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MATANUSKA-SUSITNA BOROUGH
PLANNING COMMISSION AGENDA

Vern Halter, Mayor Michael Brown, Borough Manager
PLANNING COMMISSION PLANNING & LAND USE
Mary Anderson, Vice-Chair, District 1 DEPARTMENT
Jason Ortiz, District 2 Alex Strawn, Planning & Land Use Director
Patricia Chesbro, District 3 Kim Sollien, Planning Services Manager
Colleen Vague, Chair, District 4 Mark Whisenhunt, Acting Development
Chris Elder, District 5 Services Manager
Stafford Glashan, District 6 Fred Wagner, Platting Officer
Sassan Mossanen, District 7 Karol Riese, Planning Clerk

Assembly Chambers of the

Dorothy Swanda Jones Building
350 E. Dahlia Avenue, Palmer

May 17, 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 a 6-foot distance between
yourself and others.

IN WRITING: You can submit written comments to the Planning Commission Clerk at
planning@matsugov.us.

TELEPHONIC TESTIMONY:

e Dial 1-855-290-3803; you will hear “joining conference” when you are admitted to the
meeting.

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

e 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.”

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

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

l. CALL TO ORDER, ROLL CALL, AND DETERMINATION OF QUORUM
Il. APPROVAL OF AGENDA
1. PLEDGE OF ALLEGIANCE

IV.  CONSENT AGENDA
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VI.

VII.

VIIIL.
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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. May 3, 2021, Regular Meeting Minutes.

B. INTRODUCTION FOR PUBLIC HEARING: QUASI-JUDICIAL MATTERS

1. Resolution PC 21-11, A Conditional Use Permit Modification In
Accordance With MSB 17.70 - Regulation of Alcoholic Beverage Uses;
Allowing For The Expansion Of The Beverage Dispensary (Bar And Beer
Garden) Associated With Moonstone Farm At 2141 S. Church Street; Tax
ID #17N01E16C012; Within Township 17 North, Range 1 East, Section 16,
Seward Meridian. Public Hearing: June 7, 2021 (Applicant: Michelle
Church dba Moonstone Farm; Staff: Peggy Horton).

C. INTRODUCTION FOR PUBLIC HEARING: LEGISLATIVE MATTERS
COMMITTEE REPORTS
AGENCY/STAFF REPORTS

LAND USE CLASSIFICATIONS

AUDIENCE PARTICIPATION (three minutes per person, for items not scheduled for
public hearing)

PUBLIC HEARING: QUASI-JUDICIAL MATTERS (public hearings shall not begin
before 6:15 p.m.)

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 or request more information to
the Planning Commission Clerk concerning the following matters at the time of
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 21-10, A Conditional Use Permit In Accordance With MSB 17.60
- Conditional Uses; Allowing For The Operation Of A Marijuana Cultivation
Facility, Located Along The North Shore Of Big Lake (No Site Address); Tax ID
#17N04W25D005; Within Township 17 North, Range 4 West, Section 25, Seward
Meridian (Applicant: Casey Wilkins for Northern Alliance; Staff: Peggy Horton).
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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 the definition of “Interested
Party. ” The procedures governing appeals to the Board of Adjustment & Appeals are contained
in MSB 15.39.010-250, available on the Borough website, www.matsugov.us, Borough Clerk’s
office, or at various libraries within the Borough.

X. PUBLIC HEARING: LEGISLATIVE MATTERS

Xl.  CORRESPONDENCE & INFORMATION

XII.  UNFINISHED BUSINESS

X1l NEW BUSINESS

XIV. COMMISSION BUSINESS
A Upcoming Planning Commission Agenda Items

XV. DIRECTOR AND COMMISSIONER COMMENTS

XVI. ADJOURNMENT (mandatory Midnight)

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
May 3, 2021

(Pages 5-14)

MINUTES
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MATANUSKA-SUSITNA BOROUGH REGULAR MEETING
PLANNING COMMISSION MINUTES May 3, 2021

The regular meeting of the Matanuska-Susitna Borough Planning Commission was held on May
3, 2021, at the Matanuska-Susitna Borough Assembly Chambers, 350 E. Dahlia Avenue, Palmer,
Alaska. The meeting was called to order at 6:41 p.m. by Chair Colleen Vague.

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

Planning Commission members present and establishing a quorum:
Ms. Mary Anderson, Assembly District #1, Vice-Chair
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*
Mr. Sassan Mossanen, Assembly District #7

Planning Commission members absent and excused were:
Staff in attendance:
Mr. Alex Strawn, Planning & Land Use Director
Ms. Shannon Bodolay, Assistant Borough Attorney
Mr. Mark Whisenhunt, Acting Development Services Manager/Planner 11
Ms. Kim Sollien, Planning Services Manager
Mr. John Ashenbrenner, Deputy Borough Attorney
Mr. Ted Eischeid, Planner Il
Ms. Karol Riese, Planning Commission Clerk
*Indicates that the individual attended telephonically.
1. APPROVAL OF AGENDA
Chair Vague inquired if there were any changes to the agenda.
GENERAL CONSENT: The agenda was approved without objection.
I1l. PLEDGE OF ALLEGIANCE
The pledge of allegiance was led by Ray Nix.
IV. CONSENT AGENDA
A. Minutes
1. April 19, 2021, regular meeting minutes
B. INTRODUCTION FOR PUBLIC HEARING: QUASI-JUDICIAL MATTERS

1. Resolution PC 21-10, A Conditional Use Permit In Accordance With MSB 17.60 -
Conditional Uses; Allowing For The Operation Of A Marijuana Cultivation Facility,
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PLANNING COMMISSION MINUTES May 3, 2021

Located Along The North Shore Of Big Lake (No Site Address); Tax ID
#17N04W25D005; Within Township 17 North, Range 4 West, Section 25, Seward
Meridian. Public Hearing: May 17, 2021 (Applicant: Casey Wilkins for Northern Alliance;
Staff: Peggy Horton).

C. INTRODUCTION FOR PUBLIC HEARING: LEGISLATIVE MATTERS
(None)

GENERAL CONSENT: The consent agenda was approved as amended 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.)

VIll. AUDIENCE PARTICIPATION (Three minutes per person.)
(There were no persons to be heard.)

MOTION:  Commissioner Anderson moved to cancel the Planning Commission meeting
scheduled for November 1, 2021. The motion was seconded.

VOTE: The main motion passed without objection.
IX. PUBLIC HEARING: QUASI-JUDICIAL MATTERS

Commissioner Mossannen recused himself; he is the applicant in Resolution PC 21-08 and
Resolution PC 21-009.

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

Chair Vague read the resolution title into the record.

Mr. Whisenhunt provided a staff report:
o Staff recommended approval of the resolution with conditions.

Commissioners questioned staff regarding:
o No questions at this time.
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MATANUSKA-SUSITNA BOROUGH REGULAR MEETING
PLANNING COMMISSION MINUTES May 3, 2021

Chair Vague invited the applicant or their representative to provide an overview of their
application.

Mr. Sassan, applicant, stated that he had nothing further to add and would answer questions.

Commissioners questioned the applicant regarding:
o Hours of operation.

Chair Vague opened the public hearing.

The following persons spoke in favor of Resolution PC 21-08: Ms. Sharon Motinino and Mr. Bill
Rodwell.

Chair Vague invited staff to respond to questions and statements from the audience.

Mr. Mossanen responded to statements from Ms. Motinino; the changes to be made; and his track
record of being community-minded.

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

MOTION:  Commissioner Glashan moved to approve Resolution PC 21-08. The motion was
seconded.

Discussion ensued.
VOTE: The main motion passed without objection.

Commissioner Mossannen recused himself; he is the applicant in Resolution PC 21-08 and
Resolution PC 21-009.

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

Chair Vague read the resolution title into the record.

Mr. Whisenhunt provided a staff report:
o Staff recommended approval of the resolution with conditions.

Commissioners questioned staff regarding:
o No questions.
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MATANUSKA-SUSITNA BOROUGH REGULAR MEETING
PLANNING COMMISSION MINUTES May 3, 2021

Chair Vague invited the applicant or their representative to provide an overview of their
application.

Mr. Mossanen, the applicant, provided an overview of their application and would answer
questions.

Commissioners questioned the applicant regarding:
o No questions.

Chair Vague opened the public hearing.

The following persons spoke in opposition of Resolution PC 21-09: Mr. Bill Rodwell.
Chair Vague invited the applicant to respond to questions and statements from the audience.
Mr. Mossanen spoke in response to Mr. Rodwell’s comments.

Commissioners questioned the applicant regarding:
o Screening.

Commissioners questioned staff regarding:
o Condition #5 being standard for these types of conditional use permits.

Mr. Mossanen spoke in response to the Commissioners question.
Mr. Whisenhunt responded to questions and statements from members of the Commission.

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

MOTION:  Commissioner Anderson moved to approve Resolution PC 21-09. The motion was
seconded.

Discussion ensued.
VOTE: The main motion passed without objection.

Recessed at 7:45 p.m.
Returned at 7:55 p.m.

Commissioner Mossanen returns to his role.
X. PUBLIC HEARING LEGISLATIVE MATTERS
A. Resolution PC 21-07, A Resolution Of The Matanuska-Susitna Borough Planning

Commission Recommending Assembly Adoption Of An Ordinance Adopting MSB 17.31
- Supplemental Wetlands Mitigation Provisions For Large-Scale Projects Requiring United

Planning Commission Meeting Minutes May 3, 2021 Page 4 of 7
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MATANUSKA-SUSITNA BOROUGH REGULAR MEETING
PLANNING COMMISSION MINUTES May 3, 2021

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 (Staff: Ted
Eischeid).

Chair Vague read the resolution title into the record.

Mr. Ted Eischeid provided a staff report:
o Staff recommended approval of the resolution.

Commissioners questioned staff regarding:

o Permit process; non-jurisdictional wetlands; explanation 17.61.010 non-conforming use
section; application modification process; mitigation; cost to the borough; the number of
mitigation banks; Court ruling - DEC water permit; current standards;

Chair Vague opened the public hearing.

The following persons spoke in favor of Resolution PC 21-07: Patricia Fischer, Margaret Stern,
Kendra Zamzow, Jim Sykes, and Mr. Ralph Hulbert.

The following persons spoke in regards to Resolution PC 21-07: Ray Nix

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

MOTION:  Commissioner Mossanen moved to approve Resolution PC 21-07. The motion was
seconded.

Amendment: Commissioner Mossanen moved a primary amendment; anything prior to January
1, 2010, would have grandfather rights; anything after January 1, 2010, would fall
under a CUP (non-conforming). The primary amendment was seconded.

Commissioner Mossanen withdrew the primary amendment.

MOTION:  Commissioner Anderson moved a primary amendment to add another “BE IT
FURTHER RESOLVED, the Planning Commission recommends removing the
following language from MSB 17.31.060(A)(1): *, but the requirements of this
chapter only apply to the additional acres resulting from the expansion”. The
primary amendment was seconded.

Discussion ensued.
Vote of Primary Amendment.
YES: Commissioner Chesbro, Commissioner Anderson, Commissioner Elder, and

Commissioner Mossanen
NO: Commissioner Vague, Commissioner Glashan, and Commissioner Ortiz

Planning Commission Meeting Minutes May 3, 2021 Page 5 of 7
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MATANUSKA-SUSITNA BOROUGH REGULAR MEETING
PLANNING COMMISSION MINUTES May 3, 2021

Primary Amendment passes with Commissioner Vague, Glashan and Ortiz opposed.

Main Motion Vote

YES: Commissioner Anderson, Commissioner Vague, Commissioner Elder, Commissioner
Ortiz, Commissioner Mossanen, and Commissioner Chesbro

NO: Commissioner Glashan

Main motion passes as amended with Commissioner Glashan opposed.

Xl. CORRESPONDENCE AND INFORMATION

A. Due to Elections, the November 1, 2021, Planning Commission meeting will need to be
canceled.

A motion was made earlier in the meeting.
B. Presented Board of Adjustments and Appeals Decision on Resolution PC 20-47.

XIl.  UNFINISHED BUSINESS
(There was no unfinished business.)

XII1. NEW BUSINESS - (There was no new business.)

XIV. COMMISSION BUSINESS

A. Adjudicatory

B Upcoming Planning Commission Agenda Items (Staff: Alex Strawn)
(Commission Business was presented, and no comments were noted.)

XV. DIRECTOR AND COMMISSIONER COMMENTS

Mr. Strawn:  Advised of open positions in the Planning and Land Use Department.

Commissioner Chesbro: Commended Ted Eischeid on his work.

Commissioner Anderson: Talkeetna’s community is divided over growth. Historic Places.

Commissioner Vague: Appreciates the work that staff does all the time. Love the longer days and
it is after 10:00 and still light.

Planning Commission Meeting Minutes May 3, 2021 Page 6 of 7
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MATANUSKA-SUSITNA BOROUGH REGULAR MEETING
PLANNING COMMISSION MINUTES May 3, 2021

XVI. ADJOURNMENT

The regular meeting adjourned at 10:08 p.m.

COLLEEN VAGUE
Planning Commission Chair

ATTEST:

KAROL RIESE
Planning Commission Clerk

Minutes approved:

Planning Commission Meeting Minutes May 3, 2021 Page 7 of 7
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INTRODUCTION FOR PUBLIC HEARING
QUASI-JUDICIAL

Resolution No. PC 21-11
Michelle Church dba Moonstone Farm

(Pages 15-42)

INTRODUCTION FOR PUBLIC HEARING
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MATANUSKA-SUSITNA BOROUGH

Planning and Land Use Department
Development Services Division
350 East Dahlia Avenue ® Palmer, AK 99645
Phone (907) 861-7822
www.matsugov.us

April 7, 2021

Michelle Church
2141 S. Church Street
Palmer, AK 99645

SUBJECT:  CUP Application for Alcoholic Beverage Use — Request for Required Information
LOCATION: 2141 S. Church Street (Tax ID# 17NO1E16C012)

Dear Mrs. Church,

Borough staff has reviewed the application material and the plans submitted on March 22, 2021
for a modification to a conditional use permit for Alcoholic Beverage Use (Beverage Dispensary)
per MSB 17.70 on the above referenced property. It has been determined that the following
information needs to be provided and/or clarified in order to process this request:

1.

The CUP approved July 8, 2020 had a fifth condition of approval that required “the structure
labeled as the “equipment shed” in the application material shall be moved or removed to
comply with the minimum setback requirements detailed in MSB 17.55 on or before October
1, 2020.” It may not be in your best interest to go before the Planning Commission without
complying with the prior conditions of approval. Staff recommends the equipment shed be
moved prior to setting a public hearing date or this modification.

MSB 17.70.030(B) requires “the proposed or existing location of all buildings and structures
on the site, size, height and bulk of building, signage, access points, buffering, proposed
contouring and landscaping, drainage, vehicular and pedestrian circulation patterns, parking
areas and the specific location of the use or uses to be made of the development shall be
submitted with the application.”
a. Update the two sheets of Drawing 2 (site map and property map) to show the
proposed and existing location of all buildings and structures on the site.
b. Provide the height of the railcar on the updated drawing and in the updated
narrative.

A call to the Fire Marshall’s office indicates you have not applied for a Plan Review for this
modification. Michelle Wagner, Permit Technician with Fire and Life Safety, stated it is
imperative you apply now for a Plan Review, before any additional work takes place. Please
call the Fire and Life Safety office at 907-861-8030. Provide the Approved Plan Review with
your updated narrative.

Page 1 of 2
Providing Outstanding Borough Services to the Matanuska-Susitna Community.
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4. Narrative states no exterior lighting, which is different than the prior CUP application. Please
explain in your updated narrative.

5. The narrative states and Diagram 1 shows an interior restroom in the railcar. A single porta
john is also shown on Drawing 2 (both sheets); will it also be available with this modification?

6. Please provide the location of the outside handwashing stations described in the narrative.

7. The sign for Moonstone Farm appears to be within the 25 setback. Currently, there is a
proposed ordinance related to signs and minimum setback requirements. The Planning
Commission heard the proposal April 5, 2021 and if the Assembly passes the draft ordinance,
it would resolve this matter.

8. The previous CUP application material stated the facility would be seasonally open May 15
through October 15. With this modification, are any changes to those dates expected? Please
explain in your updated narrative.

Once an application has been determined to be complete, staff will begin the public notification
process and schedule a public hearing.

Should you have any questions or require additional information, please feel free to contact me at
the above mailing address, phone: 861-7862, or email: peggy.horton@matsugov.us. Thank you
for your time and consideration on this matter.

Respectfully,
Peggy Horton

Planner II
Matanuska-Susitna Borough

Page 2 of 2
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From: Michelle Church

To: Peggy Horton

Subject: Re: CUP Application for Moonstone Farm

Date: Thursday, April 8, 2021 5:00:54 PM
Attachments: REQUEST FOR ADDITIONAL INFORMATION.docx

[EXTERNAL EMAIL - CAUTION: Do not open unexpected attachments or links.]
Dear Ms Horton,;

Attached is a response to your request for additional information regarding our CUP Application for Alcoholic
Beverage Use. We are completely confident in having met all the requirements of the CUP prior to a public hearing
in June. Because the CUP operation will occur during the summer season, it is important to go ahead and start the
public notification process and get on the Planning Commission docket.

If you have any other questions please let me know. Thank you.

Michelle Church
Moonstone Farm
(907)354-1887

>On Apr 7, 2021, at 2:29 PM, Peggy Horton <Peggy.Horton@matsugov.us> wrote:
>
>


mailto:akherbandorganics@gmail.com
mailto:Peggy.Horton@matsugov.us

REQUEST FOR ADDITIONAL INFORMATION

CUP APPLICATION FOR ALCOHOLIC BEVERAGE USE

2141 S CHURCH STREET (TAX ID# 17N01I16C012)



1. As stated in our CUP application, we are aware that the setback violation must be resolved PRIOR to the CUP activity taking place. We are in the process of moving the second building. We do not foresee any problem having this accomplished prior to June.



2. [bookmark: _GoBack]Drawing 2 submitted on March 22, 2021 shows all existing buildings on the property, including the rail car. Dimensions of ALL the buildings are provided on the drawing in a text box on the right side of the drawing.  The rail car dimensions are included (50X10X11 – 50’ long, 10’wide, 11’high). This is the exact drawing that was submitted and approved by the Planning Commission in 2020 with the update of the rail car in place of the original 12X12 cabin. The rail car location is provided on Drawing 2 and is to scale.



3. We will contact the Fire Marshall to schedule a Plan Review. We will provide the review as soon as we receive it. 



4. Exterior lighting will consist of a single yard light on both the north and south side of the rail car. Lighting issues off site will not be a problem.  As the CUP operation will only be occurring May through October, it is not anticipated there will ever be a need for lighting during business hours.



5. We are not planning on utilizing the port-a-john afterall.



6. An outside hand washing station will be located on the northwest side of the railcar.



7. The Moonstone Farm sign is a painted rock. 



8. As our liquor license is a seasonal license, we will be operating May 15 through October 15. 
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PUBLIC HEARING
QUASI-JUDICIAL

Resolution No. PC 21-10

Northern Alliance

(Pages 43-154)

PUBLIC HEARING
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