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MATANUSKA-SUSITNA BOROUGH 

PLANNING COMMISSION AGENDA 

Edna DeVries, Mayor 

PLANNING COMMISSION 

Doug Glenn, District 1 

Richard Allen, District 2 

Patricia Chesbro, District 3, Vice-Chair 

Mike Rubeo, District 4 

Chris Elder, District 5 

Stafford Glashan, District 6, Chair 

Curt Scoggin, District 7 

Michael Brown, Borough Manager 

PLANNING & LAND USE 

DEPARTMENT 

Alex Strawn, Planning & Land Use Director 

Kim Sollien, Planning Services Manager 

Jason Ortiz, Development Services 

Manager 

Fred Wagner, Platting Officer 

Karol Riese, Planning Clerk 

Assembly Chambers of the 

Dorothy Swanda Jones Building 

350 E. Dahlia Avenue, Palmer 

March 21, 2022 

REGULAR MEETING 

6:00 p.m. 

Ways to participate in the meeting: 

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 

msb.planning.commission@matsugov.us. 

TELEPHONIC TESTIMONY: 

(We are having intermittent technical difficulties with our software; if you would like to 

submit comments, please submit comments to the email address above by the Friday before 

the meeting.) 

 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.” (There may be a delay, please be

patient with the system.) 

 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.

Ways to observe the meeting: 

FACEBOOK LIVE at www.facebook.com/MatSuBorough  

 Questions or comments will not be answered; please call the number above if you have a

comment or concern.

I. CALL TO ORDER, ROLL CALL, AND DETERMINATION OF QUORUM
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II. APPROVAL OF AGENDA 

 

III. PLEDGE OF ALLEGIANCE 

 

IV. CONSENT AGENDA 

 

A. MINUTES 

 Regular Meeting Minutes:  2/28/2022 and 3/7/2022 

 

B. INTRODUCTION FOR PUBLIC HEARING: QUASI-JUDICIAL MATTERS 

 

C. INTRODUCTION FOR PUBLIC HEARING: LEGISLATIVE MATTERS 

         

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 (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). 

 

Resolution PC 22-04 A conditional use permit in accordance with MSB 17.17 – Denali 

State Park Special Land Use District: for the operation of a 

commercial use (horse and wagon rides) at 10578 E. Walter Harper 

Way, Tax ID # 29N05W33D012 & 29N05W33D028; within 

Township 29 North, Range 5 West, Section 33 Seward Meridian   

(Applicant: Steve Van  Troba, dba D & S Alaskan Trail Rides; Staff:  

Mark Whisenhunt, Planner II). 

 

X. PUBLIC HEARING: LEGISLATIVE MATTERS  

 

Resolution PC 22-07  A resolution of the Matanuska-Susitna Borough Planning 

Commission recommending approval of an ordinance increasing the 

separation distance between gravel extraction and the seasonal high 

water table from four feet to ten feet (Staff: Alex Strawn, Planning 

and Land Use Director). 

 

XI. CORRESPONDENCE & INFORMATION 

 

XII. UNFINISHED BUSINESS  

 

XIII. NEW BUSINESS  
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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 

MINUTES 

February 28, 2022

(Pages 5 - 10 ) 

Planning Commission Packet 03-21-2022 
Page 5 of 184



Planning Commission Packet 03-21-2022 
Page 6 of 184



MATANUSKA-SUSITNA BOROUGH SPECIAL MEETING 

PLANNING COMMISSION MINUTES February 28, 2022 
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The regular meeting of the Matanuska-Susitna Borough Planning Commission was held on 

February 28, 2022, at the Matanuska-Susitna Borough Assembly Chambers, 350 E. Dahlia 

Avenue, Palmer, Alaska. The meeting was called to order at 6:01 p.m. by Chair Stafford Glashan. 

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

Planning Commission members present and establishing a quorum: 

Mr. Doug Glenn, Assembly District #1 * 

Mr. Richard Allen, Assembly District #2 * 

Ms. Patricia Chesbro, Assembly District #3 

Mr. Michael Rubeo, Assembly District #4 

Mr. Stafford Glashan, Assembly District #6 

Mr. Curt Scoggin, Assembly District #7 

Planning Commission members absent and excused were: 

Mr. Chris Elder, Assembly District #5 

Staff in attendance: 

Mr. Alex Strawn, Planning and Land Use Director 

Mr. Jason Ortiz, Development Services Manager 

Ms. Denise Michalske, Assistant Borough Attorney 

Ms. Karol Riese, Planning Depart. Administrative Specialist/Planning Commission Clerk 

*Indicates that the individual attended telephonically.

II. APPROVAL OF AGENDA

Chair Glashan 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 Mr. Alex Strawn. 

IV. CONSENT AGENDA

(None)

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.)

DRAFT
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PLANNING COMMISSION MINUTES February 28, 2022 
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VIII. AUDIENCE PARTICIPATION (Three minutes per person.)

(There were no persons to be heard.) 

IX. PUBLIC HEARING: QUASI-JUDICIAL MATTERS

(none)

X. PUBLIC HEARING LEGISLATIVE MATTERS

Resolution PC 22-02 A Resolution of the Matanuska-Susitna Borough Planning 

Commission recommending approval of an ordinance amending 

MSB 17.30 Conditional Use Permit for Earth Materials Extraction 

Activities to allow for an exemption of 20,000 cubic yards annually 

without a permit (Staff:  Alex Strawn, Planning and Land Use 

Director). 

Chair Glashan read the resolution title into the record. 

Mr. Strawn provided a staff report. 

Commissioners questioned staff regarding: 

 Costs we are talking about for a CUP

 Extraction Operations under this proposal – eliminate setbacks and screenings

Chair Glashan opened the public hearing. 

The following persons spoke regarding Planning Commission Resolution 22-02: Mr. Steve 

Colligan, Ms. Jill Adamson, Mr. Frank Sihlar, Ms. Claudia Sihlar, Mr. Chad Scott, Mr. Roger 

Oliver, Mr. Murph O’Brien, Mr. David Fraker, Ms. Kathleen Koeneman, Ms. Natalie Hanousek, 

Ms. Sara Gotschall, Ms. Sandra Phillips-Johnson, Ms. Amy Petite, Ms. Patricia Fisher, Mr. Mark 

Cottini, Mr. Jim Sykes, Mr. Mike Szymanski, Ms. Casey Elliott, Mr. Stewart Edwards, Ms. 

Rebecca Cozad,  

There being no one else to be heard, Chair Glashan closed the public hearing and discussion moved 

to the Planning Commission.   

MOTION: Commissioner Chesbro moved Planning Commission Resolution 22-02. The 

motion was seconded.  

Discussion Ensued. 

VOTE: Motion was denied.  

Yes: (0) 

No:  (6) Commissioner Rubeo, Chesbro, Glashan, Glenn, Scoggin, and

Allen. 

DRAFT
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MOTION: Commissioner Chesbro moved Planning Commission Resolution 22-06.  The 

motion was seconded. 

 

MOTION: Commissioner Chesbro moved an amendment to Planning Commission 

Resolution 22-06.  The motion was seconded. 

 

Whereas, the current ordinance was developed with significant public and professional 

input. 

 

VOTE: Motion was approved.   

Yes: (6) Commissioner Glashan, Rubeo, Chesbro, Scoggin, Glenn, and Allen. 

 

MOTION: Commissioner Chesbro moved an amendment to Planning Commission 

Resolution 22-06.  The motion was seconded. 

 

Whereas, public testimony from individuals and industry support the current requirements 

of MSB 17.30. 

 

VOTE: Motion was approved.   

Yes: (6) Commissioner Glashan, Rubeo, Chesbro, Scoggin, Glenn, and Allen. 

 

VOTE: Main Motion was approved as amended.   

Yes: (6) Commissioner Glashan, Rubeo, Chesbro, Scoggin, Glenn, and Allen. 

 

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 

 (There was no commission business.) 

 

XV. DIRECTOR AND COMMISSIONER COMMENTS 

 

Commissioner Scoggin: I’ve seen this – often too broad – zoning.  Understand the 

regulations. 

 

Commissioner Glenn: This was not thought out.   

 

Commissioner Chesbro: Appreciate the people coming out to testify. 

 

Commissioner Glashan: Thanked everyone for showing up. 
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XVI. ADJOURNMENT 
 

The regular meeting adjourned at 7:18 p.m. 

 

 

 

  

 STAFFORD GLASHAN,  

Planning Commission Chair  

 

 

ATTEST: 

 

 

  

KAROL RIESE, Planning Commission Clerk  

 

Minutes approved: _____________________ 

DRAFT
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MATANUSKA-SUSITNA BOROUGH REGULAR MEETING 

PLANNING COMMISSION MINUTES March 7, 2022  
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Planning Commission Meeting Minutes March 7, 2022 Page 1 of 3 

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

7, 2022, at the Matanuska-Susitna Borough Assembly Chambers, 350 E. Dahlia Avenue, Palmer, 

Alaska. The meeting was called to order at 6:00 p.m. by Chair Stafford Glashan. 

 

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

 

Planning Commission members present and establishing a quorum: 

Mr. Doug Glenn, Assembly District #1 

Mr. Richard Allen, Assembly District #2 

Ms. Patricia Chesbro, Assembly District #3 

Mr. Michael Rubeo, Assembly District #4 

Mr. Stafford Glashan, Assembly District #6 

Mr. Curt Scoggin, Assembly District #7 

 

Planning Commission members absent and excused were: 

 Mr. Chris Elder, Assembly District #5 

 

Staff in attendance: 

Mr. Jason Ortiz, Development Services Manager 

Ms. Karol Riese, Planning Depart. Administrative Specialist/Planning Commission Clerk 

 

*Indicates that the individual attended telephonically. 

 

II. APPROVAL OF AGENDA 

 

Chair Glashan 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 Chair Glashan. 

 

IV. CONSENT AGENDA 

 

A. Minutes   February 7, 2022 – Regular Meeting 

 

B. INTRODUCTION FOR PUBLIC HEARING: QUASI-JUDICIAL MATTERS  

 

Resolution PC 22-04 A conditional use permit in accordance with MSB 17.17 – Denali 

State Park Special Land Use District: for the operation of a 

commercial use (horse and wagon rides) at 10578 E. Walter Harper 

Way, Tax ID # 29N05W33D012 & 29N05W33D028; within 

Township 29 North, Range 5 West, Section 33 Seward Meridian,  

Public Hearing: March 21, 2022, (Applicant: Steve Van  Troba, dba 

D & S Alaskan Trail Rides; Staff:  Mark Whisenhunt, Planner II). 
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C. INTRODUCTION FOR PUBLIC HEARING: LEGISLATIVE MATTERS  

 

Resolution PC 22-07  A resolution of the Matanuska-Susitna Borough Planning 

Commission recommending approval of an ordinance increasing 

the separation distance between gravel extraction and the seasonal 

high water table from four feet to ten feet, Public Hearing: March 

21, 2022, (Staff: Alex Strawn, Planning and Land Use Director). 

 

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  
 (none) 

 

X. PUBLIC HEARING LEGISLATIVE MATTERS 

 (none) 

 

XI. CORRESPONDENCE AND INFORMATION 

 

XII. UNFINISHED BUSINESS 

(There was no unfinished business.) 

 

XIII. NEW BUSINESS  

 

XIV. COMMISSION BUSINESS 

 

A. Upcoming Planning Commission Agenda Items 

 Commission Business was presented, and no comments were noted. 

 

XV. DIRECTOR AND COMMISSIONER COMMENTS 

 

Chesbro:   Appreciated hearing how the ordinance came about.  Encourage staff to give a 

history on Ordinances. 

 

Glashan: Echo Commissioner Chesbro’s comments. 
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XVI. ADJOURNMENT 
 

The regular meeting adjourned at 6:06 p.m. 

 

 

 

  

 STAFFORD GLASHAN,  

Planning Commission Chair  

 

 

ATTEST: 

 

 

  

KAROL RIESE, Planning Commission Clerk  

 

Minutes approved: _____________________ 
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PUBLIC HEARING QUASI-JUDICIAL 

Resolution No. PC 22-04
Steve Van Troba d/b/a D&S Alaskan Trail Rides

(Pages 17 - 152)

PUBLIC HEARING 
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Mark Whisenhunt 

From: 
Sent: 
To: 
Subject: 
Attachments: 

Greetings, 

Mark Whisenhunt 
Thursday, August 19, 2021 4:01 PM 
'akrides@mtaonline.net' 
Application for CUP 
2021 -RS-085.pdf 

On August 5, 2021 Director Strawn mentioned to me that you would follow up with me via phone. Since I haven't heard 
anything since the Assembly's approval to waive your Conditional Use Permit fee, I thought I'd reach out to you. 

I am in receipt of the document you submitted on July 22, 2021, which speaks to your site plans. However, I have not 
received an updated site plan which meets our standards. Please give me a call at your convenience so we can discuss 
your application further. Thank you. 

Respectfully, 

Mark Whisenhunt 
Planner II 
Matanuska-Susitna Borough 
Office: (907) 861-8527 
mark.whisenhunt@matsugov.us 

1 
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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 • Fax (907) 861-81 58 

www.permitcenter@matsugov.us 

July 16, 2021 

Steve Van Troba 
PO Box 1437 
Palmer, AK 99645 

Subject: 

Location: 

Conditional Use Permit Application for Denali State Park Special Land Use 
District - Request for Additional Information 

Parcel Account # 29N05W33D012 and 29N05W33D028 

Dear Mr. Van Troba, 

Borough staff has reviewed the additional application material and the site plan(s) submitted on 
May 24, 2021 for a Conditional Use Permit to operate a commercial use under MSB 17.17 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 

l. Site Plans: 
a. An as-built survey will need to be submitted in order to process this request. As per our 

discussions on February 17, 2021, May 3 & 10, 2021, July 12, 2021, and indicated in 
a request for additional information letter emailed to you on February 6, 2019, and 
March 13, 2019 an as-built survey is required to properly establish lot lines and setback 
distances. After staffs review of the subject parcels, and as specified by you in our 
discussion on February 20, 2019, it appears a barn has been constructed that is located 
on both subject parcels (29N05W33D012 and 29N05W33D028). Our office 
understands that you have modified the building. However, an as-built survey and site 
plan are required to show building is no longer a setback violation. 

Here is the relevant code pertaining to this situation: 

MSB 17.17.110 Setback Requirements states: "Except for signs, no structure shall be 
erected within 75 feet of the right-of-way of the George Parks Highway. In all other 
cases, the setback requirements specified in MSB 17. 55 shall apply. " 
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MSB 17.55.0 I 0(8) states: "Except where specifically provided other-wise by 
ordinance, no jitrthermost protruding portion of any structure or building line shall be 
located nearer than ten feet from any side or rear lot line." 

Even though the subject parcels share the same owner, structures must still meet the 
above referenced setbacks. Staff is tasked w ith process ing conditional use permits and 
must do so based explic itly on the code. Staff makes a recommendation to the Planning 
Commission based on MSB code and the findings of fact of the use. W ithout an as
built survey to establish setback d istances, rights-of-way, etc. staff would be unable to 
recommend approval of the conditional use in the ir staff report to the P lanning 
Commission. 

b. Please provide a detailed s ite plan, drawn to scale, that inc ludes the information 
required in the application and that meets the requirements as described in MSB 
17.1 7.170(B)(3). 17. l 7. l 70(B)(3) states : "a detailed site plan showing the proposed 
location of all buildings and structures on the site, access points, visual screening, 
biif.fering, drainage, vehicular and pedestrian circulation patterns, parking areas and 
the specific location of the proposed land use or uses, together with other information 
as may be required to comply with the standards for a conditional use listed in this 
chapter and in other pertinent sections of this chapter. " 

Once the items above have been addressed and we have determined the applicat ion to be complete, 
staff can begin the public notice process. Should you have any questions or require additional 
info rmation, please feel free to contact me at the above mailing address, phone: 861-8527, or email : 
mark.whisenhunt@ matsugov.us. Thank you for your time and consideration on this matter. 

Respectfully, 

ltJLl,JJJ 
Mark Whisenhunt, Planner II 
Development Services Division 
Matanuska-Sus itna Borough 
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Mark Whisenhunt 

From: 
Sent: 
To: 
Subject: 
Attachments: 

Greetings, 

Mark Whisenhunt 
Friday, July 16, 2021 3:57 PM 
'akrides@mtaonline.net' 
Alaska Trail Rides: RFAI 7-16-21 
AK Trail Rides RFAI 7-16-21.pdf 

Please see the attached letter requesting additional information pertaining to your application for Conditional Use 
Permit. 

Respectfully, 

Mark Whisenhunt 
Planner II 
Matanuska-Susitna Borough 
Office: (907) 861-8527 
mark.whisenhunt@matsugov.us 

1 
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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 • Fax (907) 861-8158 

www.permitcenter@matsugov.us 

March 13, 2019 

Steve Van Troha 
PO Box 1437 
Palmer, AK 99645 

Subject: 

Location: 

Conditional Use Permit Application for Denali State Park Special Land Use 
District - Request for Additional Information 

Parcel Account# 29N05W33D012 and 29N05W33D028 

Dear Mr. Van Troha, 

Borough staff has reviewed the additional application material and the site plan(s) submitted on 
February 20, 2019 for a Conditional Use Permit to operate a commercial use under MSB 17 .17 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. Site Plans: 
a. An as-built survey will need to be submitted in order to process this request. As per 

our discussions on February 11, 2019, February 20, 2019, March 8, 2019, and 
indicated in a request for additional information letter emailed to you on February 
6, 2019, an as-built survey is required to properly establish lot lines and setback 
distances. After staffs review of the subject parcels, and as specified by you in our 
discussion on February 20, 2019, it appears a barn has been constructed that is 
located on both subject parcels (29N05W33D012 and 29N05W33D028). 

Here is the relevant code pertaining to this situation: 

MSB 17.17.110 Setback Requirements states: "Except for signs, no structure shall 
be erected within 75 feet of the right-of way of the George Parks Highway. In all 
other cases, the setback requirements specified in MSB 17.55 shall apply." 

MSB 17.55.0l0(B) states: "Except where specifically provided other-wise by 
ordinance, no furthermost protruding portion of any structure or building line shall 
be located nearer than ten feet from any side or rear lot line. " 

Page 1 of2 

Planning Commission Packet 03-21-2022 
Page 34 of 184



Even though the subject parcels share the same owner, structures must still meet 
the above referenced setbacks. Staff is tasked with processing conditional use 
permits and must do so based explicitly on the code. Staff makes a recommendation 
to the Planning Commission based on MSB code and the findings of fact of the use. 
Without an as-built survey to establish setback distances, rights-of-way, etc. staff 
would be unable to recommend approval of the conditional use in their staff report 
to the Planning Commission. 

If an as-built survey confirms that a structure or structures are in violation of the 
setbacks established in MSB 17.55 there are a couple of potential solutions to move 
forward so you are compliant with the code. One solution would be to move or alter 
the structure(s) so it would not be in violation of MSB code. Another option would 
be to involve the Platting department and submit an application to move the lot line, 
or you could apply to combine the two parcels into one. 

b. Please provide a detailed site plan, drawn to scale, that includes the information 
required in the application and that meets the requirements as described in MSB 
17.17.170(8)(3). 17.17.170(8)(3) states: "a detailed site plan showing the 
proposed location of all buildings and structures on the site, access points, visual 
screening, buffering, drainage, vehicular and pedestrian circulation patterns, 
parking areas and the specific location of the proposed land use or uses, together 
with other information as may be required to comply with the standards for a 
conditional use listed in this chapter and in other pertinent sections of this 
chapter." 

Once the items above have been addressed and we have determined the application to be complete, 
staff can begin the public notice process. 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: 
joseph.metzger@matsugov.us. Thank you for your time and consideration on this matter. 

Respectfully, 

9//~ 
Joseph Metzger, Planner II 
Development Services Division 
Matanuska-Susitna Borough 
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Photos taken by 
Mark Whisenhunt during  

March 1, 2022 site visit 
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Code Compliance 
Case Notes and Photos 
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Conditional Use Permit 

#C9702
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MATANUSKA-SUSITNA BOROUG'iNanuska-SusftnaBoro h 
Planning and Land Use Department PermitCenter ug 

Development Services Division MAY 2 4 202l 
350 East Dahlia Avenue• Palmer, AK 99645 
Phone (907) 861-7822 • Fax (907) 861 -7876 

Email: pennitcenter@matsugov.us Received 

BASIC APPLICATION FOR A CONDITIONAL USE PERMIT 

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: 
__ $1,000 for Conditional Use Permit 

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 Property Township: ;). Cf n,' , Range: .$ U , Section: 3 3 , Meridian _5_W) 
MSB Tax Account# -------------------- ----- --
SUB D MS ION: . BLOCK(S): --- ' LOT(S): Do18--0o IJ,... 

STREET ADDRESS: ~nu .. d Oceccir11~ ~ 'l'i rv o!S w3¼ f}o 12 4 19Wo.5 w 3.3 Doc2B 
(US Survey, Aliquot Part, Lat. /Long. etc) ____ _____________ __ _ 

Ownership A written authorization by the owner must be attached for an agent or contact person, if 
the owner is using one for the application. Ts authorization attached? o Yes o No o NIA 

Name of Property Owner Name of Agent/ Contact for application 

~ +~v..JL Vo."' iQ.c) bet :S i..e.v . .e. Va II\ ·,-i2"D ¥)a 
Address: Q O~ \?Ox: / J./ 3 7 Address: Qo,Goy llf32 

PQ I m . .e iR f/K q °t &, 4 'J Pal 1"1? -e i2 fl k c, 9 &Jt s 
Phne: Hm'l'i5Mi'J.e:.i Fax 5~1N) . ..IL Phne: Hn,-¥1-J.Jc'n Fax .5Ct ~ 

Wk ____ Cell ;l 31- 12 D7 Wk ___ ~ _ Cell .1 '31, - 1Jci1 
E-mail ~ l\ a..\d-".s (_fl) M ft.\ c::. b /; h-<. , Vl.4? ~ E-mail o. \( Q_\ ~.g_5 ~ ,n{a o 1,,liilJ..e:> v1a• 

PROJECT DESCRIPTION & APPLICABLE CODE 
1. The proposed development requires a conditional use pennit under MSB Code Chapter 

D- 17 

2. Attach a w1itten, detailed project description. 

Revised 7/ 1/2015 Permit# \ 11 l 1 b 19 DbO J Page 1 of 4 
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Access/Driveway Yes No Attached 
1. This prnject will have access to what street(s)? )(' 

2. Is the street Borough maintained, State (ADOT/PF) 
maintained, or Private? )( 

3. Will this project require a new or modified driveway to a 
street or road? '')( 

4. Does this project have an existing driveway permit? ·x 
5. Provide copy of driveway permit '/.. 

Water Supply Yes No 

• None 

• Existing 

• Proposed 

• Private well/cistern " • Public/Community 

Sewa2e Disposal Yes No 

• None 

• Existing 

• Proposed 

• Pit P1ivy 

• Holding Tank X 
• Septic Tank y; 
• Public/ Community 

• Other (specify) 

Nonconforming Uses and Structures Yes No Attached 
1. Is this an expansion of a pre-existing legal 

nonconforming use or structure? x: 
2. If yes, this use has lawfully existed in this location since 

what date? (l/i4 
3. If yes, has the nonconfonning use been discontinued for I 

more than 12 consecutive months since it began? '( 
4. If yes, list the date the used was discontinued and the date 

the use resumed. ·-y: 
5. Describe the proposed expansion/increase of the pre-

existing legal nonconforming use. ,<' 
6. To establish Grandfather Righ ts for a use, complete this 

form (including attachments), also include a copy of the 
1.-[ IS 

earliest business license and other evidence of the 
continued existence of the use at this site since the date X 
since the date the use became nonconfonning. 

Revised 7/1/201 5 Permit# \ 1 i7 J.o t 9 DOo I Page 2 of 4 
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SITE PLAN - Attach a detailed site plan, drawn to scale, showing the Attached 
following information: (Some codes require site plans am/ drawings to be 

✓ 
prepared by certified professionals) , 

1. Setback distances of structure(s) from the lot lines, rights-of-way, and ✓ 
waterbodies. 

2. Adjacent streets, pubic easements and rights-of-way V 
3. Existing and proposed buildings and structures (including tanks and ✓ 

chemical processing equipment) 
4. Access points v 
5. Buffering - Visual and Sound ✓ 
6. Vehicular and pedestrian circulation patterns v 
7. Location and dimensions of parking areas to be provided, including 

individual parking spaces I 
8. Loading areas ✓ 
9. Storage and processing areas ✓ 
10. Lighting ,, 
11. Topography :/ 
12. Drainage management plan 
13. Sources of noise 
14. Fences V 
15. Berms 
16. Landscaping 
17. Signage 
18. Scale and North Arrow v 

DIMENSIONAL DRA WING(S) - Attach a dimensional drawing of the Attached 
horizontal views of the structure(s), drawn to scale, showing the following 

✓ information: (*If more than one structure is proposed, attach requested 
information about each.) 

1. Dimensions of all structures ✓ 

2. Modifications 
3. Identify use areas with locations and dimensions v 
4. Delineate areas of expansion or change in use 
5. Other details sufficient to adjudicate the application 
6. Fill - Cubic Yards 
7. Excavation - Cubic Yards 
8. Scale and North Arrow V 

Revised 7/ 1/201 5 Pe1mit# ( 11) 1-0 Io/ 000 I Page 3 of 4 
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OTHER PERMITS, COVENANTS, PLAT NOTES, DEED Attached Applied For 
RESTRICTION, ETC. It is the responsibility of the owner and 
applicant to identify and comply with all applicable private 
restrictions such as covenants and plat notes, as well as all local, 
state and federal regulations applicable to this development and 
to obtain all necessaty authorizations and permits. Any 
commercial use requires State and Borough business license. 
City business licenses may also be required. State Fire 
Marshall's review may be required/or state.fire and building 
codes. 
Permit Name/# 
Permit Name/# 
Permit Name/# 
Permit Name/# 

OWNER'S STATEMENT: I am owner of the following property: 

MSB Tax parcel ID #(s) ----,-----,--,----,------------------,----------and, 
I hereby apply for approval conditional use pennit on that property as described in this application. 

I understand all activity must be conducted in compliance with all applicable standards of MSB __ 
and with all other applicable borough, state or federal laws. 

I understand that other mies such as local, state and federal regulations, covenants, plat notes, and deed 
restrictions may be applicable and other permits or authorization may be required. I understand that the 
borough may also impose conditions and safeguards designed to protect the public's health, safety and 
welfare and ensure the compatibility of the use with other adjacent uses. 

I understand that it is my responsibility to identify and comply with all applicable mies and conditions, 
covenants, plat notes, and deed restrictions, including changes that may occur in such requirements. 

I understand that this permit and zoning status may transfer to subsequent owners of this land and that it is 
my responsibility to disclose the requirements of this status to the buyer when I sell the land. 

I understand that changes from the approved conditional use permit may require further authorization by 
the Borough Planning Commission. I understand that failure to provide applicable documentation of 
compliance with approved requirements, or violation of such requirements will nullify legal status, and 
may result in penalties. 

I grant permission for borough staff members to enter onto the property as needed to process this 
application and monitor compliance. Such access will at a minimum, be allowed when the activity is 
occurring and, with prior notice, at other times necessary to monitor compliance. 

The information submitted in this application is accurate and complete to the best ofmy knowledge. 

Signature: Prope1ty Owner Printed Name 

'9 I 

Revised 7 / l/20 I 5 Pe1mit# t 1 I 7 J.. OJ~ Ooc J Page 4 of 4 
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Adopted: 08/03/21 

MATANUSKA-SUSITNA BOROUGH 
RESOLUTION SERIAL NO. 21-085 

A RESOLUTION OF THE MATANUSKA-SUSITNA BOROUGH ASSEMBLY WAIVING THE 
FEE FOR A CONDITIONAL USE PERMIT WITHIN DENALI STATE PARK SPECIAL 
LAND USE DISTRICT. 

WHEREAS , MSB 17 . 17 Denali State Park Special Land Use District 

was adopted in 1991; and 

WHEREAS , a conditional use permit is required for all 

corrunercial uses within the boundary of t he district; and 

WHEREAS , i n 1997 Steven K. Van Troba doing business as Alaska 

Trail Rides I nc. was issued a conditional use permit for operation 

of a seasonal trail wagon ride business and tourist-oriented gold 

panning operation within the boundary of the district ; and 

WHEREAS , the conditional use permit and associated 

application material were for Souteast 1/4 Southeast 1/4 Southeast 

1/4 of Township 29 North, Range 5 West, Section 33 , Seward 

Meridian; and 

WHEREAS , the business was erroneously developed on a 

separate, unpermitted property, approximately 1000 feet west of 

the permitted property; and 

WHEREAS , the business operated nearly 20 years without 

complaint but the operator would like to modify the conditional 

use permit in order to accurately reflect the location of the 

business; and 

Page 1 of 2 Resolution Serial No. 21-085 
IM No . 21 - 167 
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WHEREAS, t he fee for modification of a Denali State Park 

conditional use permit is $1 , 500. 

NOW, THEREFORE, BE IT RESOLVED , the fee for a conditional use 

permit for a commercial use within the Denali State Park Special 

Land Use District on parce l s 29N05W33D012 and 29N05W33D028 is 

hereby waived. 

BE IT FURTHER RESOLVED, this is a one-time fee waiver and 

shall expire two years from the date of adoption of this 

resolution. 

ADOPTED by t he Matanuska-Susitna Borough Assembly t h is 3 day 

of August , 202 1. 

ATTEST: 

Bo r ough Cl erk 

(SEAL) _ 

PASSED UNANIMOUSLY: Hale, No we rs, McKee , Yundt , Tew , Sumner, a nd 
Boeve 

Page 2 o f 2 Re solut i o n Seri al No . 2 1 - 085 
I M No . 2 1 - 167 

Planning Commission Packet 03-21-2022 
Page 127 of 184



December 13, 2021 

D & S Alaskan Trail Rides, Inc. 

P. 0. Box 1437 

Palmer, Alaska 99645 

Dear Mark Whisenhunt 

To answer the question on Lot Lines at Mile 133 Parks Hwy. 

Pamela Ness met me up at the stables and took pictures and said everything looked fine. 

As far, as the survey aerial as belt, the pictures that you have are for reference purposes only, not for 

the survey. 

If the borough doesn't agree with my measurements and that I have to move the barn. Which I have 

done this already for the lot lines. I have proved to the best of my ability the lot Lines, than the borough 

has to provide D & S Alaskan Trail Rides, Inc. with lot line markers. 

Sincerely, 

Steve Van Troba 

Owner D & S Alaskan Trail Rides, Inc 

CC: file 

lo)~t[g~'\§~ln\ 
lK\ DEC 1 3 2021 ~ 

Mat-Su Borough 
Development Services 
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July 21, 2021 

Addressing issues for D & S Alaskan Trail Rides, Inc. 

Parking: 

IO)~t~~'W~fn\ 
lfu JUL 2 2 2021 ~ 

Mat-Su Borough 
Development Services 

D & S Alaskan Trail Rides, Inc. has no public parking. D & S Alaskan Trail Rides, Inc. uses 2 vans to pick 

up guest at the lodge and transport them back to the stables. There is company parking and employee 

parking on the north end of the barn out of the way of the vans and guest. 

The wagon ride ~ ks up the guest from the lodge and rides on the subdivision road to the 

Gazebo and then back to the lodge. 

Buffer 

The buffer area around the stables is heavy wooded and is not visible from any road. 

Access 

Access to the stable is off a subdivision road in which is maintained by D & S Alaskan Trail Ride, Inc. in 

the summer and Paul Kragness in the winter. 

Drainage 

Water drainage is to the west of the bunk house and the barn water drainage is managed by D & S 

Alaskan Trail I Rides to prevent any pooling or standing water around the stables and drains into the 

ground surface. 

Horse Pasture 
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The horses are contained in an electric fence west of the barn. The Horses are kept in the barn during 

the day and out in the past ure at night. Also 1 wrangler is always in the lookout in case fence goes off. 

Scale 

The Sca le used is Architect sca le 3/32 of an inch. 

Lot Lines 

Barn has been moved so t here is a 10' separation between t he lot line and any structure indicated in the 

drawings. 

Fees' 

D & S Alaskan Tra il Rides, Inc. is asking t he bourgh to suspend t he $1,000.00 conditional use permit 

application fee. This fee was paid in 1997 and a mistake was made either by the borough or D & S 

Alaskan Trail Rides, Inc. in 1997. The borough found the mistake in 2019 after operating for 20 years, the 

current lots have been changed, to lot 55 and 56. 

An As-Built Survey 

The land that D & S has was native land and has not been in a survey, Craig Hanson Surveying Company 

informed D& S Alaskan Trail Rides, inc. that it would cost roughly between 14,000 to 16,000 to have it 

surveyed. D & S Alaskan Trai l Rides, Inc. leased this property from Leonard Kragness who owned the 

property before sell ing Lot 55 and 56 to D & S Alaskan Trail Rides, Inc. in 2019. D & S Alaskan Trail Rides, 

Inc. has been closed for the past 2 years because of Covid 19. So money is very t ight, D & S Alaskan Trail 

Rides, Inc. is using what money it has to feed the horses and pay D & S Alaskan Trail Rides Inc. 

Planning Commission Packet 03-21-2022 
Page 130 of 184



Matanuska-Susitna Borough 
Development Services 

• 

Matanuska-Susitna Borough 
Planning Commission 
Assembly Members 
East Dahlia 

Palmer, Ak 99645-6488 

D & S Alaska Trail llides Inc. 
P.O. Box 1437 

Palmer, Alaska 99645 
Tel/Fax (907)-754-2208 

• • • 

MAY 2 4 2021 

Received 
I , ' 

,· 1 -1 
2019 J 

Reference: STATEMENT OF PURPOSE for Mat-Su Borough Planners and Assembly 

Following is D & S A1aska Trail Rides Inc. application and documentation for a 
Conditional Use Permit in the Mat-Su Borough's, Denali State Park Special Land Use 
District. Our proposal is to establish a horse and wagon ride seasonal (May - September) 
operations facility at Mile 132 of the Parks Highway, just east of the Mt. McKinley 
Princess Lodge. The site is well situated for horse rides and wagon tours by visitors to 
Denali State Park and the Mat-Su Borough. The proposed site incorporates zoning 
requirements set forth by Borough Ordinance, Chapter l 7. I 7. 

D & S Alaska Trail Rides Inc. Plans confonn to the requirement stated in Article I. 
GENERAL PROVISIONS, Section 17.17.020, PURPOSE. - The area within the 
boundaries of this spec.ial land use district is zoned for recreational uses. 
D & S Alaska Trail Rides Inc. planned operations are of a recreational nature and for the 
support oflike activities. Guided horse riding and wagon ride operations will include 
sightseeing and trail riding in remote locations of Denali State Park. The guests will be 
transported from Mt. McKinley Princess Lodge to the horseback riding trail head. 

D & S Alaska Trail Rides lnc. pennit application fulfills the requirement of; ARTICLE l I, 
Section 17.17.060 CONDITIONAL USES, A. 5, commercial uses; and all requirements of 
ARTICLE 11, SECTION 17.17.080 through SECTION I 7.17.130, (see below), as well as 
meeting the requirements of ARTICLE 111 GENERAL ST J\Nl)ARDS, SECTION 
17.17. 180, A.2, the conditional use fulfills all other requirements of this chapter pertaining 
to the conditional use in question; as follows: 

SECTION 17.17.080 COMPLIA!'\TCE. - No building, structure, land or water area located 
within this special land use district shall hereafter be used of occupied, and no building , 
structure or part thereof shall hereafter be erected, constructed, reconstructed, moved, 
repaired, or structurally altered except in conformity with ref,rulations in this chapter and D 
& S Alaska Trail Rides Inc. Plans confonn with regulations in this chapter and D & S 
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• • 
Alaska Trail Rides Inc. does not propose any use stated in ARTICLE 11 SECTION· 
17.17.070, PROHIBITED USES. 

SECTION 17.17.080 COl.vlPLIANCE- D & S Alaska Trail Rides Inc. Plan is to haul five 
hundred gallons of water per day from Mt. McKinley Princess Lodge water system, for 
the use of watering the horses. 

SECTION 17.17.090 BUILDING HEIGHT LIMITS. - The maximum building height 
shall be 35 feet above finished grade. 
D & S Alaska Trail Rides Inc. plans a maximum height of25 feet in our currently 
proposed buildings. The pole barn will be open sided with a roof, 20x64 with 1,280 
square feet. Our storage vans and camp trailers are on wheels so they are moveable. 

SECTION 17 .17.100 LOT AREA. - The minimum lot area for any use shall be ten acres. 
The lot length to width ratio shall be a maximum of 1 :3 and a minimum of l : I. 
The site proposed by D & S Alaska Trail rides Inc. is approximately 1 O acres in size with 
length and width measurements nearly equal. 

SECTION 17.17.110 SETBACK REQUIREMENTS; - _ no structure 
shall be erected within 75 feet of the right-of-way of the George t'arks Highway. 
Proposed site plans locate our ten acres two and half miles from the George Parks 
Highway. ·, -

SECTION 17.17.120 VEGETATION BUFFER;-A natural vegetation buffer shall be 
maintained for a minimum of 50 feet from the right-of-way of the George Parks Highway. 

D & S Alaska Trail Rides Inc. proposed facility will be locat~n ten acres s,.q,.U 0~ 
:W33> Do t;l, 4 ~28 owni!J't Su~(j4, .\;/~ /fr _U!D~ 60 acres, to the 
east of Mt. McKinley Princess Lodge. This area has natural buffer vegetation which will 
remain to an acceptable extent. D & S Alaska Trail Rides Inc. plans to keep the natural 
buffer vegetation. 

SECTION 17 .17 .130 SIGNS, • no signs: on top of building, flashing, rotating, animated, 
or intennittent lighted. Signs also cannot exceed 32 square feet in area and are regulated 
by CFR's. 

~· . ... =. 

-
-'W- -

• i ~ an, 

er.t of 

D & S Alaska_ Trail Rides Inc. plaimed operations meets all of the requirements stated in 
Article 111 Section 17.17.180 GENERAL STANDARDS.A.;- the conditional use will not 
detract from the value, character, or integrity of Denali State Park: 
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• • 
Our proposed activities will add to the value, character, and integrity of Denali Sate Park 
(DSP) by creating a low impact means of access to acres of the park otherwise 
inaccessible. We anticipate using ten horses offering Denali State Park and Mat-Su 
Borough visitors sightseeing tours by guided horseback . Horses are an environmentally 
sound means of access to remote areas of the park. When compared to other means of 
access, long term impacts are negligible. Without the noise from a helicopter operations 
and other aircraft that would have flight paths over the remote reaches of Denali State 
Parle and Denali National Park. 

D & S Alaska Trail Rides Inc. proposal meets the requirement of ARTICLE 11 
GENERAL STANDARDS, SECTION 17.17.180, A 3; - granting the conditional use 
permit will not be harmful to the public health, safety, convenience and welfare; 
D & S Alaska Trail Rides In. proposed facility will enhance public health, safety, 
convenience, and welfare in several ways. 

We would provide additional protection of sealed storage van to store our horse grain, 
making a safe place to store grain in without traction of bears. 

We have the experience of fulfilling various needs for emergency response to the Denali 
State Park and Denali National Park. The addition of our horses based in this region of 
the would provide for an additional level of emergency response for residents as well as 
visitors to the northern reaches of the Mat-Su Borough. When weather prohibits 
helicopters and aircraft from flying . . 
D & S Alaska Trail Rides Inc. planned operations will provide several job opportunities 
for local residents. D & S Alaska Trail Rides Inc. prefers to hire locally if qualified 
applicants are available. 

Local revenues will be realized by businesses in the area. D & S Alaska Trail Rides will 
seek local suppliers in the area for construction and operational requirements. Trickle 
down effects of revenue and wage earnings from D & S Alaska Trail Rides Inc. planned 
operations will provide economic benefits to the area indirectly. 

D & S Alaska Trail Rides Inc. proposal meets all requirements of ARTICLE 11 
SECTION 17. 71. I 80, A.4; • sufficient access, setbacks, lot area, parking spaces, buffers, 
and other safeguards are being provided to meet the conditions; as follows: 

Sufficient parking will be provided at Mt. McKinley Princess Lodge also and sufficient 
turnaround ~pace will be provided at D & S Alaska Trail Rides Inc. ten acres trail head 
site. 

Lot Area, Setbacks, and buffers are identified in previous descriptions above. 

D & S Alaska Trail Rides Inc. proposal will meet the commissions requirements of 
ARTICLE 111, SECTION 17.17.180, A?; - if the permit is for public use or structure, 
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• • 
the commission must find that the proposed use or structure is located in a manner which 
will maximize public benefits; D & S Alaska Trail Rides Inc. will maximize public benefit 
increasing the tourism infrastructure in the area. 

D & S Alaska Trail Rides Inc. proposed location benefits the public immensely through 
close proximity to overnight lodging at the Mt. McKinley Princess Lodge and Mary's 
McKinley View Lodge. Additional overnight facilities are speculated to develop in the 
vicinity as well. Horseback and wagon rides as an activity, is a fast growing experience of 
visitors to Alaska. Many highway travelers see Mt. McKinley at or near.this location and 
desire taking horseback, or wagon ride in the untouched wilderness of Denali State Park 
and the Talkeetna Mountains. The proposed location will help to meet visitor 
expectations of an "experience of a lifetime" activity by enhancing this area of the Mat-Su 
Borough. 

D & S AJaska Trail Rides Inc. proposed facility, by meeting the requirements of the Denali 
State Park Special Land Use District, will offer visitors quality experiences in the Mat-Su 
Borough which they seek. 

If you have any questions about this statement of our proposed use or about the 
Conditional Land Use Permit Application, you can direct them to Steve Van Troba at 
(907)-745-2208 

Sincerely, 

~\.)t>--- '~ 

Steve Van Troba 
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SITE PLAN 
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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 1, 2022 

 

 

Matanuska-Susitna Borough, Planning Division 

350 East Dahlia Avenue 

Palmer, AK   99645-6488 

 

 

To whom it may concern: 

 

ENSTAR Natural Gas Company has reviewed the following conditional use permit and has no 

comments or recommendations. 

 

• D&S Alaskan Trail Rides  

(MSB Case # 17.17) 

 
If you have any questions, please feel free to contact me at 334-7944 or by email at 

james.christopher@enstarnaturalgas.com. 

 

 

Sincerely, 

 

 

 

James Christopher  

Right of Way & Compliance Technician 

ENSTAR Natural Gas Company 
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Staff did not receive any 
comments from the public in 
reference to this request for 

Conditional Use Permit. 
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PUBLIC HEARING 

LEGISLATIVE 

Planning Commission Resolution No.  22-07
A resolution of the Matanuska-Susitna Borough Planning 

Commission recommending approval of an ordinance 
increasing the separation distance between gravel 

extraction and the seasonal high water table from four 
feet to ten feet.

(Pages 153 - 180)

PUBLIC HEARING 
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COMMISSION BUSINESS 

COMMISSION BUSINESS

Future Agenda Items 
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