E. NEW BUSINESS

7. Blessing Estates; KPB File 2025-072R1
Mullikin Surveys / Roderick
Location: North Fork Road & Incline Street
Anchor Point Area
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AGENDA ITEM E. NEW BUSINESS

ITEM #7 - PRELIMINARY PLAT
BLESSING ESTATES

KPB File No. 2025-072R1

Plat Committee Meeting: | April 13, 2026

Applicant / Owner: Paul Roderick / Anchor Point, Alaska

Surveyor: Christopher Mullikin / Mullikin Surveys LLC
General Location: Near mile 1.7 North Fork Rd, Anchor Point

Parent Parcel No.: 165-162-76, 165-162-77, 165-162-78 & 165-162-79
Legal Description: T 04S R 15W SEC 35 SEWARD MERIDIAN HM 2020034 BARINGER SUB LOT 1 -4
Assessing Use: Residential & Vacant

Zoning: Rural Unrestricted

Water / Wastewater Onsite / Onsite

Exception Request 20.25.070(A)(1), 20.30.130(B)

STAFF REPORT

Specific Request / Scope of Subdivision: The proposed plat will combine four lots of size 18811 acres into 8 lots
ranging in size from1.041 acres to 4.479 acres and a dedication.

Location and Legal Access (existing and proposed):

This plat is located near milepost 1.8 North Fork Road in Anchor Point giving legal access on the east. North Fork
Road is a 100-foot-wide state-maintained road. The DOT has stated that any platting action voids any previous
issued permits and land owners will need to reapply for driveway access permits to state roads as shown on Lot
1-A. Incline St is a 60-foot dedication on the west side of the plat currently undeveloped.

The plat is proposing a 60 foot dedication crossing from North Fork Rd to Incline St, providing access to seven
proposed lots.

With the dedication of Blessing St crossing the plat, block length is compliant in this area, being broken from
Caranna Ave down to Blessing St. The distance from Caranna Ave to Blessing St is still at 1700 feet but the location
of the house on Lot 1-B, contours and the existing entrance limit the location of the east end of Blessing St. An
exception to block length was given to the parent plat and is noted at plat note 10. Staff recommends plat note
10 be removed as the parent plat was not dedicating a road and is not the same circumstances as this plat which
is dedicating a road in a best possible location to North Fork Rd staff feels possible.

There is a 33 foot section line easement affection both sides of the section line along North Fork Rd that is shown

KPB Roads Dept. comments | Out of Jurisdiction: No

Roads Director: Uhlin, Dil

Comments:
road dedication is in wetlands/marshlands and will require engineering prior to
construction.

SOA DOT ROW

SOA DOT& PF o No objection to proposed plat

o No direct access onto North Fork Road for Lot 1-B and Lot 4-A.
0 Apply for driveway permit for Lot 1-A
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o Apply for driveway permits at DOT&PF's online ePermits website:
https://dot.alaska.gov/row/Login.po. Please contact DOT&PF’'s ROW division at 1-
800-770-5263 to speak with a regional permit officer if you have any questions.

o Apply for an Approach Road Review for Blessing Street connection to North
Fork Road. Approach Road Reviews can be applied for at DOT&PF's online
ePermits website: https://dot.alaska.gov/row/Login.po Please contact DOT&PF'’s
ROW division at 1-800-770-5263 to speak with a regional permit officer if you have
any questions.

Site Investigation:

According to KPB GIS Imagery and KPB Assessing Records, a dwelling is located on former Lot 1 and a drive is
located on former Lot 4. The structure will be located on proposed Lot 1-A. The drive will be located on proposed
Lot 2-A. KPB GIS Imagery shows a portion of a structure may be encroaching into proposed Lot 2-A (former Lot 4)
on the south. Staff recommends the surveyor confirm if the structure is located on the proposed lot and if so, report
to affected land owners of the issue and extent and to staff the issue and extent and how it will be resolved.

The KPB GIS Terrain Layer shows minimal contours on the subject area with no grades exceeding 20%.

There are wetlands on the site according to the KWF Wetlands Assessment which can be viewed in the packet. A
majority are shown on the plat. The area of Discharge Slope is not shown that is located between the two areas of
Muskeg at the location of the street crossing between them. The Roads Department has some concern with the
development of a road through the wetlands and states a engineered design will be needed. The surveyor added
some note to the submittal concerning the wetlands and the road stating, ‘When | spoke with Andrew Kastning at
US Army Corps of Engineers, he said all those types of wetlands mapping were created with remote sensing and
could be fairly crude. He said the only way to be sure was “ground truthing from a certified wetland specialist”.’
Staff recommends any development of the road have a certified wetland specialist do testing in the area needed
for the road crossing and an engineer design be submitted to the Roads Department up to current standards for
design ready standards.

The Surveyor requested a floodplain determination from the KPB River Center that reflects the KPB River Center
Reviewer comments. The proposed plat is within a non-regulatory Flood Hazard Area with an undetermined flood
risk: Zone D. Staff recommends the surveyor add the KPB 20.30.280(D) Flood Hazard Notice to the final plat and
include the FEMA map panel 02122C-1895E.

The KPB River Center Reviewer has confirmed that this plat is not within a Habitat Protection District.

KPB River Center review A. Floodplain

Reviewer: Hindman, Julie

Floodplain Status: IS in flood hazard area

Comments: This is a non-regulatory zone with unknown flood risk. No
depiction but plat note should be present.

Flood Zone: D

Map Panel: 02122C-1895E
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
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Staff Analysis

Originally, the land was an aliquot part of the N1/2 SE1/4 NE1/4 of Section 35, Township 4 South, Range 15 West,
Seward Meridian, Homer Recording District, Kenai Peninsula Borough, Alaska. In 2020, Baringer Subdivision (HM
2020-34) first subdivided the land into four lots. This platting action will subdivide the four lots into 8 new lots and
a dedication.

A soils report will be required for all eight lots and an engineer will sign the final plat as the new lots are below
200,000 sq ft.

Per the preliminary Certificate to Plat, beneficial interest holders do not affect the proposed plat. Notification per
KPB 20.25.090 will not be required unless the final Certificate to Plat states the property is affected by beneficial
interest holders.

Cooper Landing / Moose Pass / Funny River / Hope Sunrise / Nikiski Advisory Planning Commission minutes were
not available when the staff report was prepared (KPB 21.02.020). These will be provided with the desk packet if
available.

The plat is located in the Anchor point Advisory Planning Commission which is currently inactive.

Utility Easements

The 100’ transmission line is shown being located centered on the existing poles and noted at plat note 5. The 15’
utility easement extending to 20’ at sidelines need to be corrected on the east line as it does not cross the proposed
road and needs turns at sidelines.

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 10’ utility easement along rights-of-way and extending to 20’ at sidelines being proposed by this plat needs to
be shown on the plat along with the 20’ building setback line.

HEA sent in comment requesting an easement on the south. The comment is included in the packet for viewing.

Utility provider review:

HEA Request an easement added, see comment in packet
ENSTAR No comments or recommendations

ACS No recommendations

GClI Approved as shown

KPB department / agency review:

Addressing Reviewer: Pace, Rhealyn
Affected Addresses:
34340 North Fork Rd

Existing Street Names are Correct: Yes

List of Correct Street Names:
Haakenson Ave, Incline St, North Fork Rd, Cave Ave.

Existing Street Name Corrections Needed:

All New Street Names are Approved: No
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List of Approved Street Names: Blessing St
List of Street Names Denied:

Comments: 34340 North Fork Rd will remain with Lot 1-A

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.

Prior Existing Use

PEU Recognized Date: 9/26/2000

Material Site Comments:

There is an existing material site, PEU1983-003, PID: 165-251-10, that is
northeast of the parcels in question on the other side of the North Fork
Road.

Assessing Reviewer: Windsor, Heather

Comments: No comment

The subdivision plat has been reviewed and generally complies with the 2019 Kenai Peninsula Borough
Comprehensive plan.

STAFF RECOMMENDATIONS

CORRECTIONS / EDITS

Wastewater disposal note will need to match the note in the report.

In the Plat Approval, add the date of April 13, 2026

In the Notary’s Acknowledgement the year is 2025, change to 2026.

Modify the KPB File no to 2025-072R1

In the legend, in the Wetlands Area Field Measured if is spelled incorrect. Measrured.

PLAT NOTES
- 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.

D. A vicinity map, drawn to scale showing location of proposed subdivision, north arrow if different from plat
orientation, township and range, section lines, roads, political boundaries, and prominent natural and
manmade features, such as shorelines or streams;

Staff recommendation:
Show Incline St on the vicinity map and any rod needed to get to Incline

F. The location, width and name of existing and platted streets and public ways, railroad rights-of-way,
easements, and travel ways existing and proposed, within the subdivision;
Staff recommendation:
Show all utility easement and setbacks on the drawing

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:
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To the northeast the lot label need changed to 74-1960

Approximate locations of low wet areas, areas subject to inundation, areas subject to flooding or storm
water overflow, and the line of ordinary high water. This information may be provided on an additional sheet
if showing these areas causes the preliminary plat to appear cluttered and/or difficult to read;

Staff recommendation:

Wetlands shown are only from the National Wetland Inventory, wetlands from KWF Wetlands Assessment
need added to the drawing.

Apparent encroachments, with a statement indicating how the encroachments will be resolved prior to final
plat approval;

Staff recommendation:

Structure from the south appears to encroach across south line into plat, surveyor should verify and report
results to staff.

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

Staff recommendation: final plat submittals must comply with 20.60. Additional information, revisions, and/or

A.

corrections are required as noted below.

EXCEPTIONS REQUESTED:

KPB 20.30.130(B) Tangent Length

Surveyor’s Discussion:

The code requires a minimum 100ft length between cures. The road design on this preliminary plat strives to use
the existing driveway as the beginning of the road and the wind between the environmental obstacles of the
muskegs and steepest degree of curve normally allowed (200ft radius at centerline).

Surveyor's Findings:

1.
2.

3.

KPB 20.30.150(A) says “street intersections shall be nearly at right angles as possible.

To design this with a 100ft+ tangent between curves would require an increase angle of the proposed ROW
coming off of North Fork to be even less close to a right angle.

A short tangent is safer for traffic than a broken back or reverse curve. It is this surveyor’s opinion that a
shorter tangent is safer than steeper curves or intersections further from right angles.

Staff Discussion:

20.30.130. - Streets—Curve requirements

B. A minimum 100-foot tangent is required between curves.
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Staff Findings:
4. The shorter tangent is approximately 270 feet back from the North Fork Rd right-of-way at centerline.

5. Increasing the second tangent would shorten the first tangent from the North Fork Road or the curve radius,
either could be detrimental to the safety of exiting traffic.
6. By granting the exception the public will not be harmed, but safer in the future.

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 2, 3 & 5 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 & 3 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 5 & 6 appear to support this standard.

B. KPB 20.5.070(A)(1) Subdivision hame

Surveyor’s Discussion:

We are asking for an exception to KPB 20.25.070(A)(1) Subdivision name. The parent plat name is Baringer
Subdivision. The owner originally intended to harvest the timber and gravel on this land and he did not cat care
about the subdivision name (only 2 lots). Later, when those plans proved less viable, the plan changed to a full
subdivision of 8 lots for development and resale, and the name became more important. Owner does no want his
development associated with the Baringer name. He does not feel the name has a good reputation due to
bankruptcies and other “notorious” actions, that could affect the resale value and sell -worthiness.

Surveyor’s Findings:
1. A search for Baringer properties did reveal a long history of Lis Pendens, tax liens and foreclosures.
2. Owner proposes a more positive subdivision name of “Blessing Estates”.
3. This could allow the better enjoyment of the future lot owners and allow the current owner his full return on
the investment.

Staff Discussion:
20.25.070. - Form and contents required
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;
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Staff Findings:
4. Changing the name of the subdivision will not be detrimental 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 commission (committee) may authorize exceptions to any of the requirements
set forth in this title. Application for an exception shall present the commission (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 commission (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 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 & 3 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 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:

e GRANT APPROVAL OF THE PRELIMINARY PLAT SUBJECT TO STAFF RECOMMENDATIONS, AND

e 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

e 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.
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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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