (2005) 

prioritizes protection of water quality; and  

WHEREAS, the applicant proposes reintroducing vegetation into 

all affected areas to help control erosion; and  

WHEREAS, there are no restrictions on the residential use of 

the land outside of MSB 17.55 setbacks; and 

NOW, THEREFORE, BE IT RESOLVED, that the Matanuska-Susitna 

Borough Planning Commission hereby approves the aforementioned 

findings of fact and makes the following conclusions of law 

supporting approval of Planning Commission Resolution 26-22; 
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Adopted:  

1. There are unusual conditions or circumstances that apply 

to the property for which the variance is sought. (MSB 

17.65.020(A)(1)). 

2. Strict application of the setback requirements would create 

significant constraints on the property owner's ability to 

develop the property and deprive the applicant rights 

commonly enjoyed by other properties under the terms of 

this title.  (MSB 17.65.020(A)(2)).  

3. Granting the variance will not be injurious to nearby 

property, nor harmful to the public welfare (MSB 

17.65.020(A)(3)). 

4. The proposed variance is consistent with the Borough 

Comprehensive plan due to the consideration of 

environmental impact new construction has on parcels with 

shoreline. MSB 17.65 (MSB 17.65.020(A)(4)). 

5. Granting a variance will be necessary to permit a 

reasonable use of the property (MSB 17.65.020(A)(5)). 

6. The person seeking the variance did not cause the need for 

the variance (MSB 17.65.030(A)(1)). 

7. The variance will not allow a land use in a district in 

which that use is prohibited, as residential structures 

are allowed on this site (MSB 17.65.030(A)(2)). 

8. The variance is not solely being sought to relieve 

pecuniary hardship or inconvenience (MSB 17.65.030(A)(3)). 
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Adopted:  

NOW, THEREFORE, BE IT RESOLVED, that the Matanuska-Susitna 

Borough Planning Commission hereby approves the setback variance 

to construct two approximately 1008 square foot residential 

structures within the parcel located on Rainbow Lake (Tax ID# 

6040B03L003), as referenced in the application material. 

ADOPTED by the Matanuska-Susitna Borough Planning Commission 

this 7th day of December, 2026. 

 

 Richard Allen, CHAIR 

ATTEST 

 
 

 

  

Kayla Smith 
Planning Clerk 

 

(SEAL) 

 
 
 
 
 
 
YES:  

NO:  
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INTODUCTION FOR PUBLIC HEARING

QUASI-JUDICIAL

Resolution No. 26-23

A Variance In Accordance With MSB 17.65, Variances, From MSB 
17.55.020 Setbacks For Shorelands, To Construct An Arctic Entry 
Addition To An Existing Residential Structure Approximately 67 Feet 
From Stepan Lake, Located At 149654 W. Gordons Road (Tax ID # 
8578B05L015A), Within Township 17 North, Range 3 West, Section 9, 
Seward Meridian.
Staff: Natasha Grover, Current Planner
Public Hearing Date: December 7, 2026



STAFF REPORT 
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MATANUSKA-SUSITNA BOROUGH 
Planning and Land Use Department 

Development Services Division 
350 East Dahlia Avenue  Palmer, AK  99645 

Phone (907) 861-7822 

www.matsugov.us 

 

 

DEVELOPMENT SERVICES DIVISION STAFF REPORT 
 

Date: November 4, 2026 

 

File Number: VARY-2025-010066 

 

Applicant: Sharon Hart 

 

Property Owner: Sharon Hart and Ronald Peterson 

 

Request: Planning Commission Resolution  

Request for a Variance – MSB 17.65 

 

Location: Stepan Lake 

14965 W. Gordons Road Big Lake, AK 99652 

Texas Subdivision Lot 15A Block 5; Tax ID# 8578B05L015A 

Plat 2024-150, Resubdivision of Plat 63-15 

Township 17 North, Range 3 West, Section 9, Seward Meridian 

 

Size of Property: 0.63 acres 

 

Reviewed By: Alex Strawn, Planning and Land Use Director 

Wade Long, Development Services Manager 

 

Staff: Natasha Grover – Current Planner   

 

Staff Recommendation: Approval 

 

EXECUTIVE SUMMARY 
 

Sharon Hart, property owner, has applied for a variance under MSB 17.65 for a parcel located on 

Stepan Lake (Tax ID# 8578B05L015A). There is an existing residential structure which is located 

approximately 67.7 feet from Stepan Lake which has legal nonconforming status. The applicant 

proposes to add an arctic entry, approximately 12 by 12 feet in size, to the existing residential 

structure which would be located approximately 66.6 feet from Stepan Lake. The existing 

residential home is eligible to obtain legal nonconforming status as it was constructed in 1986 

within an acceptable timeframe to receive amnesty status from current waterbody setback 
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standards per MSB 17.80.020(A)(2) Legal Nonconforming Structures. Per MSB 17.55.020 

Setbacks for Shorelands, residential structures are required to maintain a minimum setback of 75 

feet from a waterbody. The proposed addition to the structure would be located within the required 

shoreline setback area. Approval of this variance would allow the owners to construct the proposed 

residential addition within the required setback distance at nearly the same distance to the shoreline 

as the current structure exists. 

 

MSB 17.65 Variances requires a variance permit for residential structures within the setback as 

highlighted in MSB 17.55.020 Setbacks for Shorelands. Per MSB 17.65.020, “In order to grant a 

variance to the regulations of MSB title 17, the planning commission must find that each of the 

following requirements has been met”: 

(1)    There are unusual conditions or circumstances that apply to the property for which the 

variance is sought. 

(2)    The strict application of the provisions of this title would deprive the applicant of rights 

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

(3)    The granting of the variance will not be injurious to nearby property, nor harmful to the 

public welfare. 

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

applicable comprehensive plans. 

(5)    The deviation from the requirement of this title that is permitted by the variance will be 

no more than is necessary to permit a reasonable use of the property. 

 

LAND USE 
 

Existing and Proposed Land Use 

The subject property is located within the Big Lake Community Council and Assembly District 5. 

The property is best characterized as rural, low-density residential land within a platted lakeside 

subdivision. The surrounding Stepan Lake area is composed primarily of single-family homes, 

seasonal cabins, and undeveloped wooded lots.  

 

The lot was platted in 1963 under Plat No. 63-15 prior to the establishment of Borough 

requirements for minimum lot sizes and waterbody setbacks. The lot measures approximately 0.63 

acres (approximately 27,298 square feet) and has irregular dimensions. The subject property has 

approximately 260 feet of Stepan Lake water frontage on the northern property boundary and  

approximately 319 feet of frontage on an unconstructed right-of-way known as West Fort Worth 

Drive. The topography of the lot has a slope of approximately 10 vertical feet from its highest area 

along the southern property line down to the northern shoreline. The right-of way that exists 

directly adjacent to the southern property line also has a slope of approximately 10 vertical feet 

declining towards the north within the platted right-of-way. A lake access easement exists on the 

eastern corner of the subject property. A small portion of the northwestern corner of the lot is 

designated as wetlands; described as Drainageway per the Cook Inlet Classification and described 

as Freshwater Emergent Wetland per the National Wetland Inventory. The combination of 

topography, waterbody setbacks, and right-of-way setbacks creates unique characteristics to 

consider for development of this lot.  
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Current land use includes an existing legal nonconforming residential structure located 

approximately 67.7 feet from Stepan Lake. The applicant proposes to construct an arctic entry 

addition, approximately 12 by 12 feet in size (144 square feet), to the existing residential structure 

which would be located approximately 66.6 feet from Stepan Lake.  

 

Surrounding Land Uses 

Surrounding land uses are predominantly lakefront residential and include a mix of developed 

residential and vacant lots, and undeveloped wetlands and forested lands adjacent to Stepan Lake.  

 

Commonly Enjoyed Uses Analysis 

Planning staff conducted a review of the surrounding area utilizing Borough Assessment files, GIS 

systems and an in-person site visit to the subject property. Staff analyzed the parcels along the 

southern shoreline of Stepan Lake and found that the majority of the parcels are developed with 

single-family residential homes and have similar unique characteristics regarding buildable area 

due to easements, topography, and waterbody setbacks. Staff review found that among the 

developed properties the majority appear to have legal status and fourteen out of twenty-six lots 

are undeveloped, with twelve of the twenty-six lots having structural development. Eight of the 

twelve  lots having structural development appear to be legally conforming to Borough regulations. 

Comparable properties used in the analysis by staff only included those lots which appeared to be 

in compliance with Borough regulations.  Existing development patterns of lots in the common 

analysis area establish a clear commonly enjoyed use which are consistent with the proposed use 

of the requested variance.  

 

REVIEW OF APPLICABLE CRITERIA AND FINDINGS 

 

MSB 17.03 – Public Notification 

 

Public notification was completed per MSB 17.03 Public Notification. 

 

On October 29, 2026 and November 2, 2026, Planning Staff mailed a total of 52 public notices.  

 

By October 29, 2026, a public notice was distributed to be posted at six public places; the Dorothy 

Swanda Jones building and five Borough Library locations to include Sutton, Willow, Trapper 

Creek, Talkeetna, and Big Lake.  

 

By October 29, 2026, the application materials were posted on the Borough website.  

 

At the time of this report there were no comments received regarding the application materials or 

proposed development.  

 

 

Section 17.65.020 Requirements for Granting a Variance 

(A) In order to grant a variance to the regulations of MSB title 17, the planning commission 

must find that each of the following requirements has been met: 

 

November 16, 2026 
Planning Commission Packet 

75 of 240



Page 4 of 13 

(1) There are unusual conditions or circumstances that apply to the property for which the 

variance is sought. 

 

Findings of Fact: 

1. Texas Subdivision (Plat 63-15) was initially platted in 1963 before Borough setback and 

lot size regulations were established. 

2. The subject lot is part of the Texas Subdivision Lot 15A Block 5 (Plat 2024-150); a re-plat 

of Texas Subdivision of Lot 15 and Lot 16 (Plat 63-15). This platting action eliminated a 

previous lot line and therefore combined Lot 15 and Lot 16, making the current subject 

property bigger than it previously existed. 

3. The subject lot measures approximately 0.63 acres (27,298 square feet). 

4. There is an existing structure on the property, measuring approximately 28 feet by 26 feet 

(1,456 square feet), located approximately 67 feet from the shoreline of Stepan Lake. 

5. The existing structure qualifies for legal nonconforming status per MSB 17.80.020(A)(2) 

Legal Nonconforming Structures. 

6. The existing structure was constructed in 1986 predating current waterbody setback 

standards per MSB 17.55.020 Setbacks for Shorelands.   

7. Stepan Lake is located to the north of the subject parcel. 

8. Residential parcels are located east and south of the subject parcel. 

9. Undeveloped parcels are located west and south of the subject parcel. 

10. Designated wetland areas exist to the northwest of the subject parcel. 

11. A recorded lake access easement occupies a portion of the eastern corner of the property 

per Plat 2024-150. 

12. The topography of the lot has a download slope of approximately 10 vertical feet from its 

highest area along the southern property line down to the northern shoreline. 

13. The topography within the right-of way known as West Fort Worth Drive has a slope of 

approximately 10 vertical feet declining towards the north within the platted right-of-way.  

14. Right-of-way setback distance for the construction of residential structures is 25 feet per 

MSB 17.55 Setbacks and Screening Easements. 

15. There is a small building envelope that adheres to Borough setback regulations per MSB 

17.55 Setbacks and Screening Easements.  

 

Discussion: There is a small building envelope that conforms to Borough regulations available, 

however unique characteristics do exist due to the combination of easement locations, 

topography and shoreline setbacks.  

Conclusion of Law: Based on the findings, there are unusual conditions or circumstances that 

apply to the property for which the variance is sought. (MSB 17.65.020(A)(1)). 
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(2) The strict application of the provisions of this title would deprive the applicant of rights 

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

 

Findings of Fact: 

1. Planning staff analyzed nearby parcels on the southern shoreline of Stepan Lake. 

2. Comparable properties used in the analysis by staff only included those lots which appeared 

to be in compliance with Borough regulations.  

3. The lakefront properties within the analysis area are on average 0.72 acres in size. 

4. Development within the comparable parcels reflects modest residential use, with an 

average structure size of approximately 1,580 square feet.  

5. Four of the eight comparable properties have structures located at least 75 feet from the 

shoreline of Stepan Lake and meet current waterbody setback requirements. 

6. Four of the eight comparable properties have structures located within 45 feet of the 

shoreline of Stepan Lake. 

7. The nearest comparable existing structure is located approximately 15 feet from the 

shoreline of Stepan Lake. 

8. There is an existing structure on the property, measuring approximately 28 feet by 26 feet 

(1,456 square feet), located approximately 67 feet from the shoreline of Stepan Lake. 

9. The existing structure qualifies for legal nonconforming status per MSB 17.80.020(A)(2) 

Legal Nonconforming Structures. 

10. The existing structure was constructed in 1986 predating current waterbody setback 

standards per MSB 17.55.020 Setbacks for Shorelands.   

11. The applicant proposes to construct an arctic entry addition, approximately 12 by 12 feet 

in size (144 square feet), to the existing residential structure which would be located 

approximately 66.6 feet from Stepan Lake. 

12. The existing structure conforms to all other applicable setbacks.  

13. A detached structure which is not habitable, such as an arctic entry, would be permitted per 

MSB 17.02 Mandatory Land Use Permit and MSB 17.55.020 Setbacks for Shorelands so 

long as the structure was not used for habitation and did not contain sanitary or fuel storage.  

14. The entry to the existing legal nonconforming structure has been in its current location 

since the structure was erected in 1986. 

Discussion: Planning staff found that the surrounding comparable properties predominantly 

developed with residential uses. Existing development patterns of lots within the comparable area 

establish a clear commonly enjoyed use which is consistent with the proposed use of the requested 

variance. The arctic entry would be legal if it were constructed and detached from the existing 

legal nonconforming structure. Attaching an arctic entry to a residential home is a reasonable 

development in Alaska and does not have a greater impact on the nearby waterbody than a detached 

structure would. Due to the subject property's unique configuration, including small lot size and 

frontage on public rights-of-way, strict application of the 75-foot waterbody setback would limit 

the reasonable development of the subject property. As a result, the applicant would be deprived 
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of the opportunity to reasonably develop the property in a similar manner to the commonly enjoyed 

use by surrounding legally developed residential properties. 

Conclusion of Law: Based on the findings above, strict application of the setback requirements 

would create significant constraints on the property owner's ability to develop the property and 

deprive the applicant rights commonly enjoyed by other properties under the terms of this title 

(MSB 17.65.020(A)(2)).  

 

(3) The granting of the variance will not be injurious to nearby property, nor harmful to 

the public welfare. 

 

Findings of Fact: 

1. There is an existing structure on the property, measuring approximately 28 feet by 26 

feet (1,456 square feet), located approximately 67 feet from the shoreline of Stepan 

Lake. 

2. The existing structure qualifies for legal nonconforming status per MSB 

17.80.020(A)(2) Legal Nonconforming Structures. 

3. The applicant proposes to construct an arctic entry addition, approximately 12 by 12 

feet in size (144 square feet), to the existing residential structure which would be 

located approximately 66.6 feet from Stepan Lake. 

4. The existing structure conforms to all other applicable setbacks.  

5. In 2005, the Matanuska-Susitna Borough Assembly adopted voluntary best 

management practices (BMP) for development around waterbodies. 

6. Stepan Lake is located to the north of the subject parcel. 

7. State of Alaska Department of Environmental Conservation (DEC) waterbody setback 

requirements for wastewater disposal is 100 feet per statute 18 AAC 72.520(b). 

8. An existing septic system was installed on the subject property on June 27, 2023, was 

certified by Paul E. Pinard, P.E., and is recorded on file with the State of Alaska 

Department of Environmental Conservation (DEC). 

9. A detached structure which is not habitable, such as an arctic entry, would be permitted 

per MSB 17.02 Mandatory Land Use Permit and MSB 17.55.020 Setbacks for 

Shorelands so long as the structure was not used for habitation and did not contain 

sanitary or fuel storage.  

Conclusion of Law: Based on the above findings, granting the variance will not be injurious to 

nearby property, nor harmful to the public welfare (MSB 17.65.020(A)(3)). 

 

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

applicable comprehensive plans. 

 

The property is located within the Big Lake planning area. The Big Lake Comprehensive Plan 

Update (August 2009) pertains to the subject property. Two of the land use and environment 

priority goals of the plan are: 
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LU&E Priority Goal 3 – Protect the natural environment. 

As the area grows, actions are needed to avoid detrimental effects on well water, quality of surface 

water, habitat, wetlands and other natural environmental features. 

LU&E Priority Goal 4 – Provide for freedom to enjoy our properties. 

The plan supports a balance of freedom to use property as individuals choose up to that point 

where one person’s use limits the rights of neighbors to enjoy their property. Responsible land use 

should be in harmony with surrounding land use without damaging the health, safety and welfare 

of adjacent property. 

Four types of residential areas are recognized in the plan. The subject property is in the “Dispersed 

Residential” area defined as “Rural residential areas, where lots are larger, and the natural setting 

is more dominant. This is the primary land use type in the Big Lake area.” 

One of the strategies to achieve the broad goals is to “Establish Community-Wide Development 

Guidelines” (Strategies to Achieve Land Use Goals – Strategy 4). Some of the guidelines that 

pertain to this property are as follows: 

• Natural Vegetation/Site Disturbance – Encourage retention of existing natural vegetation 

and replant disturbed areas. Grading and clear-cutting of the entire parcel prior to selling 

or developing land is strongly discouraged. 

• Protection of Water Quality – Use of land adjoining waterbodies should be designed to 

minimize impacts on water quality. Actions to achieve this goal include minimizing removal 

of natural vegetation along the majority of the edge of lakes, streams or wetlands, to keep 

lawn chemicals, silt, and septic effluents out of the watershed, to inhibit bank erosion and 

provide habitat for wildlife such as ducks and loons, while providing some screening of 

development. 

• Building Setbacks from Waterbodies (new structures) – require at least the MSB 75' 

minimum development setback from streams, lakes, wetlands and other waterbodies; 

"development" is defined as habitable structures. Non habitable structures, such as 

boathouses, shed, decks or saunas can be built within 75' of lakes and streams, but these 

improvements should be designed to have minimal environmental and visual impact on the 

adjoining waterway. 

• Building Setbacks from Waterbodies (existing non-compliant structures) – for buildings 

developed after the date (1987) of the setback ordinance (Chapter 17.55 of the Borough 

Code of Ordinances) and prior to the adoption of the Borough's land use permit (2007), 

special consideration should be given, in keeping with state statutes, to approving setback 

violation appeals caused by inadequate information and communications of that 

information to property owners. This is not advocating blanket approvals of setback 

violations but rather that leeway be given to approving violations that have no adverse 

impact on surrounding properties and waterbodies, and which occurred as honest mistakes 

and not as overt violations of the criteria by people who knew or should have known better. 

The plan recommends these approvals contain restrictions on expanding the encroachment 

or rebuilding a destroyed structure. However, all requests for variances must be 

considered in accordance with Alaska Statute 29.40.040(B).   

Within the Big Lake Comprehensive Plan Update (August 2009), the introduction is a statement 

discussing the authority of the plan.  
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“A comprehensive plan is a legally recognized document, with the authority to guide decisions on 

land use, public facilities and services, transportation and other issues. At the same time, 

comprehensive plans are intended to set broad goals that will remain relevant over multiple years. 

Consequently, by design, this plan does not set out precise binding rules on development, such as 

might be established in a Special Use District. Nor does it make final decisions on the specific 

locations of new roads or public facilities. What it does do is present general goals on the type of 

place the community wants to be in the future and then outline general strategies on how to reach 

these goals.”  

The Big Lake Comprehensive Plan Update (August 2009) does not eliminate the possibility of 

acquiring a variance to MSB 17.55.020 Setbacks for Shorelands. Still, it encourages thoughtful 

and considerate use of the property, considering the environment, surrounding use, surrounding 

development, and freedom to enjoy life on Big Lake.  

The Matanuska-Susitna Borough Comprehensive Plan (2005 Update) pertains to this property.  

Two of the land use goals state: 

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

Borough residents. 

Goal (LU-2): Protect residential neighborhoods and associated property values. 

 

Policy LU1-1: Provide for consistent, compatible, effective and efficient 

development within the borough. 

This plan does not expressly address variance requests. It does include goals to protect the 

environment and the surrounding areas. Variance requests are not inconsistent with the policies 

and goals of the Matanuska-Susitna Borough Comprehensive Plan (2005 Update).  

 

Findings of Fact: 

1. MSB Chapter 17.65 Variances were written to grant relief to property owners whose lots 

are impacted by existing land use regulations, thereby making the lot undevelopable.   

2. Goal (LU-1) of the Matanuska-Susitna Borough Comprehensive Plan (2005 Update) states: 

Protect and enhance the public safety, health, and welfare of Borough residents. 

3. Policy LU1-1 of the Matanuska-Susitna Borough Comprehensive Plan (2005 Update) 

states: Provide for consistent, compatible, effective, and efficient development within the 

Borough. 

4. Goal (LU-2) of the Matanuska-Susitna Borough Comprehensive Plan (2005 Update) states: 

Protect residential neighborhoods and associated property values. 

5. The proposed waterbody setback reduction would allow reasonable residential use 

compatible with the legal nonconforming structure while preserving the residential 

character of the neighborhood and maintaining water quality. 

6. There is an existing structure on the property, measuring approximately 28 feet by 26 feet 

(1,456 square feet), located approximately 67 feet from the shoreline of Stepan Lake. 

7. The existing structure qualifies for legal nonconforming status per MSB 17.80.020(A)(2) 

Legal Nonconforming Structures. 
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8. The applicant proposes to construct an arctic entry addition, approximately 12 by 12 feet 

in size (144 square feet), to the existing residential structure which would be located 

approximately 66.6 feet from Stepan Lake. 

9. The existing structure conforms to all other applicable setbacks.  

10. Stepan Lake is located to the north of the subject parcel. 

11. In 2005, the Matanuska-Susitna Borough Assembly adopted voluntary best management 

practices (BMP) for development around waterbodies. 

12. State of Alaska Department of Environmental Conservation (DEC) waterbody setback 

requirements for wastewater disposal is 100 feet per statute 18 AAC 72.520(b). 

13. An existing septic system was installed on the subject property on June 27, 2023, was 

certified by Paul E. Pinard, P.E., and is recorded on file with the State of Alaska 

Department of Environmental Conservation (DEC). 

14. A detached structure which is not habitable, such as an arctic entry, would be permitted per 

MSB 17.02 Mandatory Land Use Permit and MSB 17.55.020 Setbacks for Shorelands so 

long as the structure was not used for habitation and did not contain sanitary or fuel storage.  

15. Planning staff analyzed nearby parcels on the southern shoreline of Stepan Lake. 

16. Comparable properties used in the analysis by staff only included those lots which appeared 

to be in compliance with Borough regulations.  

17. The lakefront properties within the analysis area are on average 0.72 acres in size. 

18. Development within the comparable parcels reflects modest residential use, with an 

average structure size of approximately 1,580 square feet.  

19. The square footage of the existing legal nonconforming structure with the proposed arctic 

entry addition will be a combined total of approximately 1,600 square feet.  

20. The proposed structural addition will be within the required setback distance at nearly the 

same distance to the shoreline of Stepan Lake as the existing legal nonconforming structure 

is now, which is approximately 67 feet. 

21. Existing development patterns of lots within the comparable area establish a clear 

commonly enjoyed use which is consistent with the proposed use of the requested variance. 

22. The proposed waterbody setback reduction would allow reasonable residential use 

compatible with the legal nonconforming structure while preserving the residential 

character of the neighborhood and maintaining water quality. 

 

Discussion: The Matanuska-Susitna Borough Comprehensive Plan (2005 Update) and the Big 

Lake Comprehensive Plan Update (August 2009) prioritize public health, effective development 

which is consistent and compatible with the character of surrounding areas, and protecting the 

residential character of neighborhoods. The proposed setback reduction would allow development 

of a single-family residence which is consistent with the established character of the surrounding 

neighborhood, supports the reasonable development of a legally created lot of record, and does not 

adversely affect public health, safety, welfare. 
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Conclusion of Law: Based on the above findings, the proposed variance is in harmony with this 

title and the applicable comprehensive plans (MSB 17.65.020(A)(4)). 

(5) The deviation from the requirement of this title that is permitted by the variance will be

no more than is necessary to permit a reasonable use of the property.

Findings of Fact: 

1. There is a small building envelope that adheres to Borough setback regulations per MSB

17.55 Setbacks and Screening Easements.

2. There is an existing structure on the property, measuring approximately 28 feet by 26 feet

(1,456 square feet), located approximately 67 feet from the shoreline of Stepan Lake.

3. The existing structure qualifies for legal nonconforming status per MSB 17.80.020(A)(2)

Legal Nonconforming Structures.

4. The applicant proposes to construct an arctic entry addition, approximately 12 by 12 feet

in size (144 square feet), to the existing residential structure which would be located

approximately 66.6 feet from Stepan Lake.

5. The existing structure conforms to all other applicable setbacks.

6. State of Alaska Department of Environmental Conservation (DEC) waterbody setback

requirements for wastewater disposal is 100 feet per statute 18 AAC 72.520(b).

7. An existing septic system was installed on the subject property on June 27, 2023, was

certified by Paul E. Pinard, P.E., and is recorded on file with the State of Alaska

Department of Environmental Conservation (DEC).

8. The location of the existing septic system occupies a large portion of the building envelope

that adheres to Borough setback regulations per MSB 17.55 Setbacks and Screening

Easements.

9. Planning staff analyzed nearby parcels on the southern shoreline of Stepan Lake.

10. Comparable properties used in the analysis by staff only included those lots which appeared

to be in compliance with Borough regulations.

11. The lakefront properties within the analysis area are on average 0.72 acres in size.

12. Development within the comparable parcels reflects modest residential use, with an

average structure size of approximately 1,580 square feet.

13. The square footage of the existing legal nonconforming structure with the proposed arctic

entry addition will be a combined total of approximately 1,600 square feet.

14. Four of the eight comparable properties have structures located within 45 feet of the

shoreline of Stepan Lake.

15. The nearest comparable existing structure is located approximately 15 feet from the

shoreline of Stepan Lake.

16. The proposed structural addition will be within the required setback distance at nearly the

same distance to the shoreline of Stepan Lake as the existing legal nonconforming structure

is now, which is approximately 67 feet.
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17. Existing development patterns of lots within the comparable area establish a clear 

commonly enjoyed use which is consistent with the proposed use of the requested variance. 

18. The proposed waterbody setback reduction would allow reasonable residential use 

compatible with the legal nonconforming structure while preserving the residential 

character of the neighborhood and maintaining water quality. 

Discussion: Existing development patterns of lots within the analysis area establish a clear 

commonly enjoyed use which is consistent with the proposed use of the requested variance. The 

proposed total square footage for the existing legal nonconforming structure with the proposed 

arctic entry addition is consistent with the average square footage of existing residential structures 

in the comparable area; verifying that the request is a reasonable use of the property. Staff analysis 

determined that while a conforming building area exists, the requested setback reduction from 75 

feet to approximately 67 feet represents a reasonable and necessary request to reasonably develop 

the property and utilize the established layout for a legally existing residential structure. 

Conclusion of Law: Based on the above findings, granting a variance will be no more than 

necessary to permit a reasonable use of the property (MSB 17.65.020(A)(5)). 

 

Section 17.65.030 Cases Where Variance is Illegal 

(A) A variance from this title may not be granted if: 

 

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

variance. 

 

Findings of Fact: 

1. Texas Subdivision (Plat 63-15) was initially platted in 1963 before Borough setback and 

lot size regulations were established. 

2. The subject lot is part of the Texas Subdivision Lot 15A Block 5 (Plat 2024-150); a re-plat 

of Texas Subdivision of Lot 15 and Lot 16 (Plat 63-15). This platting action eliminated a 

previous lot line and therefore combined Lot 15 and Lot 16, making the current subject 

property bigger than it previously existed. 

3. The subject lot measures approximately 0.63 acres (27,298 square feet). 

4. Stepan Lake is located to the north of the subject parcel. 

5. Designated wetland areas exist to the northwest of the subject parcel. 

6. A recorded lake access easement occupies a portion of the eastern corner of the property 

per Plat 2024-150. 

7. The topography of the lot has a download slope of approximately 10 vertical feet from its 

highest area along the southern property line down to the northern shoreline. 

8. The topography within the right-of way known as West Fort Worth Drive has a slope of 

approximately 10 vertical feet declining towards the north within the platted right-of-way.  

9. There is a small building envelope that adheres to Borough setback regulations per MSB 

17.55 Setbacks and Screening Easements.  
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Conclusion of Law: Based on the above findings, the person seeking the variance did not cause 

the need for the variance (MSB 17.65.030(A)(1)). 

 

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

 

Findings of Fact: 

1. The subject parcel is not located within a Special Land Use District. 

2. Residential structures are allowed on this property. 

3. There are no restrictions on the use of the subject property outside of MSB 17.55 Setbacks 

and Screening Easements. 

 

Conclusion of Law: Based on the above findings, the variance will not allow a land use in a 

district in which that use is prohibited (MSB 17.65.030(A)(2)). 

 

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

 

Findings of Fact: 

1. Texas Subdivision (Plat 63-15) was initially platted in 1963 before Borough setback and 

lot size regulations were established. 

2. The subject lot is part of the Texas Subdivision Lot 15A Block 5 (Plat 2024-150); a re-plat 

of Texas Subdivision of Lot 15 and Lot 16 (Plat 63-15). This platting action eliminated a 

previous lot line and therefore combined Lot 15 and Lot 16, making the current subject 

property bigger than it previously existed. 

3. The subject lot measures approximately 0.63 acres (27,298 square feet). 

4. Stepan Lake is located to the north of the subject parcel. 

5. Designated wetland areas exist to the northwest of the subject parcel. 

6. A recorded lake access easement occupies a portion of the eastern corner of the property 

per Plat 2024-150. 

7. Existing development patterns of lots within the comparable area establish a clear 

commonly enjoyed use which is consistent with the proposed use of the requested variance. 

8. The proposed waterbody setback reduction would allow reasonable residential use 

compatible with the legal nonconforming structure while preserving the residential 

character of the neighborhood and maintaining water quality. 

 

Conclusion of Law: Based on the above findings, the variance is not solely being sought to 

relieve pecuniary hardship or inconvenience (MSB 17.65.030(A)(3)). 

 

STAFF RECOMMENDATIONS 
 

The hardship is not the result of any action taken by the applicant but rather stems from the physical 

characteristics and historical platting of the property. The requested variance would allow for the 

expansion and development of a reasonably sized single-family residence while preserving 
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compliance with all other applicable setback requirements. Staff finds that the variance will not be 

injurious to neighboring properties or harmful to the public welfare, is consistent with the 

objectives of Title 17 and the Borough Comprehensive Plan, and represents the minimum relief 

necessary to permit reasonable residential use of the property. Therefore, the request meets the 

approval criteria contained in MSB 17.65 Variances and merits approval. 

 

Staff recommends approval of this variance request to allow the proposed addition to an existing 

legal nonconforming structure resulting in a total of approximately 1,600 square feet to be located 

within 75 feet of the shoreline at Tax ID# 8578B05L015A on Stepan Lake, as referenced on the 

R&K Land Surveying as-built survey dated September 30, 2025.  

 

Should the Planning Commission deny the variance, the commission shall create findings 

supporting the denial and amend the resolution. 
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Real Property Detail for Account: 58578B05L015A
Site Information

Ownership

 Building Item Details

Tax Account Status ²

Land and Miscellaneous  

 Account Number 58578B05L015A
 Parcel ID 546306
 TRS S17N03W09
 Abbreviated Description
 (Not for Conveyance)

TEXAS RSB B/5 L/15 & 16 BLOCK 5 LOT 15A

 Subdivision TEXAS RSB B/5 L/15 & 16  
 City None  
 Map HO12

Tax Map

 Site Address 14965 W Gordons Rd

 Owners PETERSON RONALD C HART SHARON L  Buyers
 Primary Owner's Address PO BOX 520558 BIG LAKE AK 99652-0558  Primary Buyer's Address

 Appraisal Information  Assessment
Year Land Appraised Bldg. Appraised Total Appraised Year Land Assessed Bldg. Assessed Total Assessed¹

2026 $23,600.00 $215,600.00 $239,200.00 2026 $23,600.00 $215,600.00 $239,200.00
2025 $20,500.00 $102,100.00 $122,600.00 2025 $20,500.00 $102,100.00 $122,600.00

 Building Information
Structure 1 of 1
 Residential Units 1  Use Residential Building
 Condition Standard  Design Two Story
 Basement None  Construction Type Frame
 Year Built 1986 Grade 04.4
 Foundation All Weather Wood Well Well 1 - Drilled Well
Septic Septic - 1 - Septic Tank  

Building Number Description Area Percent Complete
1 Gas Heat 1 Sq. Ft. 100%
1 First Story 728 Sq. Ft. 83 %
1 Second Story 728 Sq. Ft. 83 %
 Tax/Billing Information
 Year  Certified  Zone  Mill  Tax Billed

2026 No 0032 :: ::
2025 Yes 0032 13.789 $1690.53

Recorded Documents
 Date  Type  Recording Info (offsite link to DNR)

 Status  Tax Balance  Farm  Disabled Veteran  Senior  Total ³ LID Exists
$0.00 $0.00 $0.00 $0.00 $0.00No

 Gross Acreage  Taxable Acreage  Assembly District  Precinct  Fire Service Area  Road Service Area
0.63 0.63 Assembly District 005 30-555 136 WEST LAKES FSA 021 Big Lake RSA

¹ Total Assessed is net of exemptions and deferments.rest, penalties, and other charges posted after Last
Update Date are not reflected in balances.
² If account is in foreclosure, payment must be in certified funds.
³ If you reside within the city limits of Palmer or Houston, your exemption amount may be different.

Last Updated: 2/17/2026 2:00:00 PM

2/17/26, 2:43 PM Matanuska-Susitna Borough- myProperty Detail

https://myproperty.matsugov.us/mydetail.aspx?pID=546306 1/1
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This map is solely for information purposes only. The Borough
makes no express or implied warranties with respect to the

character, function, or capabilities of the map or the suitability
of the map for any particular purpose beyond those originally
intended by the Borough. For information regarding the full

disclaimer and policies related to acceptable uses of this
map, please contact the Matanuska-Susitna Borough GIS

Division at 907-861-7858.

Printed on Nov 2, 2026
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60cm Resolution Metadata
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NWI. Acknowledgement of the U.S. Fish and Wildlife Service and (or) the National Wetlands Inventory
would be appreciated in products derived from these data, Matanuska-Susitna Borough, Microsoft,

Sources: Esri, TomTom, Garmin, FAO, NOAA, USGS, © OpenStreetMap contributors, and the GIS User
Community, MatSuBorough, Environmental Laboratory, (1987), Corps of Engineers Wetland

Delineation Manual, Technical Report Y-87-1, US Army Engineer Waterways Experiment Station,
Vicksburg, MS.
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Matanuska-Susitna Borough 
Development Services Division 
350 E. Dahlia Avenue 
Palmer, Alaska 99645 
 
 
 
 
 
11 
BIG LAKE COMMUNITY COUNCIL 
 
PO BOX 520931 
 
BIG LAKE, AK 99652 
 

 

The Matanuska-Susitna Borough Planning Commission will consider the following:  

Sharon Hart and Ronald Peterson, property owners, have applied for a variance under MSB 17.65 for a parcel located on Stepan 

Lake (Tax ID# 8578B05L015A). The property is approximately 0.63 acres. The owners are proposing to construct an arctic 

entry addition to an existing residential structure approximately 67 feet from Stepan Lake. Per Borough code, structures are 

required to maintain a minimum setback of 75 feet from a waterbody. Approval of this variance would allow the owners to 

construct the proposed addition within the waterbody setback distance. 
 

The Matanuska-Susitna Borough Planning Commission will conduct a public hearing concerning the application on Monday, 

December 7, 2026, at 6:00 p.m. in the Borough Assembly Chambers located at 350 E. Dahlia Avenue in Palmer. Planning 

Commission members may not receive or engage in ex-parte contact with the applicant, other parties interested in the 

application, or members of the public concerning the application or issues presented in the application. 

Application materials may be viewed online at www.matsu.gov by clicking on “All Public Notices & Announcements.”  For 

additional information, you may contact Natasha Grover, Current Planner, by phone: 907-861-8606.  Provide written comments 

by e-mail to Natasha.Grover@matsu.gov, or by mail to MSB Development Services Division, 350 E. Dahlia Avenue, Palmer, 

AK 99645. 

The public may provide verbal testimony at the meeting or telephonically by calling 1-855-290-3803.  To be eligible to file an 

appeal from a decision of the Planning Commission, a person must be designated as an interested party.  See MSB 15.39.010 

for the definition of interested party.  The procedures governing appeals to the Board of Adjustment and Appeals are contained 

in MSB 15.39.010-250, which is available on the Borough home page: http://www.matsu.gov/, in the Borough Clerk’s office, 

and at various libraries within the borough. 

Comments are due on or before November 16, 2026, and will be included in the Planning Commission packet.  Please be advised 

that comments received from the public after that date will not be included in the staff report but will be provided to the 

Commission at the meeting. 

 

Name:        Mailing Address:       

Location/Legal Description of your property:   

Comments:   

   

   

   

   

   

Note:  Vicinity Map Located on Reverse Side 
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NO Owner 1 Owner 2

Mailing 
Address 
Line 2

1 STOREY CLAYTON W II & SARAH
2 PETERSON RONALD C HART SHARON
3 MCROBERTS RYAN M & ALICIA
4 ALASKA DIST COUNCIL OF ASSEMBLIES OF GOD INC #101
5 WEBER CHAD W & SARA A
6 HOLEMAN CURTIS
7 MCROBERTS PATRICIA A
8 PETERSON RONALD C HART SHARON L
9 GREEN BRUCE M LARSEN FRANCINE SCHILMOELLER
10 HART SHARON
11 BIG LAKE COMMUNITY COUNCIL

14965 W Gordons, BIG LAKE, AK
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Mailing Address Line 1
Mailing Address 
City

Mailing 
Address 
State

Mailing 
Address 
Zipcode

14957 W RYANS CREEK DR WASILLA AK 99623
PO BOX 520558 BIG LAKE AK 99652
PO BOX 521645 BIG LAKE AK 99652
1048 W INTL AIRPORT RD ANCHORAGE AK 99518
1525 6TH AVE NE JAMESTOWN ND 58401
PO BOX 521118 BIG LAKE AK 99652
PO BOX 520148 BIG LAKE AK 99652
PO BOX 520558 BIG LAKE AK 99652
5303 SILLARY CIR ANCHORAGE AK 99508
PO BOX 520558 BIG LAKE AK 99652
PO BOX 520931 BIG LAKE AK 99652

14965 W Gordons, BIG LAKE, AK
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The Matanuska-Susitna Borough Planning Commission will consider the following:  

Sharon Hart and Ronald Peterson, property owners, have applied for a variance under MSB 17.65 for a 
parcel located on Stepan Lake (Tax ID# 8578B05L015A). The property is approximately 0.63 acres. The 
owners are proposing to construct an arctic entry addition to an existing residential structure 
approximately 67 feet from Stepan Lake. Per Borough code, structures are required to maintain a 
minimum setback of 75 feet from a waterbody. Approval of this variance would allow the owners to 
construct the proposed addition within the waterbody setback distance. 
 
The Matanuska-Susitna Borough Planning Commission will conduct a public hearing concerning the 
application on Monday, December 7, 2026, at 6:00 p.m. in the Borough Assembly Chambers located at 
350 E. Dahlia Avenue in Palmer. Planning Commission members may not receive or engage in ex-parte 
contact with the applicant, other parties interested in the application, or members of the public concerning 
the application or issues presented in the application. 

Application materials may be viewed online at www.matsu.gov by clicking on “All Public Notices & 
Announcements.”  For additional information, you may contact Natasha Grover, Current Planner, by 
phone: 907-861-8606.  Provide written comments by e-mail to Natasha.Grover@matsu.gov, or by mail 
to MSB Development Services Division, 350 E. Dahlia Avenue, Palmer, AK 99645. 

The public may provide verbal testimony at the meeting or telephonically by calling 1-855-290-3803.  
To be eligible to file an appeal from a decision of the Planning Commission, a person must be designated 
as an interested party.  See MSB 15.39.010 for the definition of interested party.  The procedures 
governing appeals to the Board of Adjustment and Appeals are contained in MSB 15.39.010-250, which 
is available on the Borough home page: http://www.matsu.gov/, in the Borough Clerk’s office, and at 
various libraries within the borough. 

Comments are due on or before November 16, 2026, and will be included in the Planning Commission 
packet.  Please be advised that comments received from the public after that date will not be included in 
the staff report but will be provided to the Commission at the meeting. 
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SITE VISIT PHOTOS 

(10-27-26) 
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View of proposed arctic entry location on southeast side of structure 
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Northeast side of structure 
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Garage on northwest side of structure 
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Southwest side of structure 

November 16, 2026 
Planning Commission Packet 

110 of 240



 

 

 

 

 

 

 

 

 

APPLICATION MATERIAL 

 

November 16, 2026 
Planning Commission Packet 

111 of 240



November 16, 2026 
Planning Commission Packet 

112 of 240



November 16, 2026 
Planning Commission Packet 

113 of 240



November 16, 2026 
Planning Commission Packet 

114 of 240



November 16, 2026 
Planning Commission Packet 

115 of 240



November 16, 2026 
Planning Commission Packet 

116 of 240



November 16, 2026 
Planning Commission Packet 

117 of 240



November 16, 2026 
Planning Commission Packet 

118 of 240



November 16, 2026 
Planning Commission Packet 

119 of 240



 

 

 

 

 

 

 

 

 

CORRESPONDENCE 

 

November 16, 2026 
Planning Commission Packet 

120 of 240



1

Natasha Grover

From: Natasha Heindel
Sent: Tuesday, May 12, 2026 5:06 PM
To: sammer@mtaonline.net
Subject: Variance Status - Hart, Stepan Lake

Hi Sharon, 
 
Thank you for your patience regarding your variance request. 
We are finalizing the comparable analysis and will reach out when we are ready to schedule the public 
hearing. 
 
In the meantime, please let me know if you have any questions. 
 
Talk to you soon, 
 

Natasha Heindel 

Current Planner 
Mat-Su Borough Planning Department 
350 E. Dahlia Ave. Palmer, Alaska 99645 
Desk: (907) 861-8606 
Natasha.Heindel@matsugov.us 
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No Public Comments Received 
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Planning Commission Resolution PC 26-23 Page 1 of 8 

Adopted:  

 By: Natasha Grover 

 Introduced: November 16, 2026 

 Public Hearing: December 7, 2026 

 Action:  

 

MATANUSKA-SUSITNA BOROUGH 

PLANNING COMMISSION RESOLUTION NO. 26-23 

 

A RESOLUTION OF THE MATANUSKA-SUSITNA BOROUGH PLANNING COMMISSION 

APPROVING A VARIANCE IN ACCORDANCE WITH MSB 17.65, VARIANCES, FROM 

MSB 17.55.020 SETBACKS FOR SHORELANDS, TO CONSTRUCT AN ARCTIC ENTRY 

ADDITION TO AN EXISTING RESIDENTIAL STRUCTURE APPROXIMATELY 67 

FEET FROM STEPAN LAKE, LOCATED AT 14965 W. GORDONS ROAD (TAX ID# 

8578B05L015A), WITHIN TOWNSHIP 17 NORTH, 3 WEST, SECTION 9, SEWARD 

MERIDIAN. 

WHEREAS, Sharon Hart, property owner, has applied for a 

variance under MSB 17.65 for a parcel located on Stepan Lake (Tax 

ID# 8578B05L015A); and 

WHEREAS, to grant a variance, the Planning Commission must 

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

WHEREAS, Texas Subdivision (Plat 63-15) was initially platted 

in 1963 before Borough setback and lot size regulations were 

established; and 

WHEREAS, the subject lot is part of the Texas Subdivision Lot 

15A Block 5 (Plat 2024-150); a re-plat of Texas Subdivision of Lot 

15 and Lot 16 (Plat 63-15). This platting action eliminated a 

previous lot line and therefore combined Lot 15 and Lot 16, making 

the current subject property bigger than it previously existed; 

and 

WHEREAS, the subject lot measures approximately 0.63 acres 

(27,298 square feet); and 
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WHEREAS, there is an existing structure on the property, 

measuring approximately 28 feet by 26 feet (1,456 square 

feet), located approximately 67 feet from the shoreline of 

Stepan Lake; and 

WHEREAS, the existing structure qualifies for legal 

nonconforming status per MSB 17.80.020(A)(2) Legal 

Nonconforming Structures; and 

WHEREAS, the existing structure was constructed in 1986 

predating current waterbody setback standards per MSB 

17.55.020 Setbacks for Shorelands; and 

WHEREAS, Stepan Lake is located to the north of the 

subject parcel; and 

WHEREAS, residential parcels are located east and south 

of the subject parcel; and 

WHEREAS, undeveloped parcels are located west and south 

of the subject parcel; and 

WHEREAS, designated wetland areas exist to the northwest 

of the subject parcel; and 

WHEREAS, a recorded lake access easement occupies a 

portion of the eastern corner of the property per Plat 2024-

150; and 

WHEREAS, the topography of the lot has a download slope 

of approximately 10 vertical feet from its highest area along 
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Adopted:  

the southern property line down to the northern shoreline; and 

WHEREAS, the topography within the right-of way known as West 

Fort Worth Drive has a slope of approximately 10 vertical feet 

declining towards the north within the platted right-of-way; and 

WHEREAS, right-of-way setback distance for the construction 

of residential structures is 25 feet per MSB 17.55 Setbacks and 

Screening Easements; and 

WHEREAS, there is a small building envelope that adheres to 

Borough setback regulations per MSB 17.55 Setbacks and Screening 

Easements; and 

WHEREAS, Planning staff analyzed nearby parcels on the 

southern shoreline of Stepan Lake; and 

WHEREAS, comparable properties used in the analysis by staff 

only included those lots which appeared to be in compliance with 

Borough regulations; and 

WHEREAS, the lakefront properties within the analysis area 

are on average 0.72 acres in size; and 

WHEREAS, development within the comparable parcels reflects 

modest residential use, with an average structure size of 

approximately 1,580 square feet; and 

WHEREAS, four of the eight comparable properties have 

structures located at least 75 feet from the shoreline of Stepan 

Lake and meet current waterbody setback requirements; and 
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WHEREAS, four of the eight comparable properties have 

structures located within 45 feet of the shoreline of Stepan Lake; 

and 

WHEREAS, the nearest comparable existing structure is 

located approximately 15 feet from the shoreline of Stepan 

Lake; and 

WHEREAS, the applicant proposes to construct an arctic 

entry addition, approximately 12 by 12 feet in size (144 

square feet), to the existing residential structure which 

would be located approximately 66.6 feet from Stepan Lake; 

and 

WHEREAS, the existing structure conforms to all other 

applicable setbacks; and 

WHEREAS, a detached structure which is not habitable, 

such as an arctic entry, would be permitted per MSB 17.02 

Mandatory Land Use Permit and MSB 17.55.020 Setbacks for 

Shorelands so long as the structure was not used for 

habitation and did not contain sanitary or fuel storage; and 

WHEREAS, the entry to the existing legal nonconforming 

structure has been in its current location since the structure 

was erected in 1986; and 

WHEREAS, in 2005, the Matanuska-Susitna Borough Assembly 

adopted voluntary best management practices (BMP) for 

development around waterbodies; and 
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WHEREAS, State of Alaska Department of Environmental 

Conservation (DEC) waterbody setback requirements for wastewater 

disposal is 100 feet per statute 18 AAC 72.520(b); and 

WHEREAS, an existing septic system was installed on the 

subject property on June 27, 2023, was certified by Paul E. Pinard, 

P.E., and is recorded on file with the State of Alaska Department 

of Environmental Conservation (DEC); and 

WHEREAS, MSB Chapter 17.65 Variances were written to grant 

relief to property owners whose lots are impacted by existing land 

use regulations, thereby making the lot undevelopable; and 

WHEREAS, Goal (LU-1) of the Matanuska-Susitna Borough 

Comprehensive Plan (2005 Update) states: Protect and enhance the 

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

WHEREAS, Policy LU1-1 of the Matanuska-Susitna Borough 

Comprehensive Plan (2005 Update) states: Provide for consistent, 

compatible, effective, and efficient development within the 

Borough; and 

WHEREAS, Goal (LU-2) of the Matanuska-Susitna Borough 

Comprehensive Plan (2005 Update) states: Protect residential 

neighborhoods and associated property values; and 

WHEREAS, the proposed waterbody setback reduction would allow 

reasonable residential use compatible with the legal nonconforming 

structure while preserving the residential character of the 

neighborhood and maintaining water quality; and 
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WHEREAS, the square footage of the existing legal 

nonconforming structure with the proposed arctic entry 

addition will be a combined total of approximately 1,600 

square feet; and 

WHEREAS, the proposed structural addition will be within 

the required setback distance at nearly the same distance to 

the shoreline of Stepan Lake as the existing legal 

nonconforming structure is now, which is approximately 67 

feet; and 

WHEREAS, existing development patterns of lots within 

the comparable area establish a clear commonly enjoyed use 

which is consistent with the proposed use of the requested 

variance; and 

WHEREAS, the location of the existing septic system 

occupies a large portion of the building envelope that adheres 

to Borough setback regulations per MSB 17.55 Setbacks and 

Screening Easements; and 

WHEREAS, the subject parcel is not located within a 

Special Land Use District; and 

WHEREAS, residential structures are allowed on this 

property; and 

WHEREAS, there are no restrictions on the use of the 

subject property outside of MSB 17.55 Setbacks and Screening 

Easements; and 

November 16, 2026 
Planning Commission Packet 

130 of 240



 

Planning Commission Resolution PC 26-23 Page 7 of 8 

Adopted:  

NOW, THEREFORE, BE IT RESOLVED, that the Matanuska-Susitna 

Borough Planning Commission hereby approves the aforementioned 

findings of fact and makes the following conclusions of law 

supporting approval of Planning Commission Resolution 26-23; 

1. There are unusual conditions or circumstances that apply 

to the property for which the variance is sought. (MSB 

17.65.020(A)(1)). 

2. Strict application of the setback requirements would create 

significant constraints on the property owner's ability to 

develop the property and deprive the applicant rights 

commonly enjoyed by other properties under the terms of 

this title.  (MSB 17.65.020(A)(2)).  

3. Granting the variance will not be injurious to nearby 

property, nor harmful to the public welfare (MSB 

17.65.020(A)(3)). 

4. The proposed variance is in harmony with this title and 

the applicable comprehensive plans (MSB 17.65.020(A)(4)). 

5. Granting a variance will be no more than necessary to 

permit a reasonable use of the property (MSB 

17.65.020(A)(5)). 

6. The person seeking the variance did not cause the need for 

the variance (MSB 17.65.030(A)(1)). 

7. The variance will not allow a land use in a district in 

which that use is prohibited (MSB 17.65.030(A)(2)). 
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8. The variance is not solely being sought to relieve 

pecuniary hardship or inconvenience (MSB 17.65.030(A)(3)). 

NOW, THEREFORE, BE IT RESOLVED, that the Matanuska-Susitna 

Borough Planning Commission hereby approves the setback variance 

to construct an arctic entry addition to an existing residential 

structure approximately 67 feet from Stepan Lake (Tax ID# 

8578B05L015A), as referenced in the application material. 

ADOPTED by the Matanuska-Susitna Borough Planning 

Commission this 7th day of December, 2026. 

 

 Richard Allen, CHAIR 

ATTEST 

 

 

 

  

Kayla Smith 

Planning Clerk 

 

(SEAL) 

 

 

 

 

YES:  

NO:  
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By: Natasha Grover
Introduced: November 16, 2026 

Public Hearing: December 7, 2026 
Action:

MATANUSKA-SUSITNA BOROUGH 
PLANNING COMMISSION RESOLUTION NO. 26-23 

A RESOLUTION OF THE MATANUSKA-SUSITNA BOROUGH PLANNING COMMISSION 
APPROVING A VARIANCE IN ACCORDANCE WITH MSB 17.65, VARIANCES, FROM 
MSB 17.55.020 SETBACKS FOR SHORELANDS, TO CONSTRUCT AN ARCTIC ENTRY 
ADDITION TO AN EXISTING RESIDENTIAL STRUCTURE APPROXIMATELY 67 
FEET FROM STEPAN LAKE, LOCATED AT 14965 W. GORDONS ROAD (TAX ID# 
8578B05L015A), WITHIN TOWNSHIP 17 NORTH, 3 WEST, SECTION 9, SEWARD 
MERIDIAN. 

WHEREAS, Sharon Hart, property owner, has applied for a 

variance under MSB 17.65 for a parcel located on Stepan Lake (Tax 

ID# 8578B05L015A); and 

WHEREAS, to grant a variance, the Planning Commission must 

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

WHEREAS, Texas Subdivision (Plat 63-15) was initially platted 

in 1963 before Borough setback and lot size regulations were 

established; and 

WHEREAS, the subject lot is part of the Texas Subdivision Lot 

15A Block 5 (Plat 2024-150); a re-plat of Texas Subdivision of Lot 

15 and Lot 16 (Plat 63-15). This platting action eliminated a 

previous lot line and therefore combined Lot 15 and Lot 16, making 

the current subject property bigger than it previously existed; 

and 

WHEREAS, the subject lot measures approximately 0.63 acres 

(27,298 square feet); and 
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WHEREAS, there is an existing structure on the property, 

measuring approximately 28 feet by 26 feet (1,456 square 

feet), located approximately 67 feet from the shoreline of 

Stepan Lake; and 

WHEREAS, the existing structure qualifies for legal 

nonconforming status per MSB 17.80.020(A)(2) Legal 

Nonconforming Structures; and 

WHEREAS, the existing structure was constructed in 1986 

predating current waterbody setback standards per MSB 

17.55.020 Setbacks for Shorelands; and 

WHEREAS, Stepan Lake is located to the north of the 

subject parcel; and 

WHEREAS, residential parcels are located east and south 

of the subject parcel; and 

WHEREAS, undeveloped parcels are located west and south 

of the subject parcel; and 

WHEREAS, designated wetland areas exist to the northwest 

of the subject parcel; and 

WHEREAS, a recorded lake access easement occupies a 

portion of the eastern corner of the property per Plat 2024-

150; and 

WHEREAS, the topography of the lot has a download slope 

of approximately 10 vertical feet from its highest area along 
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the southern property line down to the northern shoreline; and 

WHEREAS, the topography within the right-of way known as West 

Fort Worth Drive has a slope of approximately 10 vertical feet 

declining towards the north within the platted right-of-way; and 

WHEREAS, right-of-way setback distance for the construction 

of residential structures is 25 feet per MSB 17.55 Setbacks and 

Screening Easements; and 

WHEREAS, there is a small building envelope that adheres to 

Borough setback regulations per MSB 17.55 Setbacks and Screening 

Easements; and 

WHEREAS, Planning staff analyzed nearby parcels on the 

southern shoreline of Stepan Lake; and 

WHEREAS, comparable properties used in the analysis by staff 

only included those lots which appeared to be in compliance with 

Borough regulations; and 

WHEREAS, the lakefront properties within the analysis area 

are on average 0.72 acres in size; and 

WHEREAS, development within the comparable parcels reflects 

modest residential use, with an average structure size of 

approximately 1,580 square feet; and 

WHEREAS, four of the eight comparable properties have 

structures located at least 75 feet from the shoreline of Stepan 

Lake and meet current waterbody setback requirements; and 
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WHEREAS, four of the eight comparable properties have 

structures located within 45 feet of the shoreline of Stepan Lake; 

and 

WHEREAS, the nearest comparable existing structure is 

located approximately 15 feet from the shoreline of Stepan 

Lake; and 

WHEREAS, the applicant proposes to construct an arctic 

entry addition, approximately 12 by 12 feet in size (144 

square feet), to the existing residential structure which 

would be located approximately 66.6 feet from Stepan Lake; 

and 

WHEREAS, the existing structure conforms to all other 

applicable setbacks; and 

WHEREAS, a detached structure which is not habitable, 

such as an arctic entry, would be permitted per MSB 17.02 

Mandatory Land Use Permit and MSB 17.55.020 Setbacks for 

Shorelands so long as the structure was not used for 

habitation and did not contain sanitary or fuel storage; and 

WHEREAS, the entry to the existing legal nonconforming 

structure has been in its current location since the structure 

was erected in 1986; and 

WHEREAS, in 2005, the Matanuska-Susitna Borough Assembly 

adopted voluntary best management practices (BMP) for 

development around waterbodies; and 
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WHEREAS, State of Alaska Department of Environmental 

Conservation (DEC) waterbody setback requirements for wastewater 

disposal is 100 feet per statute 18 AAC 72.520(b); and 

WHEREAS, an existing septic system was installed on the 

subject property on June 27, 2023, was certified by Paul E. Pinard, 

P.E., and is recorded on file with the State of Alaska Department 

of Environmental Conservation (DEC); and 

WHEREAS, MSB Chapter 17.65 Variances were written to grant 

relief to property owners whose lots are impacted by existing land 

use regulations, thereby making the lot undevelopable; and 

WHEREAS, Goal (LU-1) of the Matanuska-Susitna Borough 

Comprehensive Plan (2005 Update) states: Protect and enhance the 

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

WHEREAS, Policy LU1-1 of the Matanuska-Susitna Borough 

Comprehensive Plan (2005 Update) states: Provide for consistent, 

compatible, effective, and efficient development within the 

Borough; and 

WHEREAS, Goal (LU-2) of the Matanuska-Susitna Borough 

Comprehensive Plan (2005 Update) states: Protect residential 

neighborhoods and associated property values; and 

WHEREAS, the proposed waterbody setback reduction would allow 

reasonable residential use compatible with the legal nonconforming 

structure while preserving the residential character of the 

neighborhood and maintaining water quality; and 
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WHEREAS, the square footage of the existing legal 

nonconforming structure with the proposed arctic entry 

addition will be a combined total of approximately 1,600 

square feet; and 

WHEREAS, the proposed structural addition will be within 

the required setback distance at nearly the same distance to 

the shoreline of Stepan Lake as the existing legal 

nonconforming structure is now, which is approximately 67 

feet; and 

WHEREAS, existing development patterns of lots within 

the comparable area establish a clear commonly enjoyed use 

which is consistent with the proposed use of the requested 

variance; and 

WHEREAS, the location of the existing septic system 

occupies a large portion of the building envelope that adheres 

to Borough setback regulations per MSB 17.55 Setbacks and 

Screening Easements; and 

WHEREAS, the subject parcel is not located within a 

Special Land Use District; and 

WHEREAS, residential structures are allowed on this 

property; and 

WHEREAS, there are no restrictions on the use of the 

subject property outside of MSB 17.55 Setbacks and Screening 

Easements; and 
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NOW, THEREFORE, BE IT RESOLVED, that the Matanuska-Susitna 

Borough Planning Commission hereby approves the aforementioned 

findings of fact and makes the following conclusions of law 

supporting approval of Planning Commission Resolution 26-23; 

1. There are unusual conditions or circumstances that apply 

to the property for which the variance is sought. (MSB 

17.65.020(A)(1)). 

2. Strict application of the setback requirements would create 

significant constraints on the property owner's ability to 

develop the property and deprive the applicant rights 

commonly enjoyed by other properties under the terms of 

this title.  (MSB 17.65.020(A)(2)).  

3. Granting the variance will not be injurious to nearby 

property, nor harmful to the public welfare (MSB 

17.65.020(A)(3)). 

4. The proposed variance is in harmony with this title and 

the applicable comprehensive plans (MSB 17.65.020(A)(4)). 

5. Granting a variance will be no more than necessary to 

permit a reasonable use of the property (MSB 

17.65.020(A)(5)). 

6. The person seeking the variance did not cause the need for 

the variance (MSB 17.65.030(A)(1)). 

7. The variance will not allow a land use in a district in 

which that use is prohibited (MSB 17.65.030(A)(2)). 
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8. The variance is not solely being sought to relieve 

pecuniary hardship or inconvenience (MSB 17.65.030(A)(3)). 

NOW, THEREFORE, BE IT RESOLVED, that the Matanuska-Susitna 

Borough Planning Commission hereby approves the setback variance 

to construct an arctic entry addition to an existing residential 

structure approximately 67 feet from Stepan Lake (Tax ID# 

8578B05L015A), as referenced in the application material. 

ADOPTED by the Matanuska-Susitna Borough Planning 

Commission this 7th day of December, 2026. 

 

 Richard Allen, CHAIR 

ATTEST 

 

 

 

  

Kayla Smith 

Planning Clerk 

 

(SEAL) 

 

 

 

 

YES:  

NO:  
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INTRO  FOR PUBLIC HEARING 
QUASI-JUDICIAL 

Resolution No. 26-24

A Variance In Accordance With MSB 17.65, Variances, From MSB 
17.55 Setbacks And Screening Easements, To Construct A Residential 
Structure Approximately 10 Feet From The Public Right-Of-Way East 
Carter Circle, Located At 2774 North Keith Street (Tax ID # 
6017B02L004), Within Township 18 North, Range 1 East, Section 33, 
Seward Meridian.
Staff: Natasha Grover, Current Planner
Public Hearing Date: December 7, 2026



STAFF REPORT 
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MATANUSKA-SUSITNA BOROUGH 
Planning and Land Use Department 

Development Services Division 
350 East Dahlia Avenue  Palmer, AK  99645 

Phone (907) 861-7822 

www.matsugov.us 

 

 

DEVELOPMENT SERVICES DIVISION STAFF REPORT 
 

Date: November 4, 2026 

 

File Number: VARY-2026-010070 

 

Applicant: Charles Nardini 

 

Property Owner: Nardini 2015 Trust 

 

Request: Planning Commission Resolution  

Request for a Variance – MSB 17.65 

 

Location: 2774 N. Keith Street, Wasilla, AK 99654 

Barry’s Finger Lake Block 2 Lot 4, Tax ID# 6017B02L004  

Township 18 North, Range 1 East, Section 33, Seward Meridian 

 

Size of Property: 0.13 acres 

 

Reviewed By: Alex Strawn, Planning and Land Use Director 

Wade Long, Development Services Manager 

 

Staff: Natasha Grover – Current Planner   

 

Staff Recommendation: Approval 

 

EXECUTIVE SUMMARY 
 

Charles Nardini, property owner, has applied for a variance under MSB 17.65 for a parcel located 

at 2774 North Keith Street (Tax ID# 6017B02L004). The applicant proposes to construct a 

residential structure, approximately 10 feet from the public right-of-way East Carter Circle. Per 

MSB 17.55.010 Setbacks residential structures are required to maintain a minimum setback of 25 

feet from a public right-of-way. The proposed new residential structure would be located within 

the required right-of-way setback area. Approval of this variance would allow the owner to 

construct the proposed residential structure within the required setback distance. 
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MSB 17.65 Variances requires a variance permit for residential structures within the setback as 

highlighted in MSB 17.55.020 Setbacks for Shorelands. Per MSB 17.65.020, “In order to grant a 

variance to the regulations of MSB title 17, the planning commission must find that each of the 

following requirements has been met”: 

(1)    There are unusual conditions or circumstances that apply to the property for which the 

variance is sought. 

(2)    The strict application of the provisions of this title would deprive the applicant of rights 

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

(3)    The granting of the variance will not be injurious to nearby property, nor harmful to the 

public welfare. 

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

applicable comprehensive plans. 

(5)    The deviation from the requirement of this title that is permitted by the variance will be 

no more than is necessary to permit a reasonable use of the property. 

 

LAND USE 
 

Existing and Proposed Land Use 

The subject property is located within the North Lakes Community Council and Assembly District 

4. The property is best characterized as rural, low-density residential land within a platted lakeside 

subdivision. The surrounding Finger Lake area is composed primarily of single-family homes, and 

undeveloped wooded lots. The applicant proposes to construct a single family residential structure. 

 

The lot was originally platted in 1951 and amended in 1960 under Plat No. 60-12 prior to the 

establishment of Borough requirements for minimum lot sizes and lot line setbacks. The lot 

measures approximately 0.13 acres (approximately 5,585 square feet). The subject property is 

bordered on the east side by the public right-of-way North Keith Street and bordered on the south 

side by the public right-of-way East Carter Circle.   

 

Barry’s Finger Lake Subdivision has five dedicated rights-of-way, each measuring sixteen feet 

wide, which run west from North Keith Street to the shoreline of Finger Lake. All five rights-of-

way are currently unconstructed. North Keith Street has a status of unapproved construction and 

is currently not maintained by the Borough, but is utilized by property owners. East Carter Circle, 

the right-of-way adjacent to the subject property, has a utility pole located within the sixteen foot 

platted right-of-way.   

 

Public lake access to Finger Lake is primarily available through the Finger Lake State Recreation 

site. Non-motorized public access exists at the end of North Barry’s Resort Drive. There are a 

handful of other small undeveloped public access options. Due to lack of parking space it appears 

that the intent of the platted rights-of-way within Barry’s Finger Lake Subdivision were primarily 

for property owners to access their lots rather than the public to access Finger Lake. Even in 

unconstructed status the public rights to these public rights-of-ways are valid should they choose 

to use them.  The future development of East Carter Circle is unknown but likely would not be 

affected by the proposed residential structure within 10 feet of said right-of-way. 
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Surrounding Land Uses 

Surrounding land uses in the platted subdivision are predominantly lakefront undeveloped vacant 

lots and some residential development.  To the west of the neighboring parcel is Finger Lake, to 

the northeast is a Set Free Alaska facility, and Bogard Road is nearby to the north.  

 

Commonly Enjoyed Uses Analysis 

 

Planning staff conducted a review of the surrounding area utilizing Borough Assessment files, GIS 

systems and an in-person site visit to the subject property. Staff analyzed the parcels within the 

platted Barry’s Finger Lake Subdivision and found that the majority of the parcels are undeveloped 

with approximately six parcels developed with single family residential homes and have similar 

unique characteristics regarding buildable area due to lot size and setbacks. Staff review found that 

among the developed properties the majority appear to have legal status and nineteen out of 

twenty-five parcels are undeveloped. Comparable properties used in the analysis by staff only 

included those lots which appeared to be in compliance with Borough regulations.  Existing 

development patterns of lots in the subdivision establish a commonly enjoyed use which is 

consistent with the proposed use of the requested variance.  

 

REVIEW OF APPLICABLE CRITERIA AND FINDINGS 

 

MSB 17.03 – Public Notification 

 

On October 29, 2026, Planning Staff mailed a total of 25 public notices. 

  

On October 28, 2026, a public notice was distributed to be posted at six public places; the Dorothy 

Swanda Jones building and five Borough Library locations to include Sutton, Willow, Trapper 

Creek, Talkeetna, and Big Lake. 

  

By October 29, 2026, the application materials were posted on the Borough website. 

  

At the time of this report there were no comments received regarding the application materials or 

proposed development. 

 

Section 17.65.020 Requirements for Granting a Variance 

(A) In order to grant a variance to the regulations of MSB title 17, the planning commission 

must find that each of the following requirements has been met: 

 

(1) There are unusual conditions or circumstances that apply to the property for which the 

variance is sought. 

Findings of Fact: 

1. The subject lot is part of the amended Barry’s Finger Lake Subdivision (Plat 60-12) and 

was initially platted in 1951 before Borough setback and lot size regulations were 

established.  

2. The platted lot is 50 feet in width per Plat # 60-12. 

3. The subject lot measures approximately 0.13 acres (5,585 square feet).  
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4. The subject property is a corner lot bordered by public rights-of-way on two sides, resulting 

in additional setback constraints not commonly found on interior lots. 

5. Right-of-way setback distance for construction of residential structures is 25 feet per MSB 

17.55 Setbacks and Screening Easements. 

6. There is a small building envelope that adheres to Borough setback regulations per MSB 

17.55 Setbacks and Screening Easements.  

7. The potential width of a structure on the subject lot that conforms to current Borough 

regulations would be 15 feet.  

Discussion: The subject property is substandard in size compared to current platting standards, 

which would require a minimum of 40,000 square feet in size. The subject lot is 1/7th the size 

of the standard lot size today at 5,585 square feet. Unique characteristics exist due to the date 

which the subject property was created. 

Conclusion of Law: Based on the findings, there are unusual conditions or circumstances that 

apply to the property for which the variance is sought. (MSB 17.65.020(A)(1)). 

 

(2) The strict application of the provisions of this title would deprive the applicant of rights 

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

 

Findings of Fact: 

1. Planning staff analyzed nearby parcels in Barry’s Finger Lake Subdivision. 

2. Comparable properties used in the analysis by staff only included those lots which appeared 

to be in compliance with Borough regulations.  

3. Nearly all lots within Barry’s Finger Lake Subdivision are 50 feet wide with at least half 

of the lot affected by the setback from a public right-of-way. 

4. Barry’s Finger Lake Subdivision has five dedicated rights-of-way, each unconstructed and 

measuring sixteen feet wide, which run west from North Keith Street to the shoreline of 

Finger Lake.  

5. There are nine other similarly platted lots within Barry’s Finger Lake Subdivision with 

frontage on North Keith Street that also have frontage on an unconstructed right-of-way. 

6. The subject property, and other similarly platted lots within Barry’s Finger Lake 

Subdivision, measures 50 feet by approximately 112 feet. 

7. The subject property, and other similarly platted lots within Barry’s Finger Lake 

Subdivision, is approximately 5,600 square feet in size, with only 1,305 square feet of 

conforming buildable area.  

8. There is a small building envelope that adheres to Borough setback regulations per MSB 

17.55 Setbacks and Screening Easements.  

9. There are four similarly platted lots within Barry’s Finger Lake Subdivision which have 

existing legal structures which are located within approximately 5 feet from the right-of-

way. Two of the four developed lots have structures approximately zero feet from the 

adjacent right-of-way. 
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10. Development within the comparable parcels reflects modest residential use, with an 

average structure size of approximately 668 square feet, with the largest comparable legal 

structure being approximately 930 square feet. 

11. The applicant proposes to construct a residential structure, measuring approximately 30 

feet by 50 feet (1,500 square feet) located approximately 10 feet north of the public right-

of-way known as East Carter Circle. 

12. The proposed residential structure is expected to adhere to all other applicable setbacks. 

Discussion: Planning staff found that the surrounding properties are predominantly undeveloped. 

Those properties which are developed are of residential use. Existing development patterns of lots 

within the comparable area establish a clear commonly enjoyed use which is consistent with the 

proposed use of the requested variance. Due to the subject property's unique configuration, 

including small lot size and two sides of frontage on public rights-of-way, strict application of the 

25 foot right-of-way setback would substantially limit the available building area. As a result, the 

applicant would be deprived of the opportunity to reasonably develop the property in a similar 

manner to the commonly enjoyed use by surrounding legally developed residential properties. 

Conclusion of Law: Based on the findings above, strict application of the setback requirements 

would create significant constraints on the property owner's ability to develop the property and 

deprive the applicant rights commonly enjoyed by other properties under the terms of this title 

(MSB 17.65.020(A)(2)).  

 

(3) The granting of the variance will not be injurious to nearby property, nor harmful to 

the public welfare. 

 

Findings of Fact: 

1. The applicant proposes to construct a residential structure, measuring approximately 30 

feet by 50 feet (1,500 square feet) located approximately 10 feet north of the public right-

of-way known as East Carter Circle. 

2. The proposed residential structure is expected to adhere to all other applicable setbacks. 

3. The proposed setback reduction is adjacent to a platted but undeveloped public right-of-

way. 

4. The proposed setback reduction would not obstruct public access or interfere with future 

use of the right-of-way. 

Conclusion of Law: Based on the above findings, granting the variance will not be injurious to 

nearby property, nor harmful to the public welfare (MSB 17.65.020(A)(3)). 

 

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

applicable comprehensive plans. 

 

The Matanuska-Susitna Borough Comprehensive Plan (2005 Update) pertains to this property.  

Two of the land use goals state: 
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Goal (LU-1): Protect and enhance the public safety, health, and welfare of 

Borough residents. 

Policy LU1-1: Provide for consistent, compatible, effective and efficient 

development within the borough. 

This plan does not expressly address variance requests. It does include goals to protect the 

environment and the surrounding areas. Variance requests are not inconsistent with the policies 

and goals of the Matanuska-Susitna Borough Comprehensive Plan (2005 Update).  

 

Findings of Fact: 

1. MSB Chapter 17.65 Variances were written to grant relief to property owners whose lots 

are impacted by existing land use regulations, thereby making the lot undevelopable.   

2. Goal (LU-1) of the Matanuska-Susitna Borough Comprehensive Plan (2005 Update) states: 

Protect and enhance the public safety, health, and welfare of Borough residents. 

3. Policy LU1-1 of the Matanuska-Susitna Borough Comprehensive Plan (2005 Update) 

states: Provide for consistent, compatible, effective, and efficient development within the 

Borough. 

4. Goal (LU-2) of the Matanuska-Susitna Borough Comprehensive Plan (2005 Update) states: 

Protect residential neighborhoods and associated property values. 

5. The proposed setback reduction would allow reasonable residential use of a platted lot 

while preserving the residential character of the neighborhood. 

6. The applicant proposes to construct a residential structure, measuring approximately 30 

feet by 50 feet (1,500 square feet) located approximately 10 feet north of the public right-

of-way known as East Carter Circle. 

7. The proposed residential structure is expected to adhere to all other applicable setbacks. 

8. Planning staff analyzed nearby parcels in Barry’s Finger Lake Subdivision. 

9. Comparable properties used in the analysis by staff only included those lots which appeared 

to be in compliance with Borough regulations.  

10. The subject property, and other similarly platted lots within Barry’s Finger Lake 

Subdivision, is approximately 5,600 square feet in size, with only 1,305 square feet of 

conforming buildable area.  

11. There is a small building envelope that adheres to Borough setback regulations per MSB 

17.55 Setbacks and Screening Easements.  

12. There are four similarly platted lots within Barry’s Finger Lake Subdivision which have 

existing legal structures which are located within approximately 5 feet from the right-of-

way. Two of the four developed lots have structures approximately zero feet from the 

adjacent right-of-way. 

13. Development within the comparable parcels reflects modest residential use, with an 

average structure size of approximately 668 square feet, with the largest comparable legal 

structure being approximately 930 square feet. 
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14. Existing development patterns of lots within the comparable area establish a clear 

commonly enjoyed use which is consistent with the proposed use of the requested variance. 

Discussion: Matanuska-Susitna Borough Comprehensive Plan (2005 Update) prioritizes public 

health, effective development which is consistent and compatible with the character of surrounding 

areas, and protecting the residential character of neighborhoods. The proposed setback reduction 

would allow development of a single-family residence which is consistent with the established 

character of the surrounding neighborhood, supports the reasonable development of a legally 

created lot of record, and does not adversely affect public health, safety, welfare. 

 

Conclusion of Law: Based on the above findings, the proposed variance is in harmony with this 

title and the applicable comprehensive plans (MSB 17.65.020(A)(4)). 

 

(5) The deviation from the requirement of this title that is permitted by the variance will be 

no more than is necessary to permit a reasonable use of the property. 

 

Findings of Fact: 

1. The applicant proposes to construct a residential structure, measuring approximately 30 

feet by 50 feet (1,500 square feet) located approximately 10 feet north of the public right-

of-way known as East Carter Circle. 

2. The proposed residential structure is expected to adhere to all other applicable setbacks. 

3. Planning staff analyzed nearby parcels in Barry’s Finger Lake Subdivision. 

4. Comparable properties used in the analysis by staff only included those lots which appeared 

to be in compliance with Borough regulations.  

5. The subject property, and other similarly platted lots within Barry’s Finger Lake 

Subdivision, is approximately 5,600 square feet in size, with only 1,305 square feet of 

conforming buildable area.  

6. There is a small building envelope that adheres to Borough setback regulations per MSB 

17.55 Setbacks and Screening Easements.  

7. There are four similarly platted lots within Barry’s Finger Lake Subdivision which have 

existing legal structures which are located within approximately 5 feet from the right-of-

way. Two of the four developed lots have structures approximately zero feet from the 

adjacent right-of-way. 

8. Development within the comparable parcels reflects modest residential use, with an 

average structure size of approximately 668 square feet, with the largest comparable legal 

structure being approximately 930 square feet. 

9. Existing development patterns of lots within the comparable area establish a clear 

commonly enjoyed use which is consistent with the proposed use of the requested variance. 

10. The proposed setback reduction would allow reasonable residential use of a platted lot 

while preserving the residential character of the neighborhood. 

Discussion: Staff analysis reviewed the site plan and determined that while a conforming building 

area exists, strict adherence to setback requirements would significantly restrict the size and 
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placement of a residential structure. As a result, the applicant would be deprived of the opportunity 

to reasonably develop the property in a similar manner to the commonly enjoyed use by 

surrounding legally developed residential properties. Approval of this application does not exempt 

the applicant from conforming to utility setbacks or any other applicable permits and regulations. 

 

Conclusion of Law: Based on the above findings, granting a variance will be no more than 

necessary to permit a reasonable use of the property (MSB 17.65.020(A)(5)). 

 

 

Section 17.65.030 Cases Where Variance is Illegal 

(A) A variance from this title may not be granted if: 

 

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

variance. 

 

Findings of Fact: 

1. The subject lot is part of the amended Barry’s Finger Lake Subdivision (Plat 60-12) and 

was initially platted in 1951 before Borough setback and lot size regulations were 

established.  

2. The platted lot is 50 feet in width per Plat # 60-12. 

3. The subject lot measures approximately 0.13 acres (5,585 square feet).  

4. The subject property is a corner lot bordered by public rights-of-way on two sides, resulting 

in additional setback constraints not commonly found on interior lots. 

5. Right-of-way setback distance for construction of residential structures is 25 feet per MSB 

17.55 Setbacks and Screening Easements. 

6. There is a small building envelope that adheres to Borough setback regulations per MSB 

17.55 Setbacks and Screening Easements.  

7. The potential width of a structure on the subject lot that conforms to current Borough 

regulations would be 15 feet.  

8. The subject property, and other similarly platted lots within Barry’s Finger Lake 

Subdivision, is approximately 5,600 square feet in size, with only 1,305 square feet of 

conforming buildable area.  

9. The proposed setback reduction would allow reasonable residential use of a platted lot 

while preserving the residential character of the neighborhood. 

 

Conclusion of Law: Based on the above findings, the person seeking the variance did not cause 

the need for the variance (MSB 17.65.030(A)(1)). 

 

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

 

Findings of Fact: 

1. The subject parcel is not located within a Special Land Use District. 
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2. Residential structures are allowed on this property. 

3. There are no restrictions on the use of the subject property outside of MSB 17.55 Setbacks 

and Screening Easements. 

 

Conclusion of Law: Based on the above findings, the variance, if granted, will not allow a land 

use in a district in which that use is prohibited, as residential structures are allowed on this site 

(MSB 17.65.030(A)(2)). 

 

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

 

Findings of Fact: 

1. The subject lot is part of the amended Barry’s Finger Lake Subdivision (Plat 60-12) and 

was initially platted in 1951 before Borough setback and lot size regulations were 

established.  

2. The platted lot is 50 feet in width per Plat # 60-12. 

3. The subject lot measures approximately 0.13 acres (5,585 square feet).  

4. The subject property is a corner lot bordered by public rights-of-way on two sides, resulting 

in additional setback constraints not commonly found on interior lots. 

5. The subject property, and other similarly platted lots within Barry’s Finger Lake 

Subdivision, is approximately 5,600 square feet in size, with only 1,305 square feet of 

conforming buildable area.  

6. The proposed setback reduction would allow reasonable residential use of a platted lot 

while preserving the residential character of the neighborhood. 

7. According to the application materials, the primary purpose for development is to 

construct a single-family primary residence for applicant and family. 

Conclusion of Law: Based on the above findings, the variance is not solely being sought to 

relieve pecuniary hardship or inconvenience (MSB 17.65.030(A)(3)). 

 

STAFF RECOMMENDATIONS 
 

Staff recommends approval of the request because the applicant has demonstrated that strict 

application of the required 25-foot right-of-way setbacks substantially limits the reasonable use of 

the 0.13-acre parcel. The lot was created prior to the adoption of current Borough lot size and 

setback requirements and is uniquely constrained by public rights-of-way along both the south and 

east property boundaries. These conditions significantly reduce the available building envelope 

and limit the ability to reasonably develop the property in a similar manner to the commonly 

enjoyed use by surrounding legally developed residential properties within Barry's Finger Lake 

Subdivision. 

 

The hardship is not the result of any action taken by the applicant but rather stems from the physical 

characteristics and historical platting of the property. The requested variance would allow for the 

development of a reasonably sized single-family residence while preserving compliance with all 
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other applicable setback requirements. Staff finds that the variance will not be injurious to 

neighboring properties or harmful to the public welfare, is consistent with the objectives of Title 

17 and the Borough Comprehensive Plan, and represents the minimum relief necessary to permit 

reasonable residential use of the property. Therefore, the request meets the approval criteria 

contained in MSB 17.65 Variances and merits approval. 

 

Should the Planning Commission deny the variance, the commission shall create findings 

supporting the denial and amend the resolution. 
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u .,. r, . ,,__ . . sec•(l414r,sc 739 1aalaaus11a ~,11ctr11: n»Oc1atIoa, • ,ac. 
ELECTRIC LINE RIGHT OF WAY EASEMENT w.o. 18325 

KNOW ALL MEN BY THESE PRESENTS. that we the undersigned (whether one or more), 

Walter J. Ward and Virginia Ward 

(ililmll'llffilll) (husband and wife) for a good and valuable consideration, the receipt whi!n!of is hereby 
acknowledged, do hereby grant wito MATANUSKA ELECTRIC ASSOCIATION. INC., a coop­
erating corporation (hereinafter called the "Association") whose post office address is Palmer, Alaska, 
and lo Its suecessors or assigns, the right to enter upon the lands of the undersigned, situated in the 

Pa) mer Recording District, State of Alaaka, and more particularly describ-

edafollows: The East 15 ft. of Lot 4, Block 2, Barry's 
Finger Lake Subdivision, located in Govern­
ment Lot 1, Section 33, Tl8N, RlE, s.M., 
according to the official Plat No. 60-12. 

Bein& in Section _3;....3=----Townsbip 18N Range _l:.::E=---~ S.M., and to CODllrUcl, recoa-
atruct, repbue, repair, openle and maiolaln "11 or under the above ckMcribed lands andlor In, UJ!GD 
Cll' under Ill meeta, roads or highwaya abutting said Jandl, an electric tr•ORDiRilnl\ and/er di.tribu­
tioD lille or ayatem. To iupect and make such repairs, changes, altentioDB, improvemeota, ,_. 
ala from, 111bltitutioos and additiooa to its facilities aa the Association may fnlm time to time deG 
advlaable, l.oduduJ& by way of example and not by way of limitation, the- right tt. A!1 1 e Ill' de­
e.- the nwnber of conduit&, wirea. calllea, hand bolee, manholee, Q>Dll8CtioD hos-, tr&lldormen 
and trlDlforms enclosures; to cut, trim and control the pvwth by cbemical meao1, macmnery ar 
otberwlle of trw and lhrubbery localed within 15 feet of the center line of 111d liDe or ,y11an, 
or that m&J Interfere with or thnawll to endanger the opa-ation and maintenance of said liDe or 
sylltem (lllcludllli aoy coatrol of the ar-th of other vegetation In the ri,bt of wr, which may bt­
cideotally &Del neceuuily result from the means of CODU'OI employed); to keep the eaa-nt ~lei!' 
of all brnklin.,., atruclurel or other obltruc:Uons; and to licen8e, permit or odwwla lllll'e8 to tllt 
joint - or oce11pancy of th• line!, IIY~ or, U any of &aid aylllelo Is placed undetgio..ad, of tlle 
trencll and rel&t4id widerpwnd lacilitiel, by any oth• pen,on. IIIOCiatina or corporation. 

Tbe WJdeni&ned agree that all pol•, wire! and other facilitiel lndudin& any main Jlll"riCe -
trmce equipment, lllltalled ID, upon M uodar the above deactibed Janda al the AslOci1tioD'1 •· 
penae lllill remain the property ill the .ANOCiltion, removable at the opllon of the .AeociPli(w, 

Tbe undeniped covenaot that they are the owoen of the aboft delcribed landa. and tbat the 
aakl IIDdl are free and clar of eocumbraoces aod lieDa Of w~ cblncter ucept thole held 
by the followiD& .,._, 

STATE or ALASXA) •· d 
THIS IS TO CDTJFY that on tldl ,.Jfl day of (J £)/LJ,_f ,,,......__ .Ji.~ r .. _- ~. 

befGre - t11e IUldlnlped, ~ ,~ ,P!&blic Ip, aod lCJr tbe State of Ala&k;!.. pell~& M; appeetllll 
1, Jo Q-11 r 1 {hod 47!1illf l)?(l J; (,Q;t A;rr- . 11C11 to -~~ -~-
to lie the lndividllll(1) decilled ID ud who euculed tbe fon,olDi iJlltrum8Dt oi writ1DI Uld .... ==-~ ::U=:'abe li&Jl8d and -1ed tbe w freely and volwl&aril1_.lllr ti»- uad . __ , 

DI WITNESS 'VHERF-0'°, I baff benwQo Ht DIJ baod and affmd DIJ offlclll IMl tile daJ Nltll -• 

-;; ;-;; ;·,:;--- ~duc«;?.P..? .. i" , 
3' - lly coromiuion aplr•: 911~ I Z l9a'8 

RECOROi:L-i",ca,-- 302.u,,-ao, 
PALMER REC. 

DISTRICT 
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this map, please contact the Matanuska-Susitna Borough GIS Division
at 907-861-7858.
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Matanuska-Susitna Borough 
Development Services Division 
350 E. Dahlia Avenue 
Palmer, Alaska 99645 
 
 
 
 
 
 
 
 
 

 

The Matanuska-Susitna Borough Planning Commission will consider the following:  

Charles Nardini, property owner, has applied for a variance under MSB 17.65 for a parcel located on North Keith Street (Tax 

ID# 6017B02L004). The property is approximately 0.13 acres. The owner is proposing to construct a residential structure 

approximately 10 feet from the public right-of-way known as East Carter Circle. Per Borough code, structures are required to 

maintain a minimum setback of 25 feet from a public right-of-way. Approval of this variance would allow the owner to construct 

the proposed addition within the setback distance. 
 

The Matanuska-Susitna Borough Planning Commission will conduct a public hearing concerning the application on Monday, 

December 7, 2026, at 6:00 p.m. in the Borough Assembly Chambers located at 350 E. Dahlia Avenue in Palmer. Planning 

Commission members may not receive or engage in ex-parte contact with the applicant, other parties interested in the 

application, or members of the public concerning the application or issues presented in the application. 

Application materials may be viewed online at www.matsu.gov by clicking on “All Public Notices & Announcements.”  For 

additional information, you may contact Natasha Grover, Current Planner, by phone: 907-861-8606.  Provide written comments 

by e-mail to Natasha.Grover@matsu.gov, or by mail to MSB Development Services Division, 350 E. Dahlia Avenue, Palmer, 

AK 99645. 

The public may provide verbal testimony at the meeting or telephonically by calling 1-855-290-3803.  To be eligible to file an 

appeal from a decision of the Planning Commission, a person must be designated as an interested party.  See MSB 15.39.010 

for the definition of interested party.  The procedures governing appeals to the Board of Adjustment and Appeals are contained 

in MSB 15.39.010-250, which is available on the Borough home page: http://www.matsu.gov/, in the Borough Clerk’s office, 

and at various libraries within the borough. 

Comments are due on or before November 16, 2026, and will be included in the Planning Commission packet.  Please be advised 

that comments received from the public after that date will not be included in the staff report but will be provided to the 

Commission at the meeting. 

 

Name:        Mailing Address:       

Location/Legal Description of your property:   

Comments:   

   

   

   

   

   

Note:  Vicinity Map Located on Reverse Side 
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The Matanuska-Susitna Borough Planning Commission will consider the following:  

Charles Nardini, property owner, has applied for a variance under MSB 17.65 for a parcel located on 
North Keith Street (Tax ID# 6017B02L004). The property is approximately 0.13 acres. The owner is 
proposing to construct a residential structure approximately 10 feet from the public right-of-way known 
as East Carter Circle. Per Borough code, structures are required to maintain a minimum setback of 25 feet 
from a public right-of-way. Approval of this variance would allow the owner to construct the proposed 
addition within the setback distance. 
 
The Matanuska-Susitna Borough Planning Commission will conduct a public hearing concerning the 
application on Monday, December 7, 2026, at 6:00 p.m. in the Borough Assembly Chambers located at 
350 E. Dahlia Avenue in Palmer. Planning Commission members may not receive or engage in ex-parte 
contact with the applicant, other parties interested in the application, or members of the public concerning 
the application or issues presented in the application. 

Application materials may be viewed online at www.matsu.gov by clicking on “All Public Notices & 
Announcements.”  For additional information, you may contact Natasha Grover, Current Planner, by 
phone: 907-861-8606.  Provide written comments by e-mail to Natasha.Grover@matsu.gov, or by mail 
to MSB Development Services Division, 350 E. Dahlia Avenue, Palmer, AK 99645. 

The public may provide verbal testimony at the meeting or telephonically by calling 1-855-290-3803.  
To be eligible to file an appeal from a decision of the Planning Commission, a person must be designated 
as an interested party.  See MSB 15.39.010 for the definition of interested party.  The procedures 
governing appeals to the Board of Adjustment and Appeals are contained in MSB 15.39.010-250, which 
is available on the Borough home page: http://www.matsu.gov/, in the Borough Clerk’s office, and at 
various libraries within the borough. 

Comments are due on or before November 16, 2026, and will be included in the Planning Commission 
packet.  Please be advised that comments received from the public after that date will not be included in 
the staff report but will be provided to the Commission at the meeting. 
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SITE VISIT PHOTOS 

(10-27-26) 
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View of N Keith Street and front of subject property. 
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View of N Keith Street and front of subject property. 
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Lot line marker at southeast corner of subject parcel 
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Lot line marker at northeast corner of lot and borough vehicle parked at southeast corner 
showing the 50 foot width of the lot. 
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Utility pole in right-of-way East Carter Circle and lot line marker at southeast corner of 
subject lot. 
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Close up of utility pole in right-of-way East Carter Circle and lot line marker at southeast 
corner of subject lot. 
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APPLICATION MATERIAL 
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1

Natasha Grover

From: Natasha Grover
Sent: Wednesday, October 28, 2026 3:45 PM
To: Nick Srebernak; 2420499@gmail.com
Subject: RE: Address Assignment - Barry's Finger Lake B2 L4

Thank you Nick! 
 

Natasha Grover 
Current Planner 
Mat-Su Borough Planning Department 
350 E. Dahlia Ave. Palmer, Alaska 99645 
Desk: (907) 861-8606 
Natasha.Grover@matsu.gov 

 
From: Nick Srebernak <Nick.Srebernak@matsu.gov>  
Sent: Wednesday, October 28, 2026 10:55 AM 
To: Natasha Grover <Natasha.Grover@matsu.gov>; 2420499@gmail.com 
Subject: Re: Address Assignment - Barry's Finger Lake B2 L4 

 
Assigned 2774 N Keith St. 
 
Thank you, 
 
Nick Srebernak 
Matanuska-Susitna Borough 
GIS Addressing Specialist 
(907) 861-7885 
Nick.Srebernak@matsugov.us 
  

From: Natasha Grover <Natasha.Grover@matsu.gov> 
Sent: Tuesday, October 27, 2026 5:01 PM 
To: Nick Srebernak <Nick.Srebernak@matsu.gov> 
Subject: Address Assignment - Barry's Finger Lake B2 L4  
  
Hi Nick, 
  
This parcel has a variance coming up but no street address. 
The access will be from N. Keith Street. 
  
Tax ID: 6017B02L004 
Legal:  Barry's Finger Lake B2 L4 
Owner: Charles Nardini, 2420499@gmail.com, 907-242-0499 
  
Thanks! 
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No Public Comments Received 
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Planning Commission Resolution PC 26-24 Page 1 of 7 
Adopted:  

 By: Natasha Grover 
 Introduced: November 16, 2026 
 Public Hearing: December 7, 2026 
 Action:  

 
MATANUSKA-SUSITNA BOROUGH 

PLANNING COMMISSION RESOLUTION NO. 26-24 
 
A RESOLUTION OF THE MATANUSKA-SUSITNA BOROUGH PLANNING COMMISSION 
APPROVING A VARIANCE IN ACCORDANCE WITH MSB 17.65, VARIANCES, FROM 
MSB 17.55 SETBACKS AND SCREENING EASEMENTS, TO CONSTRUCT A 
RESIDENTIAL STRUCTURE APPROXIMATELY 10 FEET FROM THE PUBLIC RIGHT-
OF-WAY EAST CARTER CIRCLE LOCATED AT 2774 NORTH KEITH STREET (TAX 
ID# 6017B02L004), WITHIN TOWNSHIP 18 NORTH, RANGE 1 EAST, SECTION 
33, SEWARD MERIDIAN. 

WHEREAS, Charles Nardini, property owner, has applied for a 

variance under MSB 17.65 for a parcel located at 2774 North Keith 

Street (Tax ID# 6017B02L004) ; and 

WHEREAS, to grant a variance, the Planning Commission must 

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

WHEREAS, the subject lot is part of the amended Barry’s Finger 

Lake Subdivision (Plat 60-12) and was initially platted in 1951 

before Borough setback and lot size regulations were established; 

and 

WHEREAS, the platted lot is 50 feet in width per Plat # 60-

12; and 

WHEREAS, the subject lot measures approximately 0.13 acres 

(5,585 square feet); and 
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Planning Commission Resolution PC 26-24 Page 2 of 7 
Adopted:  

WHEREAS, the subject property is a corner lot bordered by 

public rights-of-way on two sides, resulting in additional setback 

constraints not commonly found on interior lots; and  

WHEREAS, right-of-way setback distance for construction of 

residential structures is 25 feet per MSB 17.55 Setbacks and 

Screening Easements; and 

WHEREAS, there is a small building envelope that adheres to 

Borough setback regulations per MSB 17.55 Setbacks and Screening 

Easements; and 

WHEREAS, the potential width of a structure on the subject 

lot that conforms to current Borough regulations would be 15 feet; 

and 

WHEREAS, planning staff analyzed nearby parcels in Barry’s 

Finger Lake Subdivision; and 

WHEREAS, comparable properties used in the analysis by staff 

only included those lots which appeared to be in compliance with 

Borough regulations; and 

WHEREAS, nearly all lots within Barry’s Finger Lake 

Subdivision are 50 feet wide with at least half of the lot affected 

by the setback from a public right-of-way; and 
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Planning Commission Resolution PC 26-24 Page 3 of 7 
Adopted:  

WHEREAS, Barry’s Finger Lake Subdivision has five dedicated 

rights-of-way, each unconstructed and measuring sixteen feet wide, 

which run west from North Keith Street to the shoreline of Finger 

Lake; and 

WHEREAS, there are nine other similarly platted lots within 

Barry’s Finger Lake Subdivision with frontage on North Keith Street 

that also have frontage on an unconstructed right-of-way; and 

WHEREAS, the subject property, and other similarly platted 

lots within Barry’s Finger Lake Subdivision, measures 50 feet by 

approximately 112 feet; and 

WHEREAS, the subject property, and other similarly platted 

lots within Barry’s Finger Lake Subdivision, is approximately 

5,600 square feet in size, with only 1,305 square feet of 

conforming buildable area; and 

WHEREAS, there are four similarly platted lots within Barry’s 

Finger Lake Subdivision which have existing legal structures which 

are located within approximately 5 feet from the right-of-way. Two 

of the four developed lots have structures approximately zero feet 

from the adjacent right-of-way; and 

WHEREAS, development within the comparable parcels reflects 

modest residential use, with an average structure size of 
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Planning Commission Resolution PC 26-24 Page 4 of 7 
Adopted:  

approximately 668 square feet, with the largest comparable legal 

structure being approximately 930 square feet; and 

WHEREAS, the applicant proposes to construct a residential 

structure, measuring approximately 30 feet by 50 feet (1,500 square 

feet) located approximately 10 feet north of the public right-of-

way known as East Carter Circle; and 

WHEREAS, the proposed residential structure is expected to 

adhere to all other applicable setbacks; and  

WHEREAS, the proposed setback reduction is adjacent to a 

platted but undeveloped public right-of-way; and 

WHEREAS, the proposed setback reduction would not obstruct 

public access or interfere with future use of the right-of-way; 

and 

WHEREAS, MSB Chapter 17.65 Variances were written to grant 

relief to property owners whose lots are impacted by existing land 

use regulations, thereby limiting development; and 

WHEREAS, Goal (LU-1) of the Matanuska-Susitna Borough 

Comprehensive Plan (2005 Update) states: Protect and enhance the 

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

WHEREAS, Policy LU1-1 of the Matanuska-Susitna Borough 

Comprehensive Plan (2005 Update) states: Provide for consistent, 
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Planning Commission Resolution PC 26-24 Page 5 of 7 
Adopted:  

compatible, effective, and efficient development within the 

Borough; and 

WHEREAS, Goal (LU-2) of the Matanuska-Susitna Borough 

Comprehensive Plan (2005 Update) states: Protect residential 

neighborhoods and associated property values; and 

WHEREAS, the proposed setback reduction would allow 

reasonable residential use of a platted lot while preserving the 

residential character of the neighborhood; and  

WHEREAS, existing development patterns of lots within the 

comparable area establish a clear commonly enjoyed use which is 

consistent with the proposed use of the requested variance; and 

WHEREAS, the subject parcel is not located within a Special 

Land Use District; and 

WHEREAS, residential structures are allowed on this property; 

and 

WHEREAS, there are no restrictions on the residential use of 

the land outside of MSB 17.55 setbacks; and 

NOW, THEREFORE, BE IT RESOLVED, that the Matanuska-Susitna 

Borough Planning Commission hereby approves the aforementioned 

findings of fact and makes the following conclusions of law 

supporting approval of Planning Commission Resolution 26-24; 
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Planning Commission Resolution PC 26-24 Page 6 of 7 
Adopted:  

1. There are unusual conditions or circumstances that apply 

to the property for which the variance is sought. (MSB 

17.65.020(A)(1)). 

2. Strict application of the setback requirements would create 

significant constraints on the property owner's ability to 

develop the property and deprive the applicant rights 

commonly enjoyed by other properties under the terms of 

this title.  (MSB 17.65.020(A)(2)).  

3. Granting the variance will not be injurious to nearby 

property, nor harmful to the public welfare (MSB 

17.65.020(A)(3)). 

4. The proposed variance is in harmony with this title and 

the applicable comprehensive plans (MSB 17.65.020(A)(4)). 

5. Granting a variance will be no more than necessary to 

permit a reasonable use of the property (MSB 

17.65.020(A)(5)). 

6. The person seeking the variance did not cause the need for 

the variance (MSB 17.65.030(A)(1)). 

7. The variance, if granted, will not allow a land use in a 

district in which that use is prohibited, as residential 

structures are allowed on this site (MSB 17.65.030(A)(2)). 

8. The variance is not solely being sought to relieve 

pecuniary hardship or inconvenience (MSB 17.65.030(A)(3)). 
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Planning Commission Resolution PC 26-24 Page 7 of 7 
Adopted:  

NOW, THEREFORE, BE IT RESOLVED, that the Matanuska-Susitna 

Borough Planning Commission hereby approves the setback variance 

to construct a 1500 square foot residential structure within the 

parcel located at 2774 North Keith Street (Tax ID# 6017B02L004), 

as referenced in the application material. 

ADOPTED by the Matanuska-Susitna Borough Planning Commission 

this 7th day of December, 2026. 

 

 Richard Allen, CHAIR 

ATTEST 

 
 

 

  

Kayla Smith 
Planning Clerk 

 

(SEAL) 

 
 
 
 
 
YES:  

NO:  
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Planning Commission Resolution PC 26-24 Page 1 of 7 
Adopted: 

By: Natasha Grover
Introduced: November 16, 2026 

Public Hearing: December 7, 2026 
Action:

MATANUSKA-SUSITNA BOROUGH 
PLANNING COMMISSION RESOLUTION NO. 26-24 

A RESOLUTION OF THE MATANUSKA-SUSITNA BOROUGH PLANNING COMMISSION 
APPROVING A VARIANCE IN ACCORDANCE WITH MSB 17.65, VARIANCES, FROM 
MSB 17.55 SETBACKS AND SCREENING EASEMENTS, TO CONSTRUCT A 
RESIDENTIAL STRUCTURE APPROXIMATELY 10 FEET FROM THE PUBLIC RIGHT-
OF-WAY EAST CARTER CIRCLE LOCATED AT 2774 NORTH KEITH STREET (TAX 
ID# 6017B02L004), WITHIN TOWNSHIP 18 NORTH, RANGE 1 EAST, SECTION 
33, SEWARD MERIDIAN. 

WHEREAS, Charles Nardini, property owner, has applied for a 

variance under MSB 17.65 for a parcel located at 2774 North Keith 

Street (Tax ID# 6017B02L004) ; and 

WHEREAS, to grant a variance, the Planning Commission must 

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

WHEREAS, the subject lot is part of the amended Barry’s Finger 

Lake Subdivision (Plat 60-12) and was initially platted in 1951 

before Borough setback and lot size regulations were established; 

and 

WHEREAS, the platted lot is 50 feet in width per Plat # 60-

12; and 

WHEREAS, the subject lot measures approximately 0.13 acres 

(5,585 square feet); and 
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Planning Commission Resolution PC 26-24 Page 2 of 7 
Adopted:  

WHEREAS, the subject property is a corner lot bordered by 

public rights-of-way on two sides, resulting in additional setback 

constraints not commonly found on interior lots; and  

WHEREAS, right-of-way setback distance for construction of 

residential structures is 25 feet per MSB 17.55 Setbacks and 

Screening Easements; and 

WHEREAS, there is a small building envelope that adheres to 

Borough setback regulations per MSB 17.55 Setbacks and Screening 

Easements; and 

WHEREAS, the potential width of a structure on the subject 

lot that conforms to current Borough regulations would be 15 feet; 

and 

WHEREAS, planning staff analyzed nearby parcels in Barry’s 

Finger Lake Subdivision; and 

WHEREAS, comparable properties used in the analysis by staff 

only included those lots which appeared to be in compliance with 

Borough regulations; and 

WHEREAS, nearly all lots within Barry’s Finger Lake 

Subdivision are 50 feet wide with at least half of the lot affected 

by the setback from a public right-of-way; and 
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Planning Commission Resolution PC 26-24 Page 3 of 7 
Adopted:  

WHEREAS, Barry’s Finger Lake Subdivision has five dedicated 

rights-of-way, each unconstructed and measuring sixteen feet wide, 

which run west from North Keith Street to the shoreline of Finger 

Lake; and 

WHEREAS, there are nine other similarly platted lots within 

Barry’s Finger Lake Subdivision with frontage on North Keith Street 

that also have frontage on an unconstructed right-of-way; and 

WHEREAS, the subject property, and other similarly platted 

lots within Barry’s Finger Lake Subdivision, measures 50 feet by 

approximately 112 feet; and 

WHEREAS, the subject property, and other similarly platted 

lots within Barry’s Finger Lake Subdivision, is approximately 

5,600 square feet in size, with only 1,305 square feet of 

conforming buildable area; and 

WHEREAS, there are four similarly platted lots within Barry’s 

Finger Lake Subdivision which have existing legal structures which 

are located within approximately 5 feet from the right-of-way. Two 

of the four developed lots have structures approximately zero feet 

from the adjacent right-of-way; and 

WHEREAS, development within the comparable parcels reflects 

modest residential use, with an average structure size of 
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Planning Commission Resolution PC 26-24 Page 4 of 7 
Adopted:  

approximately 668 square feet, with the largest comparable legal 

structure being approximately 930 square feet; and 

WHEREAS, the applicant proposes to construct a residential 

structure, measuring approximately 30 feet by 50 feet (1,500 square 

feet) located approximately 10 feet north of the public right-of-

way known as East Carter Circle; and 

WHEREAS, the proposed residential structure is expected to 

adhere to all other applicable setbacks; and  

WHEREAS, the proposed setback reduction is adjacent to a 

platted but undeveloped public right-of-way; and 

WHEREAS, the proposed setback reduction would not obstruct 

public access or interfere with future use of the right-of-way; 

and 

WHEREAS, MSB Chapter 17.65 Variances were written to grant 

relief to property owners whose lots are impacted by existing land 

use regulations, thereby limiting development; and 

WHEREAS, Goal (LU-1) of the Matanuska-Susitna Borough 

Comprehensive Plan (2005 Update) states: Protect and enhance the 

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

WHEREAS, Policy LU1-1 of the Matanuska-Susitna Borough 

Comprehensive Plan (2005 Update) states: Provide for consistent, 
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Planning Commission Resolution PC 26-24 Page 5 of 7 
Adopted:  

compatible, effective, and efficient development within the 

Borough; and 

WHEREAS, Goal (LU-2) of the Matanuska-Susitna Borough 

Comprehensive Plan (2005 Update) states: Protect residential 

neighborhoods and associated property values; and 

WHEREAS, the proposed setback reduction would allow 

reasonable residential use of a platted lot while preserving the 

residential character of the neighborhood; and  

WHEREAS, existing development patterns of lots within the 

comparable area establish a clear commonly enjoyed use which is 

consistent with the proposed use of the requested variance; and 

WHEREAS, the subject parcel is not located within a Special 

Land Use District; and 

WHEREAS, residential structures are allowed on this property; 

and 

WHEREAS, there are no restrictions on the residential use of 

the land outside of MSB 17.55 setbacks; and 

NOW, THEREFORE, BE IT RESOLVED, that the Matanuska-Susitna 

Borough Planning Commission hereby approves the aforementioned 

findings of fact and makes the following conclusions of law 

supporting approval of Planning Commission Resolution 26-24; 
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Planning Commission Resolution PC 26-24 Page 6 of 7 
Adopted:  

1. There are unusual conditions or circumstances that apply 

to the property for which the variance is sought. (MSB 

17.65.020(A)(1)). 

2. Strict application of the setback requirements would create 

significant constraints on the property owner's ability to 

develop the property and deprive the applicant rights 

commonly enjoyed by other properties under the terms of 

this title.  (MSB 17.65.020(A)(2)).  

3. Granting the variance will not be injurious to nearby 

property, nor harmful to the public welfare (MSB 

17.65.020(A)(3)). 

4. The proposed variance is in harmony with this title and 

the applicable comprehensive plans (MSB 17.65.020(A)(4)). 

5. Granting a variance will be no more than necessary to 

permit a reasonable use of the property (MSB 

17.65.020(A)(5)). 

6. The person seeking the variance did not cause the need for 

the variance (MSB 17.65.030(A)(1)). 

7. The variance, if granted, will not allow a land use in a 

district in which that use is prohibited, as residential 

structures are allowed on this site (MSB 17.65.030(A)(2)). 

8. The variance is not solely being sought to relieve 

pecuniary hardship or inconvenience (MSB 17.65.030(A)(3)). 
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Planning Commission Resolution PC 26-24 Page 7 of 7 
Adopted:  

NOW, THEREFORE, BE IT RESOLVED, that the Matanuska-Susitna 

Borough Planning Commission hereby approves the setback variance 

to construct a 1500 square foot residential structure within the 

parcel located at 2774 North Keith Street (Tax ID# 6017B02L004), 

as referenced in the application material. 

ADOPTED by the Matanuska-Susitna Borough Planning Commission 

this 7th day of December, 2026. 

 

 Richard Allen, CHAIR 

ATTEST 

 
 

 

  

Kayla Smith 
Planning Clerk 

 

(SEAL) 

 
 
 
 
 
YES:  

NO:  
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INTRO FOR PUBLIC HEARING 
QUASI-JUDICIAL 

Resolution No. 26-26

A Variance In Accordance With MSB 17.65, Variances, From 
MSB 17.55.020 Setbacks For Shorelands, To Construct 
Attached Garage  Structure Approximately 50 Feet From 
Rainbow Lake, Located At 6831 W Scatters Way (Tax ID# 
6041B08L010); Within Township 17 North, Range 2 West, 
Section 3, Seward Meridian.
Staff: Matthew Dungan, Current Planner
Public Hearing Date: December 7, 2026



STAFF REPORT 
(Staff report is being finalized and will be available prior to 

the public hearing in the 12/07/2026 Meeting Packet.)
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Matanuska-Susitna Borough, Microsoft

Buildable Space

75
'

25
'10'

*Depicted buildable space is an approximation 
only. See as-built survey dated 10/3/2018 for 
measurements verified by a certified surveyor.
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Matanuska-Susitna Borough 
Development Services Division 
350 E. Dahlia Avenue 
Palmer, Alaska 99645 
 
 
 
 
 
 
«NAME» 
«ADDRESS_1» 
«ADDRESS_2» 
«ADDRESS_3» 
 

 

The Matanuska-Susitna Borough Planning Commission will consider the following:  

Dan and Mary Riordan, property owners, have applied for a variance under MSB 17.65 for a parcel located on Rainbow Lake, 

Alaska (Tax ID# 6041B08L010). The property is on 0.43 acres. The owners are proposing an attached garage to be built and will 

be situated as close as 50 feet from Rainbow Lake. Per borough code, structures are required to maintain a minimum setback of 

75 feet from a waterbody. Approval of this variance would allow the owners to construct the proposed residence within the 

required setback distance. 
 

The Matanuska-Susitna Borough Planning Commission will conduct a public hearing concerning the application on Monday, 

December 7, 2026, at 6:00 p.m. in the Borough Assembly Chambers located at 350 E. Dahlia Avenue in Palmer. Planning 

Commission members may not receive or engage in ex-parte contact with the applicant, other parties interested in the 

application, or members of the public concerning the application or issues presented in the application. 

Application materials may be viewed online at www.matsugov.us by clicking on “All Public Notices & Announcements.”  For 

additional information, you may contact Matthew Dungan, Current Planner, by phone: 907-861-7862.  Provide written 

comments by e-mail to matthew.dungan@matsu.gov, or by mail to MSB Development Services Division, 350 E. Dahlia 

Avenue, Palmer, AK 99645. 

The public may provide verbal testimony at the meeting or telephonically by calling 1-855-290-3803.  To be eligible to file an 

appeal from a decision of the Planning Commission, a person must be designated as an interested party.  See MSB 15.39.010 

for the definition of interested party.  The procedures governing appeals to the Board of Adjustment and Appeals are contained 

in MSB 15.39.010-250, which is available on the Borough home page: www.matsugov.us, in the Borough Clerk’s office, and 

at various libraries within the borough. 

Comments are due on or before November 16, 2026, and will be included in the Planning Commission packet.  Please be advised 

that comments received from the public after that date will not be included in the staff report but will be provided to the 

Commission at the meeting. 

 

Name:        Mailing Address:       

Location/Legal Description of your property:   

Comments:   

   

   

   

   

   

Note:  Vicinity Map Located on Reverse Side 
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The Matanuska-Susitna Borough Planning Commission will consider the following:  

Dan and Mary Riordan, property owners, have applied for a variance under MSB 17.65 for a parcel 
located on Rainbow Lake, Alaska (Tax ID# 6041B08L010). The property is on 0.43 acres. The owners 
are proposing an attached garage to be built and will be situated as close as 50 feet from Rainbow Lake. 
Per borough code, structures are required to maintain a minimum setback of 75 feet from a waterbody. 
Approval of this variance would allow the owners to construct the proposed residence within the required 
setback distance. 
 
The Matanuska-Susitna Borough Planning Commission will conduct a public hearing concerning the 
application on Monday, December 7, 2026, at 6:00 p.m. in the Borough Assembly Chambers located at 
350 E. Dahlia Avenue in Palmer. Planning Commission members may not receive or engage in ex-parte 
contact with the applicant, other parties interested in the application, or members of the public concerning 
the application or issues presented in the application. 

Application materials may be viewed online at www.matsugov.us by clicking on “All Public Notices & 
Announcements.”  For additional information, you may contact Matthew Dungan, Current Planner, by 
phone: 907-861-7862.  Provide written comments by e-mail to matthew.dungan@matsu.gov, or by mail 
to MSB Development Services Division, 350 E. Dahlia Avenue, Palmer, AK 99645. 

The public may provide verbal testimony at the meeting or telephonically by calling 1-855-290-3803.  
To be eligible to file an appeal from a decision of the Planning Commission, a person must be designated 
as an interested party.  See MSB 15.39.010 for the definition of interested party.  The procedures 
governing appeals to the Board of Adjustment and Appeals are contained in MSB 15.39.010-250, which 
is available on the Borough home page: www.matsugov.us, in the Borough Clerk’s office, and at various 
libraries within the borough. 

Comments are due on or before November 16, 2026, and will be included in the Planning Commission 
packet.  Please be advised that comments received from the public after that date will not be included in 
the staff report but will be provided to the Commission at the meeting. 
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SITE VISIT 
PHOTOS (10-23-26) 
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View of existing carport from W. Scatter’s Way 
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South side of existing structure 
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Second view of existing carport in location enclosed garage is proposed. 
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MATANUSKA-SUSITNA BOROUGH
Planning and Land Use DePartment

Development Services Division
350 East Dahlia Avenue ' Palmer, AK 99645

Phone (907) 861-7822

NOTE: Carefully read instructions and applicable borough code. Fill out forms completely

Attach information as needed. Borough staffwill not process incomplete applications.

Email: itcent atsugov.us

APPLICATION FOR A VARIANCE - MSB 17,65

Required Attachments:

- 

$ 1,500 application fee

- 

Certified Site Plan - as defined in MSB 17.125

- 

Structural elevation drawings of the proposed development

- 

Narrative with all information required on Pages 1 and 2

Subject Property:

MSB Tax Account ID#(s): Bird< l+z BlocK rs Loy' to st"o .l t [108Loto
5,.""1 46&ss5; (o E3 I t/J

Name of Property Owner

) t fn*zl 'R,o
^J

Mailing: -75 c'n E €Non-t * t)

ASI(IA A\{ h91
Phone H^goTSsrqoQA
wort 907 I
E-mail: OAD

:l

Name of Agent / Contact for application

Mailing:

Phone: Hm Fax

Wo Cell

blrl E-mail-

l

NARRATM - In order to grant a variance from MSB Title 17, the Planning
Commission must find that each of the following requirements has been met
( I 7.65.020). Explain how the request meets each uirement.

Identifu the exact code standard(s) which the uest for variance is related to.

Provide a detailed written descripti on as to why the variance is required

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

Revised 611012022 Permit# Page I of3

l

Attached
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erties under the terms of this title.ts commonl othern
H thi tio the triS act Cat no fo th rovl s ons spp n c ou fp th edep yo

en edb0

lnJwh the of no bt unv gran ting uso nto ear rnoby ropp erty
ot th b c fare

bjthoH an 1t.) of he anan be n thgr rh oe ecti oES thif S

tl dan an a b com henre sl e ans ?

oH the from eh em tsen fo hi S c AS b th ar1 ancrequf v
b no o111 fe than s ESSncc il en.n a reato son ba c fo eth

pted Voluntary Best Management Practices for
Deve
devel

lopment around Waterbodies will be implemented into the proposed

Explain what MSB ado

ment

A variance may not be granted if any of the conditions Iisted below are true.
Iication.cable to this aEx lain wh each condition is not a

Attached

The special conditions that
the variance-

require the variance are caused by the person seeking

The variance will ermit a land use in a district in which that use is hibited.
The variance is so t solel to relieve hardshicunl or lnconvenlence.

Drawin Attached
A boundary survey and site plan
of the particular parcel or parcels

of the proposed and/or existing development,
affected. The survey must be submitted under

the seal ofan Alaska R stered Land Surv or.
evatiel don ra 1n s fo thr es oI diln tin the) s hed el ts( purpo propo Ch

band ul dan tho der menS nc) oS thf Se ub ect

Prior to the public hearing, the applicant must also pay the mailing and advertising fees
associated with the application. Staffwill provide applicant with a statement of advertising and
mailing charges. Pa).rnent must be made prior to the application presentation before the
Borough Planning Commission.

OWNER'S STATEMENT: I am owner of the following property:

MSBraxparcelrD#(r 5:6A1 / ADg LO/O and,rhereby
apply for approval a setback variance on that property as described in this application.

I understand all activity must be conducted in compliance with all applicable standards of MSB
17.55 and MSB 17.65 and with all other applicable borough, state or federal laws.

I understand that other rules such as local, state and federal regulations, covenants, plat notes, and
deed restrictions may be applicable and other permits or authorization may be required. I
understand that the borough may also impose conditions and safeguards designed to protect the
public's health, safety and welfare and ensure the compatibility ofthe use with other adjacent uses.

Page 2 of3

of

the willvanance
harmful

will harmony

deviation pennitted
will use

Structural
view structure.
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I understand that it is my responsibility to identifr and comply with all applicable rules and

conditions, covenants, plat notes, and deed restrictions, including changes that may occur in such

requirements.

I understand that this permit and zoning status may tmnsfer to subsequent owners of this land and

that it is my responsibility to disclose the requirements of this status to the buyer when I sell the

land.

I understand that changes fiom the approved variance may require further authorization by the

Borough Planning Commission. I understand that failure to provide applicable documentation of
compliance with approved requirements, or violation ofsuch requirernents will nulli! legal status,

and may result in penalties.

I grant permission for borough staff members to enter onto the property as needed to process this

applicaiion and monitor compliance. Such access will at a minimum, be allowed when the activity

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

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

knowledge.

2o2L4./
Printed Name DateSignature: P Owner

Signature: Agent Printed Name Date

Page 3 of3

\
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t 19126 . I :39 PM Gmail VARIANCE LETTER

Dear [Planning and Zoning Board / Committee Members],

I am submitting this letter in support of my variance
application for the property located at 6831 W Scatters Way,
Birdsell #2 Block 8 Lot 10. The purpose of this request is to
obtain approval to add a garage to the residence for storage
and safety purposes.

Over the years, our property has experienced instances of
vandalism, and the addition of a secure enclosed garage
would greatly enhance both safety and property
maintenance. The proposed structure will remain within the
existing property boundaries and will not encroach upon
neighboring properties or affect any portion of the nearby
waterway.

The property's narrow layout, coupled with its setback from
the lakefront on one side and the street on the other, makes
it uniquely challenging to utilize the space effectively under
current zoning restrictions. The requested variance is
modest and designed solely to allow reasonable use of the
property, consistent with other homes in the neighborhood.

The proposal aligns with the intent of local zoning regulations
and will not create unsafe conditions or negatively impact
public health, safety, or convenience. !t maintains
compatibility with surrounding land use patterns and
supports the orderly development of the community.

Strict adherence to current zoning standards would impose
an unnecessary hardship and prevent reasonable use of the
property. The variance sought is no greater than necessary
to accomplish the intended purpose and has been carefully
designed to address the site's constraints without exceeding

h required.
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'10123125, 1121 PM

17.65.010

17.65.020

17.65.030

17.65.040

17.65.050

17.65.070

17.65.080

17.65.090

17.65.100

17.65.110

Chapter 17.65

lntent

Requirements for granting a variance

Cases where variance is illegal

Variance; conditions of approval

lnitiation of a variance request

Planning commission action

Record of variances

Termination of variances

Appeal procedure

Violations, enforcement, and penalties

17.65.010 INTENT.

This chapter addresses variances not otherwise addressed within this title. lt is not intended that this

chapter replace or supersede variance regulations of other chapters within this title, nor is it intended

that this chapter address variances to conditional uses.

(Ord. 90-56, $ 3 (part), 1990)

17.65.020 REQUIREMENTS FOR GRANTING A VARIANCE.

(A) ln order to grant a variance to the regulations of MSB title 17, the planning commission must find

that each of the following requirements has been met:

(1) There are unusual conditions or circumstances that apply to the property for which the

variance is sought.

(2) The strict application of the provisions of this title would deprive the applicant of rights

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

(3) The granting of the variance will not be injurious to nearby property, nor harmful to the

public welfare.

httpsr/www.codepublishing.corn/Al(MatanuskaSusitnaBorough/#l/MatanuskasusitnaBorough 17lMatanuskaSusitnaBorough 1765.html#17.65 1t4
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Chapter 17.65

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

applicable comprehensive plans.

(5) The deviation from the requirement of this title that is permitted by the variance will be no

ore than is necessary to permit a reasonable use of the property.

17.65.030 CASES WHERE VARIANCE IS ILLEGAL.

(A) A variance from this title may not be granted if:

(1) special conditions that require the variance are caused by the person seeking the variance;

(2) the variance will permit a land use in a district in which that use is prohibited;

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

(Ord. 90-56, $ 3 (part), 1990)

17.65.040 VARIANCE; CONDITIONS OF APPROVAL.

(A) The planning commission, in granting a variance, may prescribe any conditions and safe-guards

that it deems to be necessary or desirable to:

(1) assure conformity with this title and any applicable comprehensive plans;

(2) protect adjacent properties;

,I7.65,050 INITIATION OF A VARIANCE REQUEST,

(A) A request to the planning commission for a variance to the requirements of MSB title 17 may be

initiated by the property owner or the manager's authorized agent.

(B) A variance application shall be filed with the planning director on a form provided by the planning

department.

(C) An application for a variance shall include:

(1 ) a legal description of the property involved;

httpsi//www.codepublishing.com/AlVMatanuskaSusitnaBorough/#!/MatanuskaSusitnaBorough 17lMatanuskaSusitnaBoroughl T65.html#17.65 2J4

10123125,1t21 PM

(Ord. 90-56, S 3 (part), 1990)

(3) protect the public health, safety and welfare.

(Ord. 90-s6, S 3 (part), 1990)
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10123125.1121 PM Chapter 17.65

(2) a description of the variance requested, including the code section reference;

(3) a specific statement of the reasons why the variance is required and conforms to the

requirements of MSB 17.65.020;

(5) an appropriate filing fee as established by the assembly, payable to the borough'

(ord. 90-56, $ 3 (part), 1990)

,I7.65.070 PLANNING COMMISSION ACTION.

The planning commission shall hear any interested parties and shall render a written decision on the

variance application within 30 calendar days from the closure of public hearing.

(Ord. 90-56, $ 3 (part), 1990)

17.65.080 RECORD OF VAR]ANCES.

The planning department shall keep a record of all variances.

(ord. 90-s6, $ 3 (part), 1990)

1 7.65.090 TERMINATION OF VARIANCES.

(A) Any variance granted shall become null and void if

(1) the variance is not exercised within one year after being granted;

(2) any structure or characteristic of use permitted by a variance is moved, removed or

discontinued.

(Ord. 90-56, S 3 (part), 1990)

1 7.65.1 OO APPEAL PROCEDURE.

Decisions by the planning commission on a variance application may be appealed to the borough

board of adjustment and appeals. Appeals shall be filed and conducted in accordance with

MSB 15.39.

(lM 96-013, page 1 (part), presented 3-19-96; Ord. 90-56, S 3 (part), 1990)

1 7.65.1 1 O VIOLATIONS, ENFORCEMENT, AND PENALTIES.

(A) Except as otherwise specified in this chapter violations of this chapter are infractions.

httpsr/v/ww.codepublishing.con Al(MatanuskaSusitnaBorough/#!/MatanuskaSusitnaBoroughl T/MatanuskaSusitnaBoroughl T65.html#17.65 3t4

(4) a site plan or as-built of the particular parcel or parcels affected, submitted under the seal of

a professional land surveyor, which shows all information relevant to the variance request;
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10123125,1.21 PM Chapter 17.65

(B) Remedies, enforcement actions, and penalties shall be consistent with the terms and provisions

of MSB 1.45.

(Ord.95-088(5UB)(am), g 30 (part), 1995)

httpsr//www.codepublishlng.com/Al(MatanuskaSusitnaBorough/#!/MalanuskaSusitnaBorough 17lMatanuskaSusilnaBoroughl T65.html#17.65 4t4
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COMMISSION BUSINESS

Oliv2186
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Planning Commission representative for 
School Site Selection Committee member 
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