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Kim Sollien, Planning Services Manager 
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Assembly Chambers of the 
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April 5, 2021 

REGULAR MEETING 

6:00 p.m. 

Ways to participate in Planning Commission meetings: 

IN PERSON. Should you wish to testify in person, please adhere to the 6-foot distance between 

yourself and others. It is required to wear a mask for anyone entering or attending meetings in 

MSB facilities.  

IN WRITING: You can submit written comments to the Planning Commission Clerk at 

planning@matsugov.us. 

TELEPHONIC TESTIMONY: 

 Dial 1-855-290-3803; you will hear “Joining conference” when you are admitted to the

meeting.

 You will be automatically muted and able to listen to the meeting.

 When the Chair announces audience participation or a public hearing you would like

to speak to, press *3; you will hear, “Your hand has been raised.”

 When it is your turn to testify, you will hear, “Your line has been unmuted.”

 State your name for the record, spell your last name, and provide your testimony.

I. CALL TO ORDER, ROLL CALL, AND DETERMINATION OF QUORUM

II. APPROVAL OF AGENDA

III. PLEDGE OF ALLEGIANCE
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IV. CONSENT AGENDA

Items on the consent agenda are considered routine and non-controversial by the

Commission and will be approved by one motion. There will be no separate discussion of

these items unless a Commission Member so requests, in which case the item will be

removed from the Consent Agenda and considered in its normal sequence on the agenda.

A. MINUTES

1. March 15, 2021, Regular Meeting Minutes

B. INTRODUCTION FOR PUBLIC HEARING: QUASI-JUDICIAL MATTERS

1. Resolution PC 21-08, A Request To Modify A Conditional Use Permit In

Accordance With MSB 17.70 - Regulation Of Alcoholic Beverages Uses,

For The Expansion Of An Existing Alcoholic Beverage Dispensary

(Talkeetna Restaurant), Located At 13605 E. Main Street (Tax ID

#8088B12L014A-1); Within Township 26 North, Range 5 West, Section

24, Seward Meridian.  Public Hearing: April 19, 2021 (Applicant: Sassan

Mossanen, dba Talkeetna Restaurant; Staff: Mark Whisenhunt).

2. Resolution PC 21-09, A Request To Modify A Conditional Use Permit In

Accordance with MSB 17.25 – Talkeetna Special Land Use District, For

The Expansion Of An Existing Commercial Use (Talkeetna Restaurant)

Greater Than 4,000 Square Feet In Size, Located At 13605 E. Main Street

(Tax ID #8088B12L014A-1); Within Township 26 North, Range 5 West,

Section 24, Seward Meridian.  Public Hearing: April 19, 2021 (Applicant:

Sassan Mossanen, dba Talkeetna Restaurant; Staff: Mark Whisenhunt).

C. INTRODUCTION FOR PUBLIC HEARING: LEGISLATIVE MATTERS

1. Resolution PC 21-07, A Resolution Of The Matanuska-Susitna Borough

Planning Commission Recommending Approval Of An Ordinance

Adopting MSB 17.31 Supplemental Wetlands Mitigation Provisions For

Large-Scale Projects That Permanently Impact 10 Or More Acres Of

Waters Of The United States Requiring United States Army Corps Of

Engineers Individual Permits Under Section 404 Of the Clean Water Act;

And Amending MSB 1.45.100 Schedule Of Fines For Infractions. Public

Hearing: April 19, 2021 (Staff: Ted Eischeid and Alex Strawn).

V. COMMITTEE REPORTS

VI. AGENCY/STAFF REPORTS

VII. LAND USE CLASSIFICATIONS

VIII. AUDIENCE PARTICIPATION (three minutes per person, for items not scheduled for

public hearing)

IX. PUBLIC HEARING: QUASI-JUDICIAL MATTERS (Public Hearings shall not begin

before 6:15 p.m.)
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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. 

The Planning Commission members may submit questions to the Planning Commission 

Clerk concerning the following matters or request for more information from the applicant 

at the time of the introduction. All questions and requests submitted by the Commission 

shall be in writing and copies will be provided to the applicant and made available to all 

interested parties and the public upon request. Answers to questions and additional 

material requests will be addressed in the staff report for the public hearing. 

A. Resolution PC 21-04, A Conditional Use Permit In Accordance With MSB 17.70

- Regulation Of Alcoholic Beverages Uses, For The Expansion Of An Existing

Alcoholic Beverage Package Store, Located At 3065 N. Church Road (Tax ID

#5667000L001C); Within Township 18 North, Range 1 West, Section 32, Seward

Meridian.  Public Hearing: April 5, 2021 (Applicant: Matt Gittlein, of KG

Enterprises, LLC; Staff: Mark Whisenhunt).

X. PUBLIC HEARING: LEGISLATIVE MATTERS

A. Resolution PC 21-03, A Resolution Of The Matanuska-Susitna Borough Planning

Commission Recommending Approval Of An Ordinance Amending MSB 17.55

To Exempt Signs From Setbacks To Rights-Of-Way And Property Lines.  Public

Hearing: April 5, 2021 (Staff: Jay Magers, Development Services Manager).

B. Resolution PC 21-06, A Resolution Of The Matanuska-Susitna Borough Planning

Commission Recommending Approval To Name A Lake Within The Matanuska-

Susitna Borough As Dalteli Lake, Located Within Township 29 North, Range 6

West, Section 34 And Township 28 North, Range 6 West, Section 3 (Staff: Peggy

Horton).

XI. CORRESPONDENCE & INFORMATION

XII. UNFINISHED BUSINESS

XIII. NEW BUSINESS

XIV. COMMISSION BUSINESS

A. Upcoming Planning Commission Agenda Items

XV. DIRECTOR AND COMMISSIONER COMMENTS
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XVI. ADJOURNMENT (Mandatory Midnight)

In order to be eligible to file an appeal from a decision of the Planning Commission, 

a person must be designated an interested party. See MSB 15.39.010 for definition 

of “Interested Party.” The procedures governing appeals to the Board of 

Adjustment & Appeals are contained in MSB 15.39.010-250, which is available on 

the Borough Internet home page, http://www.matsugov.us, in the Borough Clerk’s 

office, or at various libraries within the Borough. 

Disabled persons needing reasonable accommodation in order to participate at a Planning 

Commission Meeting should contact the Borough ADA Coordinator at 861-8432 at least one 

week in advance of the meeting. 
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MINUTES 

March 15, 2021

MINUTES 
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The regular meeting of the Matanuska-Susitna Borough Planning Commission was held on March 

15, 2021, at the Matanuska-Susitna Borough Assembly Chambers, 350 E. Dahlia Avenue, Palmer, 

Alaska. The meeting was called to order at 6:20 p.m. by Chair Colleen Vague. 

I. CALL TO ORDER, ROLL CALL, AND DETERMINATION OF QUORUM

Planning Commission members present and establishing a quorum: 

Mr. Jason Ortiz, Assembly District #2  

Ms. Patricia Chesbro, Assembly District #3 

Ms. Colleen Vague, Assembly District #4, Chair* 

Mr. Chris Elder, Assembly District #5* 

Mr. Stafford Glashan, Assembly District #6* 

Planning Commission members absent and excused were: 

Ms. Mary Anderson, Assembly District #1, Vice-Chair 

Mr. Sassan Mossanen, Assembly District #7 

Staff in attendance: 

Ms. Karol Riese, Planning Commission Clerk 

Ms. Peggy Horton, Planner II 

Mr. Mark Whisenhunt, Planner II 

*Indicates that the individual attended telephonically due to COVID safety protocols.

II. APPROVAL OF AGENDA

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

GENERAL CONSENT: The agenda was approved without objection. 

III. PLEDGE OF ALLEGIANCE

The pledge of allegiance was led by Mark Whisenhunt. 

IV. CONSENT AGENDA

A. Minutes

1. February 1, 2021, regular meeting minutes

B. INTRODUCTION FOR PUBLIC HEARING: QUASI-JUDICIAL MATTERS

1. Resolution PC 21-04, A Conditional Use Permit In Accordance With MSB 17.70 -

Regulation Of Alcoholic Beverages Uses, For The Expansion Of An Existing Alcoholic

Beverage Package Store, Located At 3065 N. Church Road; Tax ID #5667000L001C;

Within Township 18 North, Range 1 West, Section 32, Seward Meridian.  Public Hearing:

April 5, 2021 (Applicant: Matt Gittlein, of KG Enterprises, LLC; Staff: Mark Whisenhunt).
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C. INTRODUCTION FOR PUBLIC HEARING: LEGISLATIVE MATTERS

1. Resolution PC 21-03, A Resolution Of The Matanuska-Susitna Borough Planning

Commission Recommending Approval Of An Ordinance Amending MSB 17.55 To

Exempt Signs From Setbacks To Rights-Of-Way And Property Lines.  Public Hearing:

April 5, 2021 (Staff: Jay Magers, Development Services Manager).

2. Resolution PC 21-05, A Resolution Of The Matanuska-Susitna Borough Planning

Commission Recommending Approval Of An Ordinance To Exempt Tethered Balloons

From Provisions Of Tall Structure Regulations And Amending MSB 17.125 Removing

Tethered Balloons From Tall Structure Definition.  Public Hearing: April 5, 2021 (Staff:

Jay Magers, Development Services Manager).

3. Resolution PC 21-06, A Resolution Of The Matanuska-Susitna Borough Planning

Commission Recommending Approval To Name A Lake Within The Matanuska-Susitna

Borough As Dalteli Lake, Located Within Township 29 North, Range 6 West, Section 34

And Township 28 North, Range 6 West, Section 3. Public Hearing: April 5, 2021 (Staff:

Peggy Horton).

GENERAL CONSENT: The consent agenda was approved without objection. 

V. COMMITTEE REPORTS

(There were no committee reports.)

VI. AGENCY/STAFF REPORTS

(There were no Agency/Staff Reports.)

VII. LAND USE CLASSIFICATIONS

(There were no land use classifications.)

VIII. AUDIENCE PARTICIPATION (Three minutes per person.)

(There were no persons to be heard.)

IX. PUBLIC HEARING: QUASI-JUDICIAL MATTERS

(There were no Quasi-Judicial public hearings.)

X. PUBLIC HEARING LEGISLATIVE MATTERS

(There were no legislative public hearings.)

XI. CORRESPONDENCE AND INFORMATION

(There was no correspondence and information.)

XII. UNFINISHED BUSINESS

(There was no unfinished business.)

XIII. NEW BUSINESS - (There was no new business.)

XIV. COMMISSION BUSINESS
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A. Adjudicatory

B. Upcoming Planning Commission Agenda Items (Staff: Alex Strawn)

Mr. Whisenhunt provided a brief update of items under appeal and introduced Peggy Horton. 

(Commission Business was presented, and no comments were noted.) 

XV. DIRECTOR AND COMMISSIONER COMMENTS

(There were no comments made)

XVI. ADJOURNMENT

The regular meeting adjourned at 6:27 p.m. 

COLLEEN VAGUE, Planning Commission 

Chair  

ATTEST: 

KAROL RIESE, Planning Commission Clerk 

Minutes approved: ____ 
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INTRODUCTION FOR PUBLIC HEARING 

QUASI-JUDICIAL 

Resolution No. PC 21-08 

Sassan Mossanen dba Talkeetna Restaurant

INTRODUCTION FOR PUBLIC HEARING 
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MATANUSKA-SUSITNA BOROUGH 

Planning and Land Use Department 

Development Services Division 
350 East Dahlia A venue • Palmer, AK 99645 
Ph (907) 861-7822 • F x (907) 861 _ 7876 Matanuska- Sus1tna �oroughone a 

Development Services 
Email: permitcenter@matsugov.us 

SEP 16 2019 
APPLICATION FOR A CONDITIONAL USE PERMIT 

REGULATION oF ALCOHOLIC BEVERAGE usEs - MsB 11.10 

Received 
Carefully read instructions and applicable borough code. Fill out forms completely. Attach 
information as needed. Incomplete applications will not be processed. 

Application fee must be attached: 
_h_$l,000 for Liquor Beverage Dispensary
__ $1,000 for Liquor Package Store

Prior to the public hearing, the applicant must also pay the mailing and advertising fees 
associated with the application. Applicants will be provided with a statement of advertising and 
mailing charges. Payment must be made prior to the application presentation before the 
Borough Planning Commission. 

Subject Propertv Township: 2.l.,Nct!:t\\ Range. 5\NtST Section: 2. �1 , Meridian �vldrj) 
MSBTaxAccount# Boj�81"l-l,.,OJqA-1_ 
SUBDIVISION���:::]owns� BLOCK(S): l'l- ,LOT(S): \4A..-I 
sTREET ADDREss: 13u�s e,. M�'" sw�t+ ---r.;., w�, A\(. �u¾ 
(US Survey, Aliquot Part, Lat. /Long. etc) ___________________ _ 

Ownership A written authorization by the owner must be attached for an agent or contab person, if 
the owner is using one for the application. Is authorization attached? o Yes o No 4i'NiA 
Name of Property Owner 

\'\u ��,UL �SS•V' �"�V\
Address: .f'o 1?:,,o)C.... \ o.:i-, 

..-µ_ \ W:W\•, >.:V- t\41\ u?r\,
Phne: Hm ____ Fax _____ _ 
Wk _____ Cell '\ o ":\- - �S .. \\ \J)C'\ 
E-mail SAS&•"'-�O-tY\#.'\bt\N� •(;ov-,.,...

Nam! of Agent/ Con.tact for application
U-z_ D\'ce� �,�t.-.\. 

Address: \ D l �i,.i �-\
\-\�e\ (2.;"'v 1 C1(l. � 3-0 3 l
Phne: Hm ____ Fax _____ _ 
Wk_�-- Cell �01--;t�- 1 i'°� \
E-mail \,t_PoVvo.f'c.¼. (.,ov-...

In order to grant a conditional use permit under MSB 17.70, the Planning Attached 
Commission must find that each of the following requirements have been 
met. Explain the following in detail: 

1. Is the conditional use compatible with and will it preserve or not materially
X detract from the value, character and integrity of the surrounding area? 

2. Will the granting of the conditional use permit be harmful to the public )( 
health, safety, convenience and welfare?

Revised 7/1/2015 Permit# \7:ZO�{qCX:03 Page 1 of 4 
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Conditional Use Permit  

#177020130004 
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Conditional Use Permit  

#172520130001 
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Planning Commission 
Resolution  02-22 (AM)

for a Variance to the 
Setback Regulations 
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INTRODUCTION FOR PUBLIC HEARING 

QUASI-JUDICIAL 

Resolution No. PC 21-09
Sassan Mossanen dba Talkeetna Restaurant

INTRODUCTION FOR PUBLIC HEARING 
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Conditional Use Permit  

#177020130004 
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Conditional Use Permit  

#172520130001 
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Planning Commission 
Resolution  02-22 (AM)

for a Variance to the 
Setback Regulations 
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PUBLIC HEARING 

QUASI-JUDICIAL 

Resolution No. PC 21-04
Matt Gittlein of KG Enterprises

PUBLIC HEARING 
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MSB 17.70.030 allows a property owner to apply for a modification of a conditional use permit.  

This review and recommendation is limited to the scope of the request and will not address the 

operation as a whole. Should this request be denied, the existing Conditional Use Permit 

#177020080003, approved through Planning Commission Resolution 08-33, will remain in effect 

as is. In the event the request is approved, it will be a modification of the existing Conditional Use 

Permit as detailed in Planning Commission Resolution 21-04. 

LAND USE 

Existing Land Use: 

The subject property is approximately 2.21 acres in size. It has been a commercial operation since 

2008. Uses on the property include a convenience market with gas pumps, laundromat facility, and 

an alcoholic beverage package store. The building also had a restaurant; however, is it no longer 

open. Conditional Use Permit #177020080003 was issued in 2008 for the operation of the alcoholic 

beverage package store. The operation was originally known as “North Lakes Liquor #2.” In 2014, 

the operation changed its name to Valley Country Store #2.” There are no violations on record 

pertaining to the package store. 

Surrounding Land Uses: 

The subject property is located at the southeast corner of the Seldon Road and Church Road 

intersection. Church Road abuts the western property line and Seldon Road abuts the northern 

property line. Large parcels to the west and northwest range from approximately 120 to 156 acres 

in size. The parcels are largely undeveloped. The property to the north, northeast and south, are 

residential uses on lots ranging from one to two acres in size. A 30-acre parcel abuts to the east. It 

has a residential home and an earth materials extraction operation. 

REVIEW OF APPLICABLE CRITERIA AND FINDINGS 

MSB 17.03 – Public Notification 
Notices were mailed to all property owners within 600 feet of the site. Notices were also mailed 

to the Meadow Lakes and Tanaina Community Councils.  A total of 15 notices were mailed on 

February 22, 2021.  The public hearing notice was published in the February 17, 2021 edition of 

the Frontiersman. The application material was also posted on the Borough's website on February 

17, 2021. The public notice, application material, and a request for comments were emailed to the 

Meadow Lakes and Tanaina Community Councils on February 18, 2021. Staff did not receive any 

comments from the Community Councils or the public.  

Section 17.70.100 Standards 

(A) A conditional use may be approved only if it meets the general requirements of this section

in addition to any other standards required by this chapter:

(1) Findings.  In granting a conditional use permit the planning commission must make

the following findings:

(a) The conditional use is compatible with and will preserve or not materially detract

from the value, character and integrity of the surrounding area.
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Findings of Fact: 
1. Valley Country Store #2 has been in operation at this location since 2008.

2. The existing alcoholic beverage package store area is approximately 1,415 square feet in

size.

3. The proposed modification would expand the alcoholic beverage package store area to

approximately 1,707 square feet in size, which is an increase of approximately 292 square

feet.

4. The proposed modification would increase the operations storage area by approximately

350 square feet.

5. The proposed modification will not increase the size or appearance of the existing building.

6. The existing hours of operation are 10:00am to 11:00pm, Sunday through Thursday, and

10:00am to 12:00am, Friday and Saturday.

7. The proposed hours of operation are 8:00am to 12:00am, daily.

8. The subject property is located at the southeast corner of the Seldon Road and Church Road

intersection. Church Road abuts the western property line and Seldon Road abuts the

northern property line.

9. Large parcels to the west and northwest range from approximately 120 to 156 acres in size.

The parcels are largely undeveloped. The property to the north, northeast and south, are

residential uses on lots ranging from one to two acres in size. A 30-acre parcel abuts to the

east. It has a residential home and an earth materials extraction operation.

10. The Borough has no complaints or violations on record for the alcoholic beverage package

store.

Discussion: The 2008 application material did not indicate the hours of operation. The only 

place the hours of operation are detailed is in the 2008 MSB Staff report. The Planning 

Commission in 2008 did not make a finding or condition specifically limiting the hours of 

operation. However, the applicant has indicated that their hours have mirrored the 2008 MSB staff 

report. Staff recommends adding a specific condition for the hours of operation. 

Conclusions of Law: Based on the above findings, and with conditions, the proposed 

modification is compatible with and will preserve or not materially detract from the value, 

character and integrity of the surrounding area (MSB 17.70.100(A)(1)(a)). 

(b) That granting the conditional use permit will not be harmful to the public health,

safety, convenience and welfare.

Findings of Fact: 

1. The existing alcoholic beverage package store area is approximately 1,415 square feet in

size.

2. The proposed modification would expand the alcoholic beverage package store area to

approximately 1,707 square feet in size, which is an increase of approximately 292 square

feet.
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3. The proposed modification would increase the operations storage area by approximately

350 square feet.

4. The proposed modification will not increase the size or appearance of the existing building.

5. The existing hours of operation are 10:00am to 11:00pm, Sunday through Thursday, and

10:00am to 12:00am, Friday and Saturday.

6. The proposed hours of operation are 8:00am to 12:00am, daily.

7. The operation has an access from both the Seldon Road right-of-way and the Church Road

right-of-way.

8. The proposed modification will not change access to the subject parcel.

9. The proposed modification will not change vehicular or pedestrian circulation on the

subject parcel.

10. The Borough has no complaints or violations on record for the alcoholic beverage package

store.

Conclusions of Law: Based on the above findings, the proposed modification will not be harmful 

to the public health, safety, convenience, and welfare (MSB 17.70.100(A)(1)(b)). 

(c) That sufficient setbacks, lot area, buffers or other safeguards are being provided to

meet the conditions listed in subsections (A) and (B) of this section.

Findings of Fact: 
1. The existing alcoholic beverage package store area is approximately 1,415 square feet in

size.

2. The proposed modification would expand the alcoholic beverage package store area to

approximately 1,707 square feet in size, which is an increase of approximately 292 square

feet.

3. The proposed modification would increase the operations storage area by approximately

350 square feet.

4. The proposed modification will not increase the size or appearance of the existing building.

Discussion: During this application process, it was discovered that a sign with gas prices is 

constructed closer than 25 feet from the Church Road right-of-way. It was also discovered that a 

propane tank and other items were constructed within a 50-foot public use easement (PUE), which 

parallels the Seldon Road right-of-way. The applicant has obtained the appropriate encroachment 

permit for the items within the PUE. The applicant has also indicated their willingness to remove 

the sign to gain compliance. Currently, there is a proposed ordinance related to signs and minimum 

setback requirements. If the Assembly passes the draft ordinance, it would resolve this matter. If 

the ordinance fails, MSB Code Compliance Staff will follow up to ensure the matter is resolved. 

The Planning Commission may adopt a condition requiring compliance. If the Planning 

Commission chooses to adopt a condition on this matter, staff recommends the following 

language: 
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The violation of MSB 17.55 caused by the sign with gas prices on the west side of 

the property shall be abated on or before September 30, 2021. 

Conclusions of Law: Based on the above findings, the proposed modification provides sufficient 

setbacks, lot area, buffers, or other safeguards (MSB 17.70.100(A)(1)(c)). 

(2) General Standards.  In considering whether the general standards are satisfied, the

planning commission may weigh factors contributing or detracting from the development of a safe,

convenient and attractive community, including, but not limited to:

(a) Any potential negative effect upon other properties in the area due to such factors

as dust, noise, obtrusive advertising and glare.

Findings of Fact: 
1. The proposed modification does not involve changing lighting.

2. The proposed modification will update its signage to be consistent with their other

locations. As shown in the application material, the signage will be attached to the exterior

of the building.

3. The site plan indicates the area around the convenience store and fuel station is paved,

which will continue to control the dust.

4. Lighting is shielded and downward directional to minimize light spillage from the property.

5. The applicant is not proposing any outdoor amplified sound activities.

6. The operation must comply with the maximum permissible sound level limits allowed, per

the requirements of MSB 8.52 – Noise, Amplified Sound, and Vibration.

Conclusions of Law: Based on the above findings, the proposed modification will not have any 

negative effects upon the properties in the area due to such factors as dust, noise, obtrusive 

advertising and glare (MSB 17.70.100(A)(2)(a)). 

(b) Any potential negative effect on the safe, efficient flow of traffic on any highway

arterial, collector or street from which access to and from the establishment is obtained.

Findings of Fact: 
1. The operation has an access from both the Seldon Road right-of-way and the Church Road

right-of-way.

2. The proposed modification will not change access to the subject parcel.

3. The proposed modification will not change vehicular or pedestrian circulation on the

subject parcel.

Conclusions of Law: Based on the above findings, and with conditions, the proposed 

modification will not negatively affect the safe, efficient flow of traffic on any highway, arterial, 

collector or street from which access to and from the establishment is obtained (MSB 

17.70.100(A)(2)(b)). 
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(c) The effectiveness of any measures to reduce any negative effect upon adjacent and

nearby properties by property line buffers and arterial buffers, planted berms,

landscaping, reduction or elimination of obtrusive or garish signing or other features,

lowered building elevation, clustering with other commercial establishments and use of

frontage roads to reduce the number of entries and exists onto highways, arterials and

collectors and, where the surrounding area is predominantly residential in character, site

and building design features that contribute to the residential character of the

development.

Findings of Fact: 
1. The proposed modification  does not involve changing lighting.

2. The proposed modification will update its signage to be consistent with their other

locations. As shown in the application material, the signage will be attached to the exterior

of the building.

3. The site plan indicates the area around the convenience store and fuel station is paved,

which will continue to control the dust.

4. Lighting is shielded and downward directional to minimize light spillage from the property.

5. The applicant is not proposing any outdoor amplified sound activities.

6. The proposed modification will not change access to the subject parcel.

7. The proposed modification will not increase the size or appearance of the existing building.

8. The proposed modification will not change vehicular or pedestrian circulation on the

subject parcel.

Conclusions of Law: Based on the above findings, and with conditions, measures are in place to 

reduce any negative effect upon adjacent and nearby properties (MSB 17.70.100(A)(2)(c)). 

(d) Whether there are adequate parking facilities to accommodate a reasonably

expected increased demand for parking created by issuing the permit.

Finding of Fact: 
1. According to the application material, a total of 24 customer parking spaces are provided.

2. According to the application material, two customer parking spaces designated for persons

with disabilities are provided.

3. The proposed modification will not increase the size or appearance of the existing building.

4. The proposed modification will not create the need for additional parking.

Conclusion of Law: Based on the above findings, adequate parking is provided (MSB 

17.70.100(A)(2)(d)). 

(e) Whether access to the premises will create an unreasonable traffic hazard.
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Findings of Fact: 
1. The operation has an access from both the Seldon Road right-of-way and the Church Road 

right-of-way. 

2. The proposed modification will not change access to the subject parcel. 

3. The proposed modification will not change vehicular or pedestrian circulation on the 

subject parcel.  

 

Conclusion of Law: Based on the above findings, the proposed modification does not create an 

unreasonable traffic hazard (MSB 17.70.100(A)(2)(e)). 

 

(f) Whether a reasonably expected increase in traffic will overtax existing road 

systems. 

 

Findings of Fact: 
1. The existing alcoholic beverage package store area is approximately 1,415 square feet in 

size. 

2. The proposed modification would expand the alcoholic beverage package store area to 

approximately 1,707 square feet in size, which is an increase of approximately 292 square 

feet. 

3. The proposed modification would increase the operations storage area by approximately 

350 square feet. 

4. The proposed modification will not increase the size or appearance of the existing building. 

5. The proposed modification will not increase traffic in the area. 

6. The operation has an access from both the Seldon Road right-of-way and the Church Road 

right-of-way. 

7. The proposed modification will not change access to the subject parcel. 

8. The proposed modification will not change vehicular or pedestrian circulation on the 

subject parcel.  

 

Conclusion of Law: Based on the above findings, the proposed modification will not produce 

traffic to overtax existing road systems (MSB 17.70.100(A)(2)(f)). 

 

(g) Whether the use is incompatible with the character of the surrounding 

neighborhood. 

 

Findings of Fact: 
1. Valley Country Store #2 has been in operation at this location since 2008.  

2. The existing alcoholic beverage package store area is approximately 1,415 square feet in 

size. 
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3. The proposed modification would expand the alcoholic beverage package store area to

approximately 1,707 square feet in size, which is an increase of approximately 292 square

feet.

4. The proposed modification would increase the operations storage area by approximately

350 square feet.

5. The proposed modification will not increase the size or appearance of the existing building.

6. The existing hours of operation are 10:00am to 11:00pm, Sunday through Thursday, and

10:00am to 12:00am, Friday and Saturday.

7. The proposed hours of operation are 8:00am to 12:00am, daily.

8. The subject property is located at the southeast corner of the Seldon Road and Church Road

intersection. Church Road abuts the western property line and Seldon Road abuts the

northern property line.

9. Large parcels to the west and northwest range from approximately 120 to 156 acres in size.

The parcels are largely undeveloped. The property to the north, northeast and south, are

residential uses on lots ranging from one to two acres in size. A 30-acre parcel abuts to the

east. It has a residential home and an earth materials extraction operation.

10. The Borough has no complaints or violations on record for the alcoholic beverage package

store.

Conclusion of Law: Based on the above findings, the proposed modification is compatible with 

the character of the surrounding area (MSB 17.70.100(A)(2)(g)). 

(3) The commission shall deny the application if it does not meet the application standards.

17.70.110 Special Standards for Liquor Uses. 

(A) In addition to the general standards, a commercial use shall only be approved if it meets

the requirements of this section.

(B) An application shall be denied if the planning commission finds, based on the evidence

presented, that one or more of the following are applicable:

(1) There is, or the use would tend to result in, a high crime rate or a high incidence

of alcohol-related accidents in the area.

Findings of Fact: 
1. The proposed modification would expand the alcoholic beverage package store area to

approximately 1,707 square feet in size, which is an increase of approximately 292 square

feet.

2. There is no information available to determine where individuals involved in any alcohol-

related accidents obtained the alcoholic beverages.

3. A package store does not serve liquor on the premises.

4. Consumption on site is prohibited.

April 5, 2021 Planning Commission Packet 
Page 142 of 310



5. Persons under the age of 21 are prohibited from purchasing alcoholic beverages.

6. Alaska Statute 04.16.030 specifically prohibits the sale of alcoholic beverages to drunken

persons.

Conclusion of Law: Based on the above findings, the proposed modification will not increase 

the crime rate in the area or increase alcohol-related accidents (MSB 17.70.110(B)(1)). 

(2) The applicant or a person with an interest in the application has had an interest in a liquor

license which was suspended or revoked in the 12 months preceding the application.

Finding of Fact: 
1. The Alcoholic & Marijuana Control Office (ABC) has no record of violations by KG

Enterprises, LLC.

Conclusion of Law: Based on the above finding, the applicant has not had a liquor license 

suspended or revoked in the 12 months preceding the application (MSB 17.70.110(B)(2)). 

(3) The applicant or person with an interest in the application demonstrated that the person is

untrustworthy or unfit to conduct the operation of a licensed business, or is a potential source of

harm to the public.

Finding of Fact: 

1. Staff has no information indicating the applicant, KG Enterprises, LLC (dba Valley

Country Store) is untrustworthy or unfit to conduct business in the borough or that the

applicant is a potential source of harm to the public.

Conclusion of Law: Based on the above finding, the applicant is trustworthy or fit to conduct 

business in the borough and the applicant is not a potential source of harm to the public (MSB 

17.70.110(B)(3)). 

STAFF RECOMMENDATIONS 

Staff recommends approval of the modification of conditional use permit #177020080003 to 

expand an existing alcoholic beverage package store located at 3065 N. Church Road (Tax ID 

#5667000L001C). The proposed modification meets all the standards of MSB 17.70.100 and 

17.70.110. Staff also recommends the following condition: 

1. The hours of operation shall not exceed 8:00am to 12:00am, daily.

If the Planning Commission chooses to deny this proposed modification, findings for denial must 

be prepared by the Commission. 
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Photos taken by 

Mark Whisenhunt
during March 24, 2021

site visit 
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Conditional Use Permit 

#177020080003 &
PC Resolution #08-33
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VICINITY MAP 
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APPLICATION MATERIAL 

April 5, 2021 Planning Commission Packet 
Page 179 of 310



April 5, 2021 Planning Commission Packet 
Page 180 of 310



April 5, 2021 Planning Commission Packet 
Page 181 of 310



April 5, 2021 Planning Commission Packet 
Page 182 of 310



April 5, 2021 Planning Commission Packet 
Page 183 of 310



April 5, 2021 Planning Commission Packet 
Page 184 of 310



April 5, 2021 Planning Commission Packet 
Page 185 of 310



April 5, 2021 Planning Commission Packet 
Page 186 of 310



April 5, 2021 Planning Commission Packet 
Page 187 of 310



April 5, 2021 Planning Commission Packet 
Page 188 of 310



April 5, 2021 Planning Commission Packet 
Page 189 of 310



April 5, 2021 Planning Commission Packet 
Page 190 of 310



SITE PLAN 
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COMMENTS 
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Agency Comments 
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ENSTAR Natural Gas Company 

A DIVISION OF SEMCO ENERGY 

Engineering Department 

Right of Way Section 

401 E. International Airport Road 

P. O. Box 190288 

Anchorage, Alaska   99519-0288 

(907) 277-5551

FAX (907) 334-7798 

February 23, 2021 

Joseph Metzger, Planner II 

Matanuska-Susitna Borough 

Planning & Land Use Department 

350 East Dahlia Avenue 

Palmer, Alaska 99645-6488 

Dear Mr. Metzger: 

ENSTAR Natural Gas Company has reviewed the request to modify an existing conditional use 

permit for the expansion of an existing alcoholic beverage package store located at 3065 N 

Church Road.  

We have no comments or concerns related to this activity. 

If you have any questions, please feel free to contact me at 334-7911 or by email at 

skylar.shaw@enstarnaturalgas.com. 

Sincerely, 

Skylar Shaw 

Right-of-Way and Compliance Technician 

ENSTAR Natural Gas Company 
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Public Comments 
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Staff did not receive any 

comments from the public in 

reference to this item. 
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PLANNING COMMISSION 

RESOLUTION 
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By: Mark Whisenhunt 

Introduced: March 15, 2018 

Public Hearing: April 5, 2018 

Action: 

MATANUSKA-SUSITNA BOROUGH 

PLANNING COMMISSION RESOLUTION NO. 21-04 

A RESOLUTION OF THE MATANUSKA-SUSITNA BOROUGH PLANNING COMMISSION 

APPROVING A MODIFICATION OF A CONDITIONAL USE PERMIT FOR THE 

OPERATION OF AN ALCOHOLIC BEVERAGE PACKAGE STORE, AT 3065 NORTH 

CHURCH ROAD, TAX ID #5667000L001C; LOCATED WITHIN TOWNSHIP 18 

NORTH, RANGE 1 WEST, SECTION 32; SEWARD MERIDIAN. 

WHEREAS, an application has been received from Matt Gittlein 

of KG Enterprises, LLC, for the modification of a conditional use 

permit for the operation of an alcoholic beverage package store at 

3065 N. Church Road (Tax ID #5667000L001C); within Township 18 

North, Range 1 West, Section 32, Seward Meridian; and 

WHEREAS, MSB 17.70.030 allows a property owner to apply for 

a modification of a conditional use permit; and 

WHEREAS, Valley Country Store #2 has been in operation at 

this location since 2008; and 

WHEREAS, the existing alcoholic beverage package store area 

is approximately 1,415 square feet in size; and 

WHEREAS, the proposed modification would expand the alcoholic 

beverage package store area to approximately 1,707 square feet in 

size, which is an increase of approximately 292 square feet; and 

WHEREAS, the proposed modification would increase the 

operations storage area by approximately 350 square feet; and 
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WHEREAS, the proposed modification will not increase the size 

or appearance of the existing building; and 

WHEREAS, the existing hours of operation are 10:00am to 

11:00pm, Sunday through Thursday, and 10:00am to 12:00am, Friday 

and Saturday; and 

WHEREAS, the proposed hours of operation are 8:00am to 

12:00am, daily; and 

WHEREAS, the subject property is located at the southeast 

corner of the Seldon Road and Church Road intersection. Church 

Road abuts the western property line and Seldon Road abuts the 

northern property line; and 

WHEREAS, large parcels to the west and northwest range from 

approximately 120 to 156 acres in size. The parcels are largely 

undeveloped. The property to the north, northeast and south, are 

residential uses on lots ranging from one to two acres in size. A 

30-acre parcel abuts to the east. It has a residential home and an

earth materials extraction operation; and 

WHEREAS, the Borough has no complaints or violations on record 

for the alcoholic beverage package store; and 

WHEREAS, the operation has an access from both the Seldon 

Road right-of-way and the Church Road right-of-way; and 

WHEREAS, the proposed modification will not change access to 

the subject parcel; and 
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WHEREAS, the proposed modification will not change vehicular 

or pedestrian circulation on the subject parcel; and 

WHEREAS, the proposed modification does not involve changing 

lighting; and 

WHEREAS, the proposed modification will update its signage to 

be consistent with their other locations. As shown in the 

application material, the signage will be attached to the exterior 

of the building; and 

WHEREAS, the site plan indicates the area around the 

convenience store and fuel station is paved, which will continue 

to control the dust; and 

WHEREAS, lighting is shielded and downward directional to 

minimize light spillage from the property; and 

WHEREAS, the applicant is not proposing any outdoor amplified 

sound activities; and 

WHEREAS, the operation must comply with the maximum 

permissible sound level limits allowed, per the requirements of 

MSB 8.52 – Noise, Amplified Sound, and Vibration; and 

WHEREAS, according to the application material, a total of 24 

customer parking spaces are provided; and 

WHEREAS, according to the application material, two customer 

parking spaces designated for persons with disabilities are 

provided; and 
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WHEREAS, the proposed modification will not create the need 

for additional parking; and 

WHEREAS, there is no information available to determine where 

individuals involved in any alcohol-related accidents obtained the 

alcoholic beverages; and 

WHEREAS, a package store does not serve liquor on the 

premises; and 

WHEREAS, consumption on site is prohibited; and 

WHEREAS, persons under the age of 21 are prohibited from 

purchasing alcoholic beverages; and 

WHEREAS, Alaska Statute 04.16.030 specifically prohibits the 

sale of alcoholic beverages to drunken persons; and 

WHEREAS, the Alcoholic & Marijuana Control Office (ABC) has 

no record of violations by KG Enterprises, LLC; and 

WHEREAS, staff has no information indicating the applicant, 

KG Enterprises, LLC (dba Valley Country Store) is untrustworthy or 

unfit to conduct business in the borough or that the applicant is 

a potential source of harm to the public; and 

WHEREAS, the Planning Commission has reviewed this 

application with respect to applicable standards set forth in MSB 

17.70; and 

WHEREAS, the Planning Commission conducted a public hearing 

on April 5, 2021 on this matter. 
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NOW, THEREFORE, BE IT RESOLVED, that the Matanuska-Susitna 

Borough Planning Commission hereby adopts the aforementioned 

findings of fact and makes the following conclusions of law 

supporting approval of Planning Commission Resolution 21-04: 

1. The proposed modification is compatible with and will 

preserve or not materially detract from the value, 

character and integrity of the surrounding area (MSB 

17.70.100(A)(1)(a)). 

2. The proposed modification will not be harmful to the 

public health, safety, convenience, and welfare (MSB 

17.70.100(A)(1)(b)). 

3. The proposed modification provides sufficient setbacks, 

lot area, buffers or other safeguards are being provided 

(MSB 17.70.100(A)(1)(c)). 

4. The proposed modification will not have any negative 

effects upon the properties in the area due to such 

factors as dust, noise, obtrusive advertising and glare 

(MSB 17.70.100(A)(2)(a)). 

5. The proposed modification will not negatively affect the 

safe, efficient flow of traffic on any highway, 

arterial, collector or street from which access to and 

from the establishment is obtained (MSB 

17.70.100(A)(2)(b)). 
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6. Measures are in place to reduce any negative effect upon

adjacent and nearby properties (MSB 17.70.100(A)(2)(c)).

7. Adequate parking is provided (MSB 17.70.100(A)(2)(d)).

8. the proposed modification does not create an 

unreasonable traffic hazard (MSB 17.70.100(A)(2)(e)).

9. Traffic will not overtax existing road systems (MSB

17.70.100(A)(2)(f)).

10. The proposed modification is compatible with the 

character of the surrounding area (MSB 

17.70.100(A)(2)(g)). 

11. The proposed modification will not increase the crime

rate in the area or increase alcohol-related accidents

(MSB 17.70.110(B)(1)).

12. The applicant has not had a liquor license suspended or

revoked in the 12 months preceding the application (MSB

17.70.110(B)(2)).

13. The applicant is trustworthy or fit to conduct business

in the borough and the applicant is not a potential

source of harm to the public (MSB 17.70.110(B)(3)).

BE IT FURTHER RESOLVED, the Planning Commission finds this 

application does meet the standards of MSB 17.70 and does hereby 

approve the modification to conditional use permit #177020080003, 

allowing for the expansion of an existing alcoholic beverage 

package store, with the following condition: 
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1. The hours of operation shall not exceed 8:00am to

12:00am, daily.

ADOPTED by the Matanuska-Susitna Borough Planning Commission 

this ___ day of ______, 2021. 

COLLEEN VAGUE, Chair 

ATTEST 

KAROL RIESE, Planning Clerk 

(SEAL) 

YES: 

NO: 
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PUBLIC HEARING 

LEGISLATIVE 

Resolution No. PC 21-03

Setbacks To Rights-Of-Way And 
Property Lines (MSB 17.55)

PUBLIC HEARING 
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