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Thursday, February 9, 2017 - 6:30 p.m.                                    Assembly Chambers, 213 Haines Hwy. 
 

1. CALL TO ORDER / PLEDGE TO THE FLAG  
2. ROLL CALL  
3. APPROVAL OF AGENDA 
4. APPROVAL OF MINUTES: December 8, 2016 
5. PUBLIC COMMENTS  [Items not scheduled for public hearing] 
6. CHAIRMAN’S REPORT 
7. STAFF REPORT 

A. Planning & Zoning Report 
8. PUBLIC HEARINGS:  

A. Height Restrictions – Possible Code Amendment – This item was requested by the 
Planning Commission during the December 8th meeting. Current height limits are generally set 
at 30 feet, but the amendment would increase limitations for some zones and give residents an 
option to apply for a conditional use permit to increase a building’s height beyond the limitation. 
Possible Motion: Recommend the Assembly adopt the draft ordinance. 
 

B. Conditional Use Permit – Highland Estates, Inc. - Resource Extraction near Skyline 
Subdivision (# C-SEC-26-0100). Highland Estates has a land use permit for site preparation 
on this 65 acre parcel, which permits clearing of land and providing access for survey work and 
future development. Highland Estates requests that a CUP be issued to allow removal of 
aggregate material from the site – approximately 7,500 cubic yards over a two-year period – for 
staging at a permitted 4th Avenue gravel site and for sale or personal use on waterfront 
properties. Routes, schedules, and mitigation plans are attached to the application. 
Possible Motion: Approve the permit with conditions. 
 

9. UNFINISHED BUSINESS: None. 
10. NEW BUSINESS:  

A. Historic District/Building Review: None  
B. Haines Borough Code Amendments: None 
C. Project Updates: 

1. February 1st Lutak Dock Joint PC and PHAC Workshop Outcomes 
D. Other New Business: 

1. Election of Officers. HBC 18.70.030 (A) directs the commission to annually elect a chair 
who has the ability to vote on any question and is considered as part of a constituted 
quorum and other such officers as it deems necessary or desirable in the discharge of its 
powers and duties. 
Possible Motion: We elect (Name) as (Position) for the 2017 Planning Commission.  

11. COMMISSION COMMENTS 
12. CORRESPONDENCE: None 
13. SCHEDULE MEETING DATE 

A. Regular Meeting – Thursday, March 9th, 2017 at 6:30 p.m. 
B. Workshops 

1. Coastal Management Plan Revision Workshop – ?  
2. Comprehensive Plan Revision Workshop – Thursday, April 13th, 2017 at 5:30 p.m. 

14. ADJOURNMENT  

Haines Borough 
Planning Commission 

Regular Meeting Agenda 

COMMISSIONERS: 
 

ROB GOLDBERG, CHAIR 
LEE HEINMILLER, VICE-CHAIR 

LARRY GEISE 
DON TURNER III 

BRENDA JOSEPHSON 
ROB MILLER 

JEREMY STEPHENS  
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 3 February 2017 

 

To:  Planning Commission 

From:  Brad Ryan, Interim Manager 

Re:  Conditional Use Permit (#17-06); Tax ID # C-SEC-26-0100; Roger J. Schnabel 

 

SUMMARY 
This memorandum serves as my recommendation under Haines Borough Code (HBC) 18.50.040 (A) for the above 
referenced permit (see attached application). Staff has evaluated the application against the criteria listed in borough 
code. With the exception of seven (7) items, it is my opinion that the development adheres to the pertinent criteria. 
In addition to the specifications already outlined by the applicant in the application and development plan, my 
recommendation is that a permit be issued if it meets the conditions as follows:  

1. Permitted Volume. The permit is granted for extraction of not more than 7,500 cubic yards of aggregate 
material.  

2. Routes. The development plan submitted by the applicant did not include final destinations of commercial 
sale. Currently, the final destination of one route is on Second Avenue. The applicant must submit a map 
which clearly delineates the proposed routes for transport before a permit is issued. Any modifications to 
the route must be submitted to staff in a timely manner and must receive approval from the Planning 
Commission prior to deviation.  

3. Roads. Due to the likelihood of off-site impacts to Young Road from heavy load transport, the developer or 
owner is required to (1) repair roads as needed to their current condition as of the date the permit was 
issued; and (2) post a bond guaranteeing satisfactory completion of the required road repairs. To alleviate 
developer concerns over financial responsibility of normal wear and tear of roadways, the borough will 
submit a predevelopment inspection document with photos of current road conditions along the route(s).  

4. Drainage and vegetation. Removal of vegetation and topsoil will change the runoff patterns of the hillside 
and increase probability of erosion or other mass wasting (creep, slump, flow, fall, or landslides) during 
large rainfall events. Runoff is a portion of precipitation that is not intercepted by vegetation, absorbed by 
land surface, or evaporated, and thus flows overland into a depression, stream, lake, or ocean (also takes 
place in the upper layers of soil). The developer has agreed to install controls to maintain water quality and 
flood control as needed. The developer will also use Best Management Practices (BMPs) outlined in their 
Operations Plan.  In addition, the developer must submit a drainage plan with respect to storm water being 
discharged into the adjoining single family residential neighborhood. The drainage plan will include 
specific details about mitigation efforts before, during, and after the life cycle of the permit. The plan must 
be approved by borough staff before a permit is issued.  

5. Mitigation. The applicant shall control dust, noise, and vibrations to the maximum feasible extent.   

6. Development schedule. Blasting will occur between the hours of 10:00 am and 3:00 pm, Monday-Friday. 
Hauling will occur between the hours of 8:00 am and 5:00 pm, Monday-Saturday. Operations will not 
occur during (1) Federal, State, and Borough holidays; (2) Special Event days as determined by the tourism 
office; and (3) Cruise Ship days. 

7. Unless otherwise provided by the Planning Commission, this permit will expire on March 1st, 2020.

HAINES BOROUGH, ALASKA 
P.O. BOX 1209 
HAINES, AK  99827 
(907) 766-2231     * FAX (907) 766-2716 
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Per HBC 18.50.040 (B), the Planning Commission may alter these proposed conditions or impose its own. This 
recommendation was written prior to public comment reception, so the Commission is encouraged to reconsider the 
conditions after the public hearing. Conditions may include, but are not limited to: 

• Construction guarantees. 
• Viewshed protection. 
• Development schedules. 
• Use restrictions. 

• Public dedications. 
• Other mitigation requirements that would 

reduce noise, dust, traffic volume, or risk of 
property damage.

 
BACKGROUND 
As described in the application, the owner currently holds a land use permit for site preparation at this location, 
which includes clearing, grubbing, and blasting to provide access for survey work and future development, and 
expires in October 2017. The applicant has had two land use permits for the use since 2013. The proposed 
conditional use permit would extend the allowances of their land use permit and include a provision for the removal 
of excess aggregate for commercial sale, personal use, or storage. This type of use is defined as a resource 
extraction when applied to code (HBC 18.20) and can be most easily characterized as a temporary industrial, heavy 
activity: 

“Industrial, heavy” means a use that has potential for significant negative impact on adjoining 
uses. This category includes uses that incorporate buildings that are large, tall, or unsightly; uses 
that generate offensive odors, noise, dust, smoke, fumes, vibration or glare; uses that involve large 
amounts of exterior storage; and uses that, because of their scale or characteristics, create 
nuisances or hazards such as heavy truck or other vehicle traffic, or other intense activity. 

“Resource extraction” means a use involving clearing or grading of land or the removal, for 
commercial purposes, of native vegetation, topsoil, fill, sand, gravel, rock, petroleum, natural gas, 
coal, metal ore, or any other mineral, and other operations having similar characteristics. 

Considering the scale of development, it is debatable whether the applicant is already granted permission to remove 
excess material from his site under the provisions of his current land use permit. The code does not specify this type 
of activity under the definition for development. However, it is generally common for other properties to remove 
excess material after clearing without Borough approval. The requirement for a conditional use permit is triggered 
when the landowner uses the excess material for commercial sale. 

The location of the site is zoned as rural mixed use where resource extraction is allowed under the provisions of a 
conditional use permit (HBC 18.70.030 and 18.70.040, respectively).  The developer estimates 7,500 cubic yards of 
aggregate will be removed in a phased approach, which will occur over a three-year period. The proposed 
operational hours for hauling are 8:00 am to 5:00 pm, Monday-Saturday. During an October 2016 conference 
meeting, the owner clarified that there are only two areas of interest for clearing on his 65 acre parcel, though the 
size of the area is unknown. The applicant has noted that “clearing is required in order to get a better lay of the land 
which will allow an opportunity for planning for subdivision and development”. 

There are two routes proposed for hauling, depending on the source of excess material – both begin at the top of 
Young Road. One destination would presumably end at Front Street, though the applicant has specified it would end 
on Second Avenue. The second destination would be the owner’s 4th Avenue permitted gravel pit. With the 
exception of Young Road and 4th Avenue, the roads are designated by the Borough and State as a truck route. 

Deliberation for this recommendation stems from the rights of a landowner to develop his/her land while 
maintaining public health, safety, and quality of life for the public. Due to the scope of proposed development, 
economic viability and welfare should be considered for all landowners in the vicinity.     

REVIEW 
Under HBC 18.50.040, there are eight criteria to be considered in deciding whether to grant a conditional use 
permit.  Before a conditional use permit is approved, the commission must find that each of the following is met.  I 
have provided my thoughts on each one.  

1. The use is so located on the site as to avoid undue noise and other nuisances and dangers; 

The 65acre site, zoned Rural Mixed Use, is directly adjacent to and uphill from a residential 
neighborhood, zoned as Single Family Residential. The proposed areas of interest for extraction are 
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located on the west side of the property, at least 1,000 feet from the nearest neighbor. Extensions to the 
existing logging roads will be created for access to the areas of interest. Potentials exist for noise, 
nuisances, or other dangers with drainage issues from removal of topsoil and vegetation and the truck 
volume on neighborhood roads (9 trucks per hour during peak hauling times). Safety measures should be 
implemented to reduce safety concerns to the surrounding neighborhoods.  

The applicant has noted that the direct transport of aggregate material from the site to another 
commercial site will reduce nuisances and dangers from traffic. Moving the material to his gravel pit on 
4th Avenue then moving it again for commercial sale or personal use would increase traffic volume. The 
application also states that dust will be controlled with water and will be applied as needed. Vegetation 
will be maintained around operations and used as buffers to reduce sight and noise impact. 

2. The development of the use is such that the value of the adjoining property will not be significantly 
impaired.  

It is unclear whether the values of the adjoining properties will be impaired by the use. In the short term, 
construction from the use will cause some disruption to the neighborhood. Proposed mitigation efforts by 
the developer will likely reduce disruption, but changes to drainage patterns and road surfaces will need 
to be monitored throughout development. In the long-term, the value of the properties will depend on the 
type of use following survey work. The applicant has suggested that development may result in a plan for 
subdivision into residential housing sites, which would likely increase the fair market value of adjoining 
properties.  

3. The size and scale of the use is such that existing public services and facilities are adequate to serve 
the proposed use; 

No public services exist at the site location, but water/sewer infrastructure and Borough roads exist 
along the proposed routes.  
 
Although the location of the proposed use is limited to an area absent of borough infrastructure, the 
transport of material (9 truck loads per hour during peak hauling times) are considered “off site 
impacts” to borough roads, specifically for Young Road, which is not a designed truck route. The 
Borough recommends that the applicant be responsible for any damage to road infrastructure beyond 
normal wear and tear.   

There is a low probability that water/sewer infrastructure will be impacted by the proposed truck loads 
and traffic volume.   

4. The specific development scheme of the use is consistent and in harmony with the comprehensive 
plan and surrounding land uses; 

In general, the proposed development is consistent with the comprehensive plan, but may temporarily 
disrupt the surrounding land uses of the residential neighborhood during peak hauling times. Various 
goals, actions, and objectives can be applied to the use, both in support and opposition of the proposal. 
 

Support Goals Opposition Goals 

 Goal 10. Support responsible development of 
renewable and non-renewable resources within 
Haines Borough, including reuse of sand and gravel, 
unless reuse would cause more environmental 
damage than non-use from the area. 

Goal 1. Sustain the quality of life that Haines 
residents rate as excellent, based on the outdoors 
and natural beauty, small town atmosphere. 
Recognize that quality of life keeps residents living in 
Haines and draws business and residents to the area. 

Goal 3k. Increase number of family households with 
children under 18 over the next decade by 10%. 

Goal 3. D. Expand tourism and outdoor recreation 
economy. 

5b. Site commercial and light industrial development 
in logical locations to promote economic opportunity, 
satisfy current and future needs – prevent sprawl. 

Goal 4. Provide safe, reliable transportation 
networks, aggressively maintain roads. 

10a.1. Location of sand, gravel and rock extraction 
sites shall be permitted in the following order of 

Goal 4D. Accomplish geotechnical investigations and 
surficial ground water flow improvements to address 
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priority: (1) Existing; (2) Reused from abandoned 
development areas (unless reuse would cause more 
environmental damage than non-use from that area, 
(3) new upland sites already approved; (4) streams 
that do not provide fish habitat. 

Lutak Slope ground movement. 

 

5. The granting of the conditional use will not be harmful to the public safety, health or welfare;   

There are public safety concerns associated with the activities within the requested conditional use 
permit.  There will be increased heavy truck traffic that could potentially increase noise and dust.  If the 
activities are properly controlled and the CUP has an expiration date to ensure that the activity does not 
become a chronic resource extraction site that would reduce the impacts to public safety, health, or 
welfare.  

6. The use will not significantly cause erosion, ground or surface water contamination or significant 
adverse alteration of fish habitat on any parcel adjacent to state-identified anadromous streams; 

The location is not part of the Sawmill Creek Watershed or the Mt. Ripinsky Hazardous Slopes 
Management Area as identified in the Haines Coastal Management Plan. The area does not contain 
anadromous fish streams and the runoff or groundwater is not a source of drinking water. However, 
erosion and ground or surface water contamination are a concern and potential runoff should be 
controlled.  Sediment control measures should remain in place until vegetation or other sediment control 
measures are in place to prevent longer term runoff. A drainage plan was not submitted with the 
application, but the applicant has agreed to use Best Management Practices (BMPs) as provided in the 
operations plan. 

7. The use will comply with all required conditions and specifications if located where proposed and 
developed, and operated according to the plan as submitted and approved; 

The applicant has identified the location of the blasting, but not the final destination from Second 
Avenue. Staff has no reason to believe that the applicant will not comply with conditions; The use is 
limited in scope and time frame the CUP should clearly outline the time and conditions of the permit.  

8. Comments received from property owners impacted by the proposed development have been 
considered and given their due weight. 

No public comments were received prior to this review. Per requirements of HBC 18.30.020, all property 
owners within an area of 200 feet from the applicant’s property and owners immediately adjacent to the 
proposed route were notified in writing of the application, the date of the hearing, and the use on 
January 30th(see attachment 2).  If we receive additional comments prior to the February 9th planning 
commission meeting, we will include them in your packet. 

 

Sincerely,  

 

Brad A. Ryan 
Haines Borough Interim Manager  
 

Attachments: 

1. Highland Estates Conditional Use Permit Application (#17-06). 
• Application Form 
• Attachment A: Preliminary Clearing Plan 
• Attachment B: Development Plan 

2. January 30th letter to 63 Residents within 200 ft. of site and immediate frontage of the routes.   
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Audio Recording of the CUP 
Portion of 2/9/17 Planning 

Commission Meeting 
 

NOTE: Request this item from the Clerk's 
Office or access on the borough's website. 
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