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AGENDA ITEM E.     NEW BUSINESS      

ITEM #1 - PRELIMINARY PLAT 
SOUTH BEND BLUFF ADDITION 

 
KPB File No. 2026-013 
Plat Committee Meeting: May 11, 2026 
Applicant / Owner: Samuel B. and Cassie L. Wood and Best Realty, LLC of Soldotna, Alaska 
Surveyor: Jason Young and Mark Aimonetti, Edge Survey and Design, LLC 
General Location: Augusta National Road, off River Hills Drive, off Ciechanski Road, Kalifornsky 

Area 
 

Parent Parcel No.: 055-031-56 and 055-423-22 
Legal Description: 055-031-55: T 5N R 11W SEC 23 Seward Meridian KN - PW S318' OF E1260' 

OF SE1/4 NW1/4 LYING N OF CIECHANSKI RD PER PW RES 96-16 REC 
@487/70 
055-031-56: T 5N R 11W SEC 23 Seward Meridian KN - PW PTN OF SE1/4 
NW1/4 LYING N OF CIECHANSKI RD EXCL S318' OF E1260' PER PW RES 
96-16 REC @487/70 
055-423-22: T 5N R 11W SEC 23 Seward Meridian KN 2002042 SOUTH BEND 
BLUFF ESTATES LOT 4 BLK 3 

Assessing Use: 055-031-55 and 055-031-56: Industrial Mining 
055-423-22: Residential Dwelling 

Zoning: Rural Unrestricted 
Water / Wastewater Onsite / Onsite 
Exception Request KPB 20.30.170 Block Length 

KPB 20.30.030 Proposed Street Layout 
KPB 20.30.100 Cul-de-sac Requirements 

 
 

STAFF REPORT 
 
Specific Request / Scope of Subdivision: The plat is proposing to finalize a right-of-way vacation request, while 
combining three lots resulting in four new lots ranging in size from 1.192 acres to 27.251 acres. There are also two 
dedications on the plat.  
 
Location and Legal Access (existing and proposed):  
The proposed plat is located near the intersection of Ciechanski Road and Kalifornsky Beach Road, Kalifornsky 
Area.  
 
Legal access to the plat is provided by Ciechanski Road located on the south side of the plat. Ciechanski Road is 
a 100-foot right-of-way maintained by the State of Alaska. Located to the north, Grant Avenue provides access to 
Lots 4A and 3-B1, and Augusta National Road serves as access to Lots 4A and 5. Augusta National Road connects 
to River Hills Dive, which accesses Ciechanski Road.  Grant Avenue connects to Winridge Avenue to the east, 
which then connects to River Hills Drive. 
 
The Planning Commission approved the vacation request of a portion of Augusta National Road during their April 
13, 2026 meeting.  The KPB Assembly is scheduled to consider the proposed vacation at its May 5th meeting. If 
approved, the proposed plat will finalize the vacation. Staff recommends if the KPB Assembly consents to the 
vacation request, add a plat note referencing the PC and Assembly meeting dates.  
 
The plat proposes to dedicate 50-feet to Ceichanski Road on the southern border of the plat. Currently, a public 
road easement exists within the proposed dedication location as recorded by Book 396, Page 635, KRD. Staff 
recommends this easement be added as a plat note.  
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Additionally, a t-type turnaround of Augusta National Road is proposed in the northeastern corner. In accordance 
with KPB 20.30.100 (B), the right-of-way design was emailed to the KPB Road Service Area Board and to Central 
Emergency Services for consideration. No response has been received at this time. The applicant has requested 
an exception request to KPB 20.30.100 Cul-de-sac Requirements which will be discussed later in the staff report. 
Staff notes one of the conditions of approval of the vacation of the right-of-way of Augusta National Road as shown 
granted at the April 13, 2026 Planning Commission meeting is approval of the design of the proposed turnaround 
from KPB RSA Board and CES prior to final of the plat.  
 
Section line easements do not affect the plat 
 
The block is irregularly shaped and loosely defined by Grant Avenue and Augusta National Road to the north, River 
Hills Drive and St. Andrews Court to the east, Ciechanski Road to the south, and Kalifornsky Beach Road and 
Phillips Street to the west. The block length along the southern boundary is approximately 2,337 feet, which exceeds 
the maximum length allowed by KPB 20.30.170. Future development of the southern portion of this subdivision 
could create a through dedication to break the block length. An additional access point to Ciechanski Road on the 
east side of the plat on the south side would be recommended with further development. The applicant has 
requested an exception request to KPB 20.30.170 Block Length and KPB 20.30.030 Proposed Street Layout which 
will be reviewed later in the staff report.  
 

KPB Roads Dept. comments Out of Jurisdiction: No 
 
Roads Director: Uhlin, Dil 
Comments: 
Augusta National Road does not have the required turn around per KPB Code 
there must be a turnaround at the end of a terminating road. This is a maintained 
road as well so a turnaround point is critical. 

SOA DOT & PF No comment 
 
Site Investigation: 
The central portion of the subdivision was formerly a gravel pit.  There are areas of steep slope shown on the 
drawing being near the edge of the gravel pit.  Per KPB GIS terrain data, there are more steep areas within the 
current shown slopes.  Staff recommends the surveyor review the contours and add the areas noted as steep to 
the drawing that were missed.  
 
Lot 4 has a house located on the easterly side of the lot.  The south portion of the plat does not have any structures 
located on it.  
 
Per the River center review, the plat is located in a FEMA designated flood hazard area.  The note located at KPB 
20.30.280.D Flood Hazard Notice has been added to the drawing as plat note 9. Staff recommends modify the 
note to change the zone to X-Unshaded. 
 
The plat is not located in a habitat protection district per the River Center review. 
 
No wetlands are located within the plat area according to the KWF Wetlands Assessment. 
 

KPB River Center review A. Floodplain 
 
Reviewer: Hindman, Julie 
Floodplain Status: IS in flood hazard area 
Comments: Within non-regulatory X-Unshaded zone that has an area of 
minimal flood hazard.  No depictions plat note should be present.  
 
Flood Zone: X (unshaded) 
Map Panel: 02122C-0145F 
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In Floodway: False 
Floodway Panel:  
 
B. Habitat Protection 
 
Reviewer: Aldridge, Morgan 
Habitat Protection District Status: Is NOT within HPD 
Comments: No comments 

State of Alaska Fish and Game No Response 
 
 
Staff Analysis  
South Bend Bluff Estates KN2002-42 was the first subdivision of the area, previously surveyed as Government Lot 
13 and a portion of the NE1/4 NW1/4 of Section 23, Township 5 North, Range 11 West SM Kenai Recording District, 
Kenai Peninsula Borough, Alaska. This plat included Lot 4, Block 3.  
 
In 1995, a platting waiver was granted for the southern portion of the subdivision as recorded by KPB PC Plat 
Waiver Resolution 95-29, Book 475, Page 721, KRD, resulting in three parcels. In 1996, KPC PC platting waiver 
96-16, as recorded in Book 487, Page 070, KRD, created two new parcels from parcel 3 of the former plat waiver.  
These parcels are included in the proposed plat.  
 
Proposed Lot 3-B1 is a flag lot design with the access portion being 60 feet wide and is subject to the 20-foot 
building setback requirements per of KPB 20.30.240. Staff recommends add the standard plat note for the flag lot: 
No structures or wastewater disposal are permitted within the panhandle portion of flag lot 3-B1 and include the 20-
foot building setback requirement.  
 
A soils report will be required and an engineer will sign the final plat as lots 4A Block 1 and Lot 5 are below 200,000 
sq ft.  
 
A soils report will not be required as the lots 3-A1 and 3-B1 are above 200,000 sq ft.  
 
Notice of the proposed plat was mailed to the beneficial interest holders on February 26, 2026.  Northrim Bank 
responded that as a benefited interest, they will require their signature be included on the subdivision plat. Staff 
recommends the surveyor contact Northrim Bank to obtain information for signature on the plat including authorized 
signer and add to the plat along with sending paperwork and correspondence to platting staff. 
 
The plat is located in the Kalifornsky Advisory Planning Commission which is inactive at this time.   
 
The subdivision plat has been reviewed and generally complies with the 2019 Kenai Peninsula Borough 
Comprehensive plan.  
 
Utility Easements  
The parent plat (KN 2002-66) granted a 15-foot utility easement along all rights-of-way. The plat is finalizing the 
vacation of the 15-foot utility easement with the approval of the vacation of the right-of-way, as shown on the plat.  
 
A 5-foot by 5-foot portion of the 15-foot utility easement along Augusta National Road was vacated by KPB PC 
Resolution 2020-04. The proposed plat includes a depiction and plat note referencing the easement vacation. 
 
An easement was granted to HEA as recorded in Book 399, page 56, KRD. Staff recommends Add a plat note 
referencing the easement.  
 
An electrical line easement with no defined location was granted to HEA and is referenced correctly as plat note 6.  
 
A 5-foot by 5-foot portion of the 15-foot utility easement along Augusta National Road was vacated by KPB PC 
Resolution 2020-04. The proposed plat includes a depiction and plat note referencing the easement vacation. 
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As part of our routine notification process, the subdivision plat was emailed to the affected utility providers for 
review.  Staff recommends: the surveyor work with the utility providers to accommodate their request, ensuring 
optimal use of the owner�s land and maximum benefit for both the provider and the public. 

The proposed plat will grant a 15-foot utility easement adjacent to Ciechanski Road. Staff recommends the utility 
easement include references of the granting sources, either within labels or a corresponding plat note.  

With the notifications, HEA did return a comment requesting a utility easement within the area the right-of-way to 
be vacate. The comment is in the packet for viewing.  

Utility provider review:  
HEA See comment in packet 
ENSTAR No comment or recommendations 
ACS No objections 
GCI Approved as shown 

KPB department / agency review:  
Addressing Reviewer: Pace, Rhealyn 

Affected Addresses: 
47488 Augusta National Rd, 47734 Ciechanski Rd.  
 
Existing Street Names are Correct: Yes 
 
List of Correct Street Names: 
Ciechanski Rd, Augusta National Rd, Grant Ave  
 
Existing Street Name Corrections Needed: 
 
All New Street Names are Approved: No 
 
List of Approved Street Names: 
 
List of Street Names Denied: 
 
Comments: 
This action will not affect addresses.  

Code Compliance Reviewer: Ogren, Eric 
Comments: No comments 

Planner Reviewer: Raidmae, Ryan 
There are not any Local Option Zoning District issues with this proposed 
plat. 
 
Conditional Land Use Permit 
CLUP Resolution Number: 2011-08, 2011-09 
CLUP Approval Date: 4/25/2011 
Material Site Comments: 
Parcels 055-031-55 and 055-031-56 were both part of a CLUP material 
site, permit MS2011-001. The material site expired on 04/24/2016 and has 
not been fully reclaimed. 

Assessing Reviewer: Windsor, Heather 
Comments: No comment
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STAFF RECOMMENDATIONS 
CORRECTIONS / EDITS 

 Correct the minor typos within plat note 7: April 29, 2010 Serial Number 2010-003393-0. 
 
PLAT NOTES TO ADD. 
 

- Roads must meet the design and construction standards established by the borough in order to be 
considered for certification and inclusion in the road maintenance program (KPB 14.06). 

- Acceptance of this plat by the Borough does not indicate acceptance of any encroachments.  
 

 
KPB 20.25.070 � Form and contents required 

Staff recommendation: final plat submittals must comply with 20.25.070. Additional information, revisions, and/or 
corrections are required as noted below. 

 
A. Within the Title Block 

1. Name of the subdivision which shall not be the same as an existing city, town, tract, or subdivision 
of land in the borough, of which a plat has been previously recorded, or so nearly the same as to 
mislead the public or cause confusion. The parent plat�s name shall be the primary name of the 
preliminary plat.  
2. Legal description, location, date, and total area in acres of the proposed subdivision;  
3. Name and address of owner(s), as shown on the KPB records and the certificate to plat, and 
registered land surveyor. 

Staff recommendation:   
 Modify the KPB File no to 2026-013 
 Total area needs to include Ciechanski Rd dedication. 
 
G. The status of adjacent lands within 100 feet of the proposed subdivision boundary or the land status across 

from any dedicated rights-of-way that adjoin the propose subdivision boundary, including names of 
subdivisions, lot lines, block numbers, lot numbers, rights-of-way; or an indication that the adjacent land is 
not subdivided; 
Staff recommendation:  
 To the east, show the east lines of Lot 10 & 11 block 1 KN82-69, add the labels to the east. 

 
M. Approximate locations of slopes over 20 percent in grade and if contours are shown, the areas of the 

contours that exceed 20 percent grade shall be clearly labeled as such; 
Staff recommendation: 
  Show other steep areas in lower portion of pit 

 
 

KPB 20.30 � Subdivision Design Requirements 
Staff recommendation: final plat submittals must comply with 20.30. Additional information, revisions, and/or 

corrections are required as noted below. 
 

 
KPB 20.40 � Wastewater Disposal 

Staff recommendation: final plat submittals must comply with 20.40. Additional information, revisions, and/or 
corrections are required as noted below. 

 
20.40.010 Wastewater disposal. 

Platting Staff Comments:  
Staff recommendation: comply with 20.40. 

 
KPB 20.60 � Final Plat 
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Staff recommendation: final plat submittals must comply with 20.60. Additional information, revisions, and/or 
corrections are required as noted below. 

 
 
 

EXCEPTIONS REQUESTED: 
 
A. KPB 20.30.170 Block Length requirements 

Surveyor�s Discussion: 
The petitioner requests an exception to the requirement to dedicate additional right-of-way along the north, east an 
west boundaries of the plat. 
 
Surveyor�s Findings: 

1. Adjacent Land Use Constraints: Adjacent plats to the north, east and west did not dedicate right-of-way to 
comply with current block length standards.  Plat 2002-42 to the north and plat 82-69 to the east consist of 
small parcels and are unlikely to never dedicate matching right-of-way.  Plat 2010-41 to the west consist of 
large parcels and could dedicate right-of-way only if further subdivided in the future. 

2. Terrain Constraints: The majority of the subject property is a former gravel extraction site.  The terrain 
includes steep slopes and uneven, excavated surfaces, making the design and construction of usable right-
of-way impractical. 

3. Adequate Access Provided: All proposed lots and tracts within the subdivision are served by adequate legal 
access consistent with KPB Title 20. The proposed street layout meets access needs without compromising 
public safety or circulation.  

4. Consistency with Intended Parcel Configuration: The plat is designed to create large parcels consistent 
with the intended land use pattern.  Requiring additional right-of-way dedication solely to satisfy block length 
standards would unnecessarily fragment these parcels and conflict with the logical layout of the subdivision 

5. Future Subdivision Feasibility: Should any of the large parcels be further subdivided in the future, additional 
right-of-way dedication can be required at that time to meet applicable block length and access standards 
based on the specific development proposal. 

Surveyor�s Conclusion: 
Strict application of the block length standard is not warranted and would not further the intent of KPB Title 20. 
 

Staff Discussion: 
20.30.170. - Blocks�Length requirements. 
Blocks shall not be less than 330 feet or more than 1,320 feet in length. Along arterial streets and state-maintained 
roads, block lengths shall not be less than 800 feet. Block lengths shall be measured from centerline intersections. 
 
Staff Findings: 

6. Interior layout of the property is possible with some planning. Filling of the pit will be required. 
7. The large parcel to the west is a platted tract with a dedicated road (Phillips St) on the west side accessing 

to Kalifornsky Beach Rd. 
8. First road east of Kalifornsky Beach Rd is River Hills Dr, which is 2300 feet intersection to intersection. 
9. If a dedication were put at the west side of Lot 3-B1 beside Lot 3-A1, the distance to River Hills Dr would 

be 1800 feet. 
10. Granting the exception will not deny access to any adjacent parcels. 

 
Staff reviewed the exception request and recommends granting approval, with the recommendation to add a second 
access point to Ciechanski Rd on the east side of the plat. 
 
Staff recommends the Committee select the findings they determine are applicable, make additional findings if 
needed, tie the findings to the following standards, and vote on the exception in a separate motion. 
 
Unless prohibited under this title, the committee may authorize exceptions to any of the requirements set forth in 
this title. Application for an exception shall present the committee with substantial evidence, justifying the requested 
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waiver or exception stating fully the grounds for the application and the facts relied upon. All exceptions must be 
requested and granted at the time of preliminary plat approval.  Exceptions may not be requested with a final plat 
submittal.   
 
The committee shall make findings of fact meeting the following standards before granting any exception: 
 
1. That special circumstances or conditions affecting the property have been shown by application; 
 Findings 2 & 3 appear to support this standard. 
 
2. That the exception is necessary for the preservation and enjoyment of a substantial property right and is 

the most practical manner of complying with the intent of this title; 
 Findings 4 & 5 appear to support this standard. 
 
3. That the granting of the exception will not be detrimental to the public welfare or injurious to other property 

in the area in which said property is situated. 
 Findings 10   appear to support this standard. 
 
 
B. KPB 20.30.030 Proposed Street Layout 
 
Surveyor�s Discussion: 
The petitioner requests an exception to the requirements to extend Grant Ave along the north boundary of the plat. 
 
Surveyor�s Findings: 

1. Existing Conditions; This section of Grant Avenue is currently undeveloped and not is use. 
2. Limited Access and impact: The undeveloped portion of Grant Avenue has only one driveway access, 

located at the intersection with South Bend Court. No parcels would be affected by not extending Grant 
Avenue. 

3. Adequate Access Provided: All proposed lots and tracts are served by adequate legal access consistent 
with KPB Title 20.  The proposed street layout meets access needs without compromising public safety or 
circulation.  

4. Consistency with intended parcel configuration: The plat is designed to create large parcels consistent with 
the intended land use pattern. Requiring additional right-of-way dedication solely to satisfy street layout 
standards would unnecessarily fragment these parcels and conflict with the logical subdivision layout. 

5. Future subdivision feasibility: If any large parcels are further subdivided in the future, additional right-of-way 
dedication can be required at that time to meet applicable street layout and access standards.  

Staff Discussion: 
20.30.030. - Proposed street layout�Requirements. 
A. The streets provided on the plat must provide fee simple right-of-way dedications to the appropriate governmental 
entity. These dedications must provide for the continuation or appropriate projection of all streets in surrounding 
areas and provide reasonable means of ingress for surrounding acreage tracts. Adequate and safe access for 
emergency and service vehicle traffic shall be considered in street layout. 
 
Staff Findings: 

6. With development of Lot 3-B1 would come development of Grant Ave. 
7. Granting the exception will not cause any harm or inconvenience to the public.  

 
Staff reviewed the exception request and recommends granting approval.  
 
Staff recommends the Committee select the findings they determine are applicable, make additional findings if 
needed, tie the findings to the following standards, and vote on the exception in a separate motion. 
 
Unless prohibited under this title, the committee may authorize exceptions to any of the requirements set forth in 
this title. Application for an exception shall present the committee with substantial evidence, justifying the requested 
waiver or exception stating fully the grounds for the application and the facts relied upon. All exceptions must be 
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requested and granted at the time of preliminary plat approval.  Exceptions may not be requested with a final plat 
submittal.   
 
The committee shall make findings of fact meeting the following standards before granting any exception: 
 
1. That special circumstances or conditions affecting the property have been shown by application; 
 Findings 1, 2 appear to support this standard. 
 
2. That the exception is necessary for the preservation and enjoyment of a substantial property right and is 

the most practical manner of complying with the intent of this title; 
 Findings 2 appear to support this standard. 
 
3. That the granting of the exception will not be detrimental to the public welfare or injurious to other property 

in the area in which said property is situated. 
 Findings 7 appear to support this standard. 
 
C. KPB 20.30.100 Cul-de-sac Requirements 
 
Surveyor�s Discussion: 
An exception to the requirements to provide a closed-end cul-de-sac for Grant Avenue 
 
Surveyor�s Findings: 

1. Existing Conditions: this section of Grant Ave is undeveloped and not currently in use. 
2. Terrain Constraints: The property is a former gravel extraction site with steep slopes and uneven terrain.  

Construction of a usable cul-de-sac is not practical. 
3. Limited Access and Impact: This section of Grant Avenue has only one driveway access at South Bend 

Court.  No adjacent landowners or general public traffic would be affected. 
4. Future Subdivision Feasibility: Should further subdivision occur in the future, cul-de-sac or turnaround 

requirements can be addressed at that time. 
5. Lot Area Preservation: Dedication of a cul-de-sac at this location would reduce usable square footage of 

proposed future lots without providing a corresponding public benefit. 
 
Staff Findings: 

6. Any future development of Lot 3-B1 would extend Grant Ave to the site.  Not having to vacate and break 
the cul-de-sac at the end of Grant Ave would help speed the process up. 

7. Granting the exception would not be harmful or a detriment to the public. 
 
Staff reviewed the exception request and recommends granting approval.  
 
Staff recommends the Committee select the findings they determine are applicable, make additional findings if 
needed, tie the findings to the following standards, and vote on the exception in a separate motion. 
 
Unless prohibited under this title, the committee may authorize exceptions to any of the requirements set forth in 
this title. Application for an exception shall present the committee with substantial evidence, justifying the requested 
waiver or exception stating fully the grounds for the application and the facts relied upon. All exceptions must be 
requested and granted at the time of preliminary plat approval.  Exceptions may not be requested with a final plat 
submittal.   
 
The committee shall make findings of fact meeting the following standards before granting any exception: 
 
1. That special circumstances or conditions affecting the property have been shown by application; 
 Findings 1, 3 & 6 appear to support this standard. 
 
2. That the exception is necessary for the preservation and enjoyment of a substantial property right and is 

the most practical manner of complying with the intent of this title; 
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 Findings 1 & 5 appear to support this standard. 
 
3. That the granting of the exception will not be detrimental to the public welfare or injurious to other property 

in the area in which said property is situated. 
 Findings 4 & 7 appear to support this standard. 
 
Staff recommendation: place notes on the final plat indicating any exceptions granted by the Plat Committee with 
the meeting date. 
 
 

RECOMMENDATION: 
 
SUBJECT TO EXCEPTION(S) GRANTED, STAFF RECOMMENDS:  
 
 GRANT APPROVAL OF THE PRELIMINARY PLAT SUBJECT TO STAFF RECOMMENDATIONS, AND  

 COMPLIANCE WITH KPB 20.25.070 (FORM AND CONTENTS), KPB 20.25.080 (PETITION REQUIRED), 
KPB 20.30 (DESIGN REQUIREMENTS); AND KPB 20.40 (WASTEWATER DISPOSAL), AND 
 

 COMPLIANCE WITH KPB 20.60 TO ENSURE ADMINISTRATIVE APPROVAL OF THE FINAL PLAT. 
 
NOTE:    20.25.120. - REVIEW AND APPEAL. 
 
A PARTY OF RECORD MAY REQUEST THAT A DECISION OF THE PLAT COMMITTEE BE REVIEWED BY 
THE PLANNING COMMISSION BY FILING A WRITTEN REQUEST WITHIN 15 DAYS OF NOTIFICATION OF 
THE DECISION IN ACCORDANCE WITH KPB 2.40.080.  
 
A DECISION OF THE PLANNING COMMISSION MAY BE APPEALED TO THE HEARING OFFICER BY A 
PARTY OF RECORD WITHIN 15 DAYS OF THE DATE OF NOTICE OF DECISION IN ACCORDANCE WITH 
KPB 21.20.250. 
 
 

END OF STAFF REPORT 
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