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

II. APPROVAL OF AGENDA

III. PLEDGE OF ALLEGIANCE

IV. CONSENT AGENDA

A. MINUTES

Regular Meeting Minutes:  08/01/2022

B. INTRODUCTION FOR PUBLIC HEARING: QUASI-JUDICIAL MATTERS

Resolution 22-26 

Resolution 22-28 

A conditional use permit in accordance with MSB 17.30 – Conditional 

Uses, for earth materials extraction activities, for the extraction of 

approximately 6,390,000 cubic yards of earth material from an extraction 

site totaling 154.5 acres within two parcels, which total 657.5 acres; Tax ID 

#20N04W08A001; withint Township 20 North, Range 4 West, Section 7 

and 8, Seward Meridican. Public Hearing: September 19, 2022 (Applicant: 

Matanuska-Susitna Borough Division of Land Management; Staff: Mark 

Whisenhunt, Planner II) 

A conditional use permit in accordance with MSB 17.60 – Conditional 

Uses, for the operation of a marijuana cultivation facility at 1198 East Sage 

Road; Tax ID #18N01W15D005; within Township 18 North, Range 1 

West, Section 15, Seward Meridian. Public Hearing: September 19, 2022 

(Applicant: Derke Clark and Janet Clark, of Checkmate Harvest 

Company; Staff: Mark Whisenhunt, Planner II) 

C. INTRODUCTION FOR PUBLIC HEARING: LEGISLATIVE MATTERS

V. COMMITTEE REPORTS

VI. AGENCY/STAFF REPORTS

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

public hearing)

VIII. LAND USE CLASSIFICATIONS

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).
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____________________________________________________________________________________________ 

Planning Commission Agenda August 15, 2022  Page 3 of 4 

X. PUBLIC HEARING: LEGISLATIVE MATTERS

Resolution 22-25 A resolution of the Matanuska-Susitna Borough Planning Commission 

recommending approval of an ordinance repealing MSB 17.05 – Essential 

Service Utilities. Public Hearing: August 15 (Staff: Alex Strawn, Planning 

and Land Use Director) 

XI. CORRESPONDENCE & INFORMATION

XII. UNFINISHED BUSINESS

Resolution 22-29 A resolution of the Matanuska-Susitna Borough Planning Commission 

recommending denial of an ordinance repealing MSB 17.06 – Electrical 

Generating and Delivery Facility, in its entirety. 

XIII. 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 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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The regular meeting of the Matanuska-Susitna Borough Planning Commission was held on August 

1, 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, Vice-Chair  

Mr. Michael Rubeo, Assembly District #4 (Arrived at 6:07 PM) 

Mr. Bill Kendig, Assembly District #5 

Mr. Stafford Glashan, Assembly District #6, Chair 

Mr. Curt Scoggin, Assembly District #7 

Planning Commission members absent and excused were: 

Staff in attendance: 

Ms. Peggy Horton, Planner II 

Mr. Mark Whisenhunt, Planner II 

Ms. Kelsey Anderson, Planner II 

Ms. Kim Sollien, Planning Services Manager 

Mr. Rick Antonio, Planner II 

Mr. Alex Strawn, Planning and Land Use Director 

Ms. Denise Michalske, Assistant Attorney 

Ms. Hannah Steketee, Assistant Attorney 

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

*Indicates that the individual attended telephonically.

II. PLEDGE OF ALLEGIANCE

The pledge of allegiance was led by Mr. Mark Whisenhunt. 

III. APPROVAL OF AGENDA

Chair Glashaninquired if there were any changes to the agenda. 

GENERAL CONSENT: The agenda was approved without objection. 

IV. CONSENT AGENDA

A. Minutes Regular Meeting Minutes: July 18, 2022 

B. INTRODUCTION FOR PUBLIC HEARING: QUASI-JUDICIAL MATTERS

C. INTRODUCTION FOR PUBLIC HEARING: LEGISLATIVE MATTERS
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Resolution 22-25 A resolution of the Matanuska-Susitna Borough Planning Commission 

recommending approval of an ordinance repealing MSB 17.05 – Essential 

Service Utilities. Public Hearing: August 15 (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 

A. Capital Improvement Program (CIP) New Process (Staff: Kelsey Anderson, Planner II) 

 

 Ms. Anderson provided a report of the new process. 

 

Commissiners questioned staff regarding: an example of something that would not qualify; 

useful life time. 

 

VII. AUDIENCE PARTICIPATION (Three minutes per person.) 

 

(There were no persons to be heard.) 

 

The following persons spoke regarding Resolution 22-25: Amber McDonough, Camden Yehle, 

Beverly Cutler, and Thenon Baer. 

 

VIII. LAND USE CLASSIFICATIONS - (There were no land use classifications.) 

 

IX. PUBLIC HEARING: QUASI-JUDICIAL MATTERS  
 

Resolution 22-22 A conditional use permit in accordance with MSB 17.60 – Conditional 

Uses, for a marijuana cultivation facility located at 23161 W. Ayrshire 

Avenue; Tax ID #4136B03L004; within Township 16 North, Range 4 West, 

Section 32, Seward Meridian. (Applicant: Branden Bartlett dba Denali 

Farms, and his attorney, Jana Weltzin; Staff: Peggy Horton, Planner II) 

 

Chair Glashan read the resolution title into the record. 

 

Ms. Horton provided a staff report: 

 

 staff recommended approval of the resolution with conditions.  

 

Chair Glashan invited the applicant or their representative to provide an overview of their 

application.  

 

Ms. Weltzin, the applicant’s representative, provided an overview of their application.  

 

Commissioners questioned the applicant regarding: retail facility locations 

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

the Planning Commission.   

 

MOTION: Commissioner Chesbro moved to approve Planning Commission Resolution 22-22. 

The motion was seconded.  

 

Discussion ensued  

 

VOTE:  The main motion passed without objection.  

 

Resolution 22-24 A conditional use permit in accordance with MSB 17.30 – Conditional Use 

Permit for Earth Materials Extraction Activities, for the extraction of 42,000 

cubic yards of earth material from two extraction sites totaling four acres 

within four parcels, which total 8.35 acres; Tax ID #8101B01L002, 

8102B01L003, 8102B02L001, and 8102B02L002; located within the 

Township 18 North, Range 1 East, Section 31, Seward Meridian. 

(Applicant: John Sommer of AK Frontier Rental, LLC; Staff: Mark 

Whisenhunt, Planner II) 

 

Chair Glashan read the resolution title into the record. 

 

Mr. Whisenhunt provided a staff report: 

 staff recommended approval of the resolution with conditions.  

 

Commissioners questioned staff regarding: hours of operation; estimation of time to move 

material; MSB enforcing guidelines of DEC 

 

Applicant was not in attendance. 

 

Chair Glashan opened the public hearing.  

 

The following persons spoke regarding Planning Commission Resolution 22-24: Theron Bair 

(North Lakes Community Council) 

 

Applicant arrived at 6:50 PM.  

 

Chair Glashan invited the applicant or their representative to provide an overview of their 

application.  

 

Commissioners questioned the applicant regarding: length of time of operation; suggestion of 

NLCC amendment “The permit shall restrict the permissible time of extraction operations daily 

from 11am to 3pm on weekdays and 9am to 5pm on Saturdays, which should minimize traffic 

disruptions and other issues.” 

  

Chair Glashan re-opened the public hearing.  

 

The following persons spoke regarding Planning Commission Resolution 22-24:  Rob Hanson 
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There being no one else to be heard, Chair Glashan closed the public hearing and discussion moved 

to the Planning Commission.   

 

MOTION: Commissioner Kendig moved to approve Planning Commission Resolution 22-24. 

The motion was seconded.  

 

Discussion ensued  

 

VOTE:  The main motion passed without objection.  

 

X. PUBLIC HEARING LEGISLATIVE MATTERS 
 

Resolution 22-19 A resolution of the Matanuska-Susitna Borough Planning Commission 

recommending the Matanuska-Susitna Borough Assembly move to repeal 

MSB 17.10 – Overlay Districts. (Staff: Kelsey Anderson, Planner II) 

  

Chair Glashan read the resolution title into the record. 

 

Ms. Anderson provided a staff report. 

 

Commissioners questioned staff regarding:  mapping application use by elderly. 

 

Chair Glashan opened the public hearing.  

 

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

the Planning Commission.   

 

MOTION: Commissioner Kendig moved to approve Planning Commission Resolution 22-19. 

The motion was seconded.  

 

Discussion ensued  

 

VOTE:  The main motion passed without objection.  

 

Resolution 22-23 A resolution of the Matanuska-Susitna Borough Planning Commission 

recommending the Matanuska-Susitna Borough Assembly move to repeal 

MSB 17.06 – Electrical Generating and Delivery Facility, in its entirety. 

(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: significant change; hamper to future energy; eliminates 

public comment; megawatts; and public process through the RCA. 

 

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

to the Planning Commission.   

 

MOTION: Commissioner Kendig moved to approve Planning Commission Resolution 22-23 

The motion was seconded.  

 

Discussion ensued  

 

VOTE: The main motion failed with Commissioners Scoggin, Chesbro, Allen, Glashan in 

opposition. 

 

XI. CORRESPONDENCE AND INFORMATION 

(There was no correspondence and information.) 

 

XII. UNFINISHED BUSINESS 

 

Resolution 22-27 A resolution of the Matanuska-Susitna Borough Planning Commission 

recommending denial of the Beverly Lake Lake Management Plan. 

 

Chair Glashan read the resolution title into the record. 

 

MOTION: Commissioner Allen moved to approve Planning Commission Resolution 22-27. 

The motion was seconded.  

 

Discussion ensued  

 

MOTION: Commissioner Chesbro moved a primary amendment Change 3rd Whereas to read 

“Whereas, 54% of voters approved the plan including 52% of lakefront owners;” 

and add another whereas to read “this lake has dedicated public access.” The motion 

was seconded. By Commissioner Glashan 

 

VOTE: The primary amendment passed with Commissioners Rubeo, Scoggin, and Kendig 

in opposition. 

 

VOTE: The main motion passed as amended with Commissioners Chesbro and Glenn in 

opposition.  

 

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

 

XIV. COMMISSION BUSINESS 

 

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

 

Mr. Strawn provided a brief update on projects that will be coming before the Planning 

Commission.  

 

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

August 15, 2022 Planning Commission Packet 
Page 9 of 86



 

XV. DIRECTOR AND COMMISSIONER COMMENTS 

 

XVI. ADJOURNMENT 
 

The regular meeting adjourned at 7:45 p.m. 

 

 

 

  

 STAFFORD GLASHAN, Planning 

Commission Chair  

 

 

ATTEST: 

 

 

  

KAROL RIESE, Planning Commission Clerk  

 

Minutes approved: _____________________ 
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INTRODUCTION FOR PUBLIC HEARING 

QUASI-JUDICIAL 

Resolution No. PC 22-26 

Matanuska-Susitna Borough Division of Land 
Management - CUP for earth material extraction

(Page 11-30) 

INTRODUCTION FOR PUBLIC HEARING 
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EARTH MATERIAL EXTRACTION APPLICATION 

MATANUSKA-SUSITNA BOROUGH 

East Kashwitna 

20N04W07A001 & 20N04W08A001 

June 10, 2022

Received by Mark Whisenhunt
on 6-10-2022
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MATANUSKA-SUSITNA BOROUGH 

LAND AND RESOURCE MANAGEMENT DIVISION 

East Kashwitna 
MSB Parcel Tax IDs 

20N04W07A001 & 20N04W08A001 

PROPOSED GRAVEL MINING PLAN OF OPERATIONS 

AND SITE PLAN REQUIREMENTS 

The following information is an attachment to the Matanuska-Susitna Borough (MSB) application 

for Earth Materials Extractions activities that do not occur within four feet of the water table under 

MSB 17.30, Conditional Use Permit (CUP).  

1. Plan of Operation

The Matanuska-Susitna Borough Parcel Tax IDs 20N04W07A001 & 20N04W08A001 are located 

approximately 0.6 miles east of the Parks Highway near milepost 77.  This Proposed Gravel 

Mining Plan (Plan) details the activities and dates of operation for material extraction proposed to 

prepare the parcel for future development. Exhibit 1 includes a vicinity map for the parcels. 

A Site Plan for the parcels is provided in Exhibit 2, depicting the proposed project area, buffers, 

and truck haul routes.  A vicinity map, site map, the landowners within one-mile, wetlands and 

waterbodies within one mile, and other features are shown in Exhibits 1-4. 

The current plan includes a future borrow source located within the property boundaries. The 

maximum area proposed for gravel extraction within the two parcels is approximately 152.3 acres.  

Parcel Tax ID 20N04W07A001 is 117.5 acres. The proposed gravel extraction would occur on 

approximately 101 acres on this parcel. Parcel Tax ID 20N04W08A001 is 540 acres. The 

proposed gravel extraction would occur on approximately 51 acres of this parcel. The remaining 

acreage is set aside as buffers and visual screening.  Property surrounding the parcels are a mix of 

agricultural/industrial to the north, undeveloped, and vacant land to the south and west. The parcel 

to the north is within an Interim Materials District.   

The ultimate goal of the gravel extraction activities is to prepare the parcels for development.  The 

property is owned by the Matanuska-Susitna Borough (MSB). Modifications to the Plan will be 

submitted to the Land and Resources Management Division (MSB-LRMD), as needed, by the 

Contractor authorized to develop the site prior to the commencement of any mining activities.  

The project is expected to last 30 years, but may need to be extended if delays occur. Full 

development of the borrow source is anticipated to be complete by 2053. Reclamation of the 

mined area is required prior to future development.  Future development has not been defined at 

this time. The site will be developed by the proposed material extraction to support such following 

land uses as residential, commercial, agricultural, and industrial. This location has not been 

identified for any future public facilities. Incremental reclamation will leave areas where mining 

has been completed in a vegetated condition suitable for use as public open space. However, given 

the layout of the mining plan, public recreation on the site will be prohibited until mining is 

complete for safety reasons. 

Received by Mark Whisenhunt on 
6-10-2022
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Material extraction may be competitively bid via contract or lease. The operator of the material 

extraction project is herein referred to as the Contractor. 

Extraction operations will be at the Contractor’s discretion and are not seasonally dependent. 

Hours of operation are expected to be Monday through Sunday from 6:00 a.m. to 11:00 p.m., but 

may be extended during the construction season.   

A section line easement connects the northern boundary of the site to the Parks Highway. This 

access route may be used as a haul route. There is a constructed railroad crossing and driveway 

on the Parks Highway at this location.  Existing access roads and a railroad siding on the adjoining 

private material site may be used as part of the extraction operation.  Haul routes will be 

maintained. 

The Site Plan illustrates the potential access route. Furthermore, the Site Plan indicates two mining 

phases.  This application is for all mining phases indicated on these drawings. 

A development plan will be prepared by the Contractor, based on project needs and request for 

access and/or use made to the MSB-LRMD. If a modification of the site plan or development plan 

is required, a modified plan will be submitted to MSB-LRMD to determine if an amendment to 

the permit will be required.  Structures, either permanent or semi-permanent, and processing 

equipment will be permitted within the site.  All contract specifications or use agreements for 

authorized use of this site shall be required to adhere to the Permit conditions and operational 

details. Plan deviations must be submitted to the MSB-LRMD by the Contractor for review and 

approval prior to site development and/or material extraction. 

The schedule for excavation and reclamation will be more thoroughly defined by the Contractor 

developing the site, and will be required in all bid packages. Reclamation will be required.  Mined 

areas will be reclaimed as public open space until such time as future development is proposed. 

A 25-foot undisturbed vegetated buffer will be retained in Phase 1 along the northern parcel 

boundary. The earthen berm will abut the section line easement along the northern boundary of 

Phase 2. The areas within the section line easement will be left above the grade of the remainder 

of the subject property to promote road drainage. These areas will be graded to retain storm water 

runoff on the property. 

Retaining an undisturbed 100-foot natural vegetative buffer along all wetlands will prevent any 

problems, such as erosion, sedimentation, draining, and flooding on property adjoining the 

boundaries of the site.  In addition, these 100-foot buffers may be extended as required by the 

U.S. Army Corps of Engineers if additional undisturbed buffers are required. 

Retaining an undisturbed 25-foot natural vegetative buffer along the western boundary of the site 

will prevent problems with the adjacent Alaska Railroad. However, if the railroad is to be utilized 

for hauling material, a portion of this 25-foot buffer may be removed for access to the train cars. 

The groundwater table elevation for the site was assessed to be at an elevation of 210-feet by a 

geotechnical firm in 2021. The Contractor that develops the site will be required to install wells 

to document the seasonal high water table to ensure the floor of extraction remains at least four 

feet above it. 
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2. Site Plan Requirements

The site of the proposed material extraction is isolated. No operational restrictions are deemed 

necessary to minimize off-site effects of material processing. Material extraction activities will be 

located close to the working face of the excavation to maximize efficiency. This includes laydown 

areas and vehicle parking. Laydown areas are locations where material is stored. Mining will 

commence at the north end of the property and is anticipated to proceed south. Crushers, screening 

plants, asphalt plants, or batch plants may be used at this location. A screening plant is planned for 

use in this operation. A screening plant is equipment used to separate materials based on grain size. 

No earthen berms are anticipated to be required to mitigate. It is not expected to, however, if 

processing equipment sound levels, measured at the nearest residential properties exceed the sound 

levels by receiving land use in MSB 17.28.060(A)(5), earthen berms around the equipment will be 

installed.  

Sand and Gravel Extraction Operations 

Total excavation of the site is estimated to include approximately 6,390,000 cubic yards of pit-

run material and is expected to be excavated between 2023 and 2053. The total acreage from 

which material will be extracted is approximately 152.3. This excludes the vegetative buffers as 

well as the wetland buffers. The Borough intends to solicit bids from Contractors to complete 

material extraction. The volume estimate is based on the best available information. Actual 

excavation volumes and controls will be determined by the data collected from boreholes and 

monitoring wells and will be included in the contract for site development. 

Conventional bulldozers, track-mounted backhoes, rubber-tired loaders, 10-12 cubic yard (CY) 

capacity dump trucks, and 18-30 CY capacity side or belly dump trucks will be used in the 

operation. Typically the hauling will be done using a 25 CY side-dump truck. A majority of the 

material may be loaded onto trains from the adjacent existing material site. Local material hauling 

on the road system is anticipated to be 10% of the total annual extraction. An estimated average 

of 500,000 CY per year will be extracted from the site. Approximately 50,000 CY may be hauled 

annually via the local road system. Assuming a four-month operational period for local 

construction projects, six days a week, using 25 CY trucks, this could result in 500 CY per day 

being hauled off-site. This could be 20 25-yard trucks resulting in 40-trips per day. This is based 

on the assumption that a majority of the material extracted from the site each year will be 

transported on the railroad. The anticipated traffic levels indicate no traffic impact analysis is 

required. 

Blasting will not occur on site. 

The working depth will typically be approximately 28 feet below original grade, as long as the 

depth of excavation remains a minimum of four feet above the seasonal high ground water table. 

Groundwater monitoring will be required by the Contractor to ensure mining activities will not 

encroach within four feet of the seasonal high ground water level. 

Development of the site is anticipated to begin from the north, and will depend on the Contractor 

selected and their plans for utilization of the material. The mining plan is based on the premise of 

first developing the approximately 51-acre phase one, providing an approximately 1,681,800 

CY. Mining phase one could start as early as 2023, once the timber has been salvaged from the 

site. The roughly 51-acres in phase one would be excavated and developed into a preliminary 
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operations area, where material processing and stockpiling would occur. Mining phase two 

would add additional operational area allowing for greater efficiency in the extraction and 

processing operations. Mining phase two might be opened up enough to develop rail access if 

necessary. Although the preliminary geotechnical data suggest the best construction material is 

in phase one. The majority of phase two will not begin until phase one is reclaimed by spreading 

soil, fertilizer, and seed. The heterogeneity of the material types in phase two will require the 

Contractor to selectively extract the material. This is anticipated to reduce the efficiency of the 

operation and require additional time to complete the larger acreage.  

Most of the material extracted may be leaving the site via conveyor to a stockpile adjacent to a 

railcar loader. Truck haul routes are shown in Exhibit 2 – Site Plan.  A water truck and/or sweeper 

may be used for dust control as needed. Haul routes will be maintained. 

The operations area will be situated within the active phase of the excavation to minimize negative 

off-site effects of processing and handling activities.  The operations area is anticipated to shift as 

the site is developed and is therefore not shown on the Site Plan. Reject material will be stockpiled 

for future road development in areas adjacent to the section line easement along the northern 

boundary. Detailed layout of temporary and permanent facilities will be determined by the 

Contractor hired to develop the site.  

The site is currently wooded and undeveloped.  The landform for the area indicates the surficial 

deposits are comprised of a relic river terrace in phase 1 and a typical glaciofluvial deposit 

comprised of very hilly terrain in phase two. Existing geotechnical data consist of six test pits, 

excavated in 2021 to an average depth of about 15-feet. 

Organic overburden from the site will be stockpiled for use in reclamation. 

I. Structures

A 25-foot setback is required from all property lines for structures, permanent or portable 

facilities, and equipment or material storage per MSB 17.28.070(A). Structures commonly 

associated with material extraction sites are planned for use within the site boundaries. All 

structures and processing equipment will be sited within the mining phases in accordance with 

the required setbacks.  

II. Buffer areas and Driveways

Buffers, haul routes and public access easements are shown in Exhibit 2.  No driveway permit is 

anticipated to be required. The Parks Highway Access Development Permit covers the existing 

driveway at Milepost 77.4. The Contractor will be required to obtain all necessary permits to 

construct access and development within the section line easements and wetlands. Development 

within the section line easements will require State authorization. Operations may continue year-

round depending on winter weather conditions and demand. Driveways will be maintained during 

active operational periods. Buffers for this parcel include a 25-foot buffer along the western 

boundary.  

A minimum 100 foot buffer has been incorporated into the Project Area along all mapped wetlands. 

Additional wetland buffers will be included as required by the U.S. Army Corps of Engineers.  
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A small portion of the southern boundary of phase one abuts a parcel owned by the Mental Health 

Trust. An earthen berm will be constructed along the northern boundary of the site. Any work 

within the section line easements will be appropriately permitted. The areas along the west 

boundary may be developed for rail access. The limited extent of the material extraction from 

parcel Tax ID 20N04W08A001 eliminates the need for a buffer along the eastern boundary. 

Retaining a 25-foot undisturbed vegetative buffer along the northern boundary of phase one will 

screen it from the agricultural and industrial parcels to the north. The section line easement along 

the northern boundary of phase two along with an earthen berm will screen the operation from the 

land to the north.  Land to the north is owned and operated by a material extraction contractor. 

Earthen berms will be constructed along the northern boundary to screen the operation from the 

parcels to the north. Once mining is complete, the Borough will plant trees along the northern 

property line to visually screen the subject parcel to the north. This visual screen is included in 

anticipation of future public use of the site once material extraction is complete. The Contractor 

will be required to obtain the necessary permits for work within the section lines easements. 

All traffic associated with the material extraction will ingress and egress the site from the northern 

section line easement, via a new connection to the existing driveway and rail crossing, or the 

Railroad. Vehicle parking will occur within the active mining phase, not within the section line 

easements. 

III. Wetlands and Waterbodies

No wetland areas are located in the area proposed for mining.  Exhibit 3 shows all wetlands within 

a one-mile radius of the proposed mining site. 

IV. Existing and Surrounding Land Uses

Property surrounding the site is undeveloped, Borough-owned land to the south, west, and east. 

There is an undeveloped parcel of Mental Health Trust land to the south. The land north is an 

existing private material site. Surrounding properties within a one-mile radius are identified in 

Exhibit 4.  A list of all neighboring property owners within this same radius is also provided with 

this Exhibit. 

The Willow Community Comprehensive Plan was reviewed during development of this 

application. No future uses for this property were identified.  The Willow comprehensive plan 

(adopted 2013) includes a preference for construction of a Parks Highway Bypass. The intent of 

the bypass is to allow through traffic to go around the designated town center. The Plan suggests a 

potential route for the highway bypass that takes off from White’s Crossing, east of the railroad, 

rejoining the existing highway near Kashwitna Lake. This route for the bypass may intersect some 

portion of the proposed material site. However, the proposed mining plan would not leave the 

property unsuitable for future road construction. In addition, the Alaska Department of 

Transportation have identified a preferred bypass route which is much shorter than the route in the 

Plan. The ADOT bypass route would not be close to the proposed material extraction area.  

The LRMD is in discussions with ADOT about securing the Borough-owned properties along the 

Parks Highway for future road projects. The subject parcels are not included in any future Parks 

Highway projects. The approved Parks Highway Access Development Permit authorizes the 

existing driveway at milepost 77.4 to be utilized for the proposed haul routes to the subject parcels. 
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The Contractor shall work with Alaska Railroad to meet their requirements to utilize the existing 

rail crossing. 

The language in the Willow comprehensive plan requires the Borough to work with the Willow 

Community to identify and reserve parcels for future public facility development. While this has 

not resulted in identifying the subject parcels for public facilities, the proposed material extraction 

will leave the parcels in a condition suitable for a future public facility, such as a fire station or 

park.  

The proposed material extraction is in conformance with the Comprehensive Plan and MSB 17.30. 

The proposed material extraction is intended to prepare the site for future development which could 

include public facilities. The Reclamation Plan for the site is intended to leave the site in a condition 

suitable for use as public open space.  

The reclamation plan is robust in its requirements for utilization of all organic overburden on site 

to be retained to support future use of the property for open space. The material extraction activities 

will not leave a scar or one big hole in the ground.  The site will be available for use as public open 

space until such time as it is developed. The proposed extraction activities are consistent with the 

Willow Area Community Comprehensive Plan.  

The proposed material extraction operation conforms to the approved Borough land classifications: 

20N04W07A001 – classified in 1985 for a future landfill. The MSB Department of Public Works 

has indicated the proposed material extraction on this parcel does not conflict with the designation 

of this parcel for a future landfill. Material extraction is often required before a parcel can be used 

as a landfill. 

20N04W08A001 – classified in 2006 as watershed lands. This 540-acre parcel includes 

approximately 300-acres of wetlands. LRMD is working on re-classifying the portion of this parcel 

identified for future material extraction as resource management. The proposed material extraction 

on 80-acres of the parcel excludes the 100-foot wetland buffer, required by Borough code to protect 

water quality. Limited material extraction from a portion of the uplands on this parcel and 

subsequent reclamation is not anticipated to have any measurable effect on the water quality or 

wetland habitat.   

V. Road and Access Plan 

All traffic may ingress and egress the site via a new road connection along the northern boundary 

of the parcels to an existing permitted driveway on the Parks Highway.  Site access is shown in 

the Site Plan in Exhibit 2. Existing haul routes on the adjacent material site may also be used for 

site access. Development of a haul route along the north property boundary is expected to require 

a U.S. Army Corps of Engineers permit for fill in wetlands. The Contractor will be required to 

obtain and comply with the permit. 

Construction-related traffic may be expected to generate up to three trips per hour, during the peak 

construction season.  A majority of the material extracted from the site may be conveyed to a 

stockpile area adjacent to the railroad and loaded on railcars.   
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VI. Visual Screening Measures

No residential areas or recreational trails are located in the vicinity of the proposed area of 

development. Visual screening includes a combination of 25-foot undisturbed vegetative buffers 

and earthen berms as illustrated in Exhibit 2. A 25-foot undisturbed vegetated buffer will be 

maintained along the western boundary, along the railroad.  A portion of this buffer may be 

removed if earth materials are to be loaded directly onto the train. The northern boundary of the 

site includes an earthen berm and a vegetated buffer. The portion of phase one that borders Mental 

Health Trust property will include an earthen berm.  The eastern boundary abuts vacant Borough-

owned land.  

VII. Noise Mitigation

There are no residential areas or recreational trails located in the vicinity of the proposed area of 

development. The below-grade excavation will help to attenuate work area noise to acceptable 

levels consistent with the stipulations of MSB 17.28.060(A)(5).  Additionally, haul trucks 

removing the material from the site will be required to have the appropriate mufflers installed to 

minimize noise pollution in the adjacent neighborhoods. The remote location will provide 

additional noise mitigation. Earthen berms around processing equipment will be constructed when 

off-site noise levels exceeds the levels listed in MSB 17.28.060(A)(5). 

VIII. Lighting Plan

Most of the work will be conducted primarily during daylight hours without the need for artificial 

lighting. The contractor will be required to obtain approval from MSB for any artificial lighting. 

Lighting may be used to illuminate activities in the work area, if needed. All lighting will be 

focused away from nearby residential areas and will be directed only onto the work at hand. 

Exterior lighting must be located and shielded to direct light towards the ground, in order to 

minimize light spillage onto adjacent properties and upward in to the night sky. Illumination or 

other fixtures mounted higher than 20 feet or 150 watts or more must have downward directional 

shielding, in accordance with MSB 17.28.060(A)(6). 

IX. Dust Plan

Road dust control is a concern of high priority. The contract for development of this site shall 

contain a specific bid item to provide watering for dust control.  

Borough staff or their agent will monitor conditions throughout construction and direct the 

construction contractor to water the roadway and haul routes as needed to prevent dust from 

becoming a problem. It is also anticipated that measures to reduce any by-product dirt transport 

from the borrow site by vehicle tires will be implemented within the borrow pit. The vegetative 

buffers are intended to mitigate off-site migration of dust. Mud tracked off-site onto public roads 

will be swept or washed as necessary. 

X. Stormwater Pollution Prevention Plan (SWPPP)

The site will be developed to contain all stormwater runoff. The Contractor will be required to 

develop and implement a SWPPP and associated permitting for the life of the project.  The SWPPP 
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will be provided to the Borough for review and approval prior to commencement of extraction 

activities. 

XI. Reclamation Plan

The site will be excavated to create a generally flat area with small rolling hills, in order to prepare 

the site for future development. The site will be available for use as open space once mining is 

complete. Reclamation of the property will leave the site in a condition suitable for use as public 

open space until the site is needed for development. To this end, the organic overburden will be 

stockpiled onsite and used, if necessary, to construct earthen berms for visual screening. The 

overburden will be distributed over the site upon completion of mining activities and the site will 

be seeded and fertilized to promote rapid revegetation.  

Reclamation of each phase of mining will be completed within four growing seasons after 

completion.  Slopes will be graded to a maximum 50% slope, and graded to blend with 

surrounding undisturbed topography. All surfaces will be stabilized and protected from erosion. 

Vegetative cover will be established and maintained over all disturbed areas on the site in 

conformance with the current Alaska Department of Natural Resources Revegetation Manual for 

Alaska. Reseeding of reclaimed areas will utilize certified seed suitable for Alaska, free of noxious 

weeds and undesirable plants identified in 11 AAC 34.020. Sixty percent live cover of the entire 

reclaimed area will be achieved by the end of the fourth growing season after completion of a 

mining phase. However, equipment access through each mining phase will be maintained and 

remain un-reclaimed until mining and reclamation of the last phase is complete.  

At least 12” of organic overburden are estimated to be on site based on available data. All organic 

overburden will be stockpiled onsite and used for reclamation.  

The Reclamation Plan and bond will be filed with the State when a contractor is selected to begin 

extraction activities. 

XII. Long-Term Plan

This plan is specifically for the extraction of materials to prepare the site for the future development 

and open space.  The site is classified for watershed lands, resource management, and reserve use.  

Excavation to level the site for the future public facilities is anticipated to include 6,390,000 cubic 

yards of pit-run materials. Excavation is expected to take place from 2023 through 2053.  The 

Borough Land and Resource Management Division is requesting this Conditional Use Permit to 

cover the activities associated with the development of this site. 
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INTRODUCTION FOR PUBLIC HEARING 

QUASI-JUDICIAL 

Resolution No. PC 22-28
Derke Clark and Janet Clark of 
Checkmate Harvest Company

(Page 31 - 68) 

INTRODUCTION FOR PUBLIC HEARING 
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PUBLIC HEARING 

LEGISLATIVE 

Resolution No. PC 22-25
Repeal MSB 17 .05 - Essential Service Utilities

(Pages 69 - 78)
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MATANUSKA-SUSITNA BOROUGH INFORMATION MEMORANDUM IM No. 22-171

SUBJECT: AN ORDINANCE OF THE MATANUSKA-SUSITNA BOROUGH ASSEMBLY 

REPEALING MSB 17.05 ESSENTIAL SERVICE UTILITIES. 

AGENDA OF: October 4, 2022 

ASSEMBLY ACTION: 

MANAGER RECOMMENDATION:  Introduce and set for public hearing. 

APPROVED BY MICHAEL BROWN, BOROUGH MANAGER: _____________________ 

Route 
To: 

Department/Individual Initials Remarks 

Originator 

Community Development 
Director 

Planning Director 

Public Works Director 

Finance Director 

Borough Attorney 

Borough Clerk 

ATTACHMENT(S): Fiscal Note:  YES ____ NO ___X_ 

Ordinance Serial No. 22-___ ( pp) 

SUMMARY STATEMENT:  

This ordinance is at the request of Assemblymember Sumner.  

MSB 17.05 was originally adopted in 2007 with the stated purpose 

of providing for public participation in the installation of 

essential service utilities in such a manner that they enhance the 

health, safety and general welfare of borough residents and 

properties while minimizing negative impacts. However, while the 

ordinance required a public process, it did not include any 

standards for approval, so did not fulfill its intended purpose.  

Essential Service Utilities are necessary for the safe, reliable, 
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and resilient transmission of power and fuel. Requiring a public 

involvement process increases the cost of installing essential 

service utilities at a time where there is very high energy costs 

and international instability. 

RECOMMENDATION OF ADMINISTRATION:  

Consider adoption of an ordinance repealing MSB 17.05 in its 

entirety. 
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CODE ORDINANCE Sponsored by: 

Introduced:

Public Hearing:

Action:

MATANUSKA-SUSITNA BOROUGH 

ORDINANCE SERIAL NO. 22-093 

AN ORDINANCE OF THE MATANUSKA-SUSITNA BOROUGH ASSEMBLY REPEALING 

MSB 17.05 ESSENTIAL SERVICE UTILITIES IN ITS ENTIRETY. 

BE IT ENACTED: 

Section 1. Classification. This ordinance is of a general and 

permanent nature and shall become a part of the Borough Code. 

Section 2. Repeal of section. MSB 17.05 is hereby repealed in 

its entirety. 

Section 3. Effective date. This ordinance shall take effect 

upon adoption. 

ADOPTED by the Matanuska-Susitna Borough Assembly this - day 

of -, 2022. 

___________________________ 

EDNA DeVRIES, Borough Mayor 

ATTEST: 

_______________________________________ 

LONNIE R. McKECHNIE, CMC, Borough Clerk 

(SEAL) 
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From: MSB Planning Commission
To: Alex Strawn
Subject: FW: Opposed to Res 22-25
Date: Wednesday, August 3, 2022 12:41:00 PM

To include in your packet!

-----Original Message-----
From: Bee Long <woodyfiber17@gmail.com>
Sent: Monday, August 1, 2022 2:28 PM
To: MSB Planning Commission <MSB.Planning.Commission@matsugov.us>
Subject: Opposed to Res 22-25

[EXTERNAL EMAIL - CAUTION: Do not open unexpected attachments or links.]

Dear Planning Commission members,
I just learned about this resolution today. I oppose the repeal of
17.05 borough code.

 Currently that is the only way that there is a public comment process on the public record for utility services
infrastructure.
This resolution is payback for the public daring to question one of the MEA routes in the Fishhook to Pitman Power
Project. This route has negative impacts to the Little Su watershed.

We need a public process mandate to protect our property rights and public lands. In fact, the code should be
strengthened to require a public process for these projects that goes in from of the Planning Commission.

Becky Long
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Greetings Commissioners,        August 1, 2022  
 
My name is Amber McDonough. My husband and I are 20yr landowners in the Fishhook area 
with a vested interest in responsible development that preserves our community’s character. 
The introduced Resolution 22-025 to repeal MSB 17.05 for Essential Service Utilities is a golden 
opportunity.  
 
17.05 was recently tested during the Mat-Su Planning Department’s review of Matanuska 
Electric Association’s Fishhook to Pittman Power Project. This project was publicly unveiled in 
May 2021, however the project’s impact greatly increased this past September when MEA 
added a Northern Route with over 10 remote miles of 100’ wide right-of-way clearing across 
the floodplains, wetlands, and farmlands north of the Little Su River. Hundreds of Mat-Su 
residents participated in the 17.05 process from MEA’s initial Open House through the utility’s 
final Appeal Hearing in April 2022.  
 
Ultimately, 17.05 failed Mat-Su residents. It only empowered the Planning Department to 
confirm MEA completed the required public participation. It did not ensure the utility’s 
Decisional Document incorporated “all feasible mitigation measures” to “enhance 
the…welfare of borough residents and properties while minimizing negative impacts.”  In fact, 
17.05 allowed MEA to conceal the nature of the public feedback it received until after it 
submitted its Decisional Document to Planning Department. This was despite over 90% of 
comments being against the Northern Route, as noted by Assemblyman Jesse Sumner.  
 
Also 17.05 did not require this major utility project, impacting thousands of residents, be 
reviewed by the Planning Commission or the Assembly before the Planning Department 
granted final project approval. Meanwhile, other projects with much smaller footprints such as 
cell towers, marijuana shops, and gravel pits, all require MSB conditional use permits. 
 
Without 17.05 there is no other forum for Mat-Su residents to voice their concerns about 
impacts of infrastructure projects or influence utilities to adopt mitigation measures. Therefore, 
instead of a complete repeal 17.05 it would be best if the Commission drafted an amendment 
to fix the code’s flaws. Based on our experience, crafting 17.05 to align with other existing MSB 
conditional use permits would better protect public interests and private property rights. I 
would be happy to suggest improvements to this Resolution prior to its public hearing on 
August 15th. 
 
Thank you, 
Amber McDonough, P.E. 
amber.m.mcdonough@gmail.com 
(907) 227-3734 / (907) 570-8367 
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 By: A. Strawn 
 Introduced: August 1, 2022 

 Public Hearing: August 15, 2022 

   

 

MATANUSKA-SUSITNA BOROUGH 

PLANNING COMMISSION RESOLUTION NO. 22-25 

 

A RESOLUTION OF THE MATANUSKA-SUSITNA BOROUGH PLANNING COMMISSION 

RECOMMENDING APPROVAL OF AN ORDINANCE REPEALING MSB 17.05 – 

ESSENTIAL SERVICE UTILITIES. 

WHEREAS,  MSB 17.05 was originally adopted in 2007 with the 

stated purpose of providing for public participation in the 

installation of essential service utilities in such a manner that 

they enhance the health, safety and general welfare of borough 

residents and properties while minimizing negative impacts; and 

WHEREAS, while the ordinance required a public process, it 

did not include any standards for approval, so did not fulfill its 

intended purpose; and 

WHEREAS, essential Service Utilities are necessary for the 

safe, reliable, and resilient transmission of power and fuel; and 

WHEREAS, requiring a public involvement process increases the 

cost of installing essential service utilities at a time where 

there is very high energy costs and international instability; and 

WHEREAS, the current process requires excessive public 

notifications for a process in which public involvement will not 

have a substantive impact. 
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NOW, THEREFORE, BE IT RESOLVED, that the Matanuska-Susitna 

Borough Planning Commission hereby recommends approval of an  

ordinance repealing MSB 17.05 Essential Service Facilities, in its 

entirety. 

ADOPTED by the Matanuska-Susitna Borough Planning Commission 

this -- day of --, 2022. 

 

 Stafford Glashan, Chair 

ATTEST 

 

  

 

  

KAROL RIESE, Planning Clerk  

(SEAL) 

 

YES:  

NO:  
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UNFINISHED BUSINESS 

Resolution No. 22-29

Denial of the  

Repeal of 17.06 - Electrical 
Generating and Delivery Facility, in 

it's entirety

UNFINISHED BUSINESS
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By: A. Strawn

Introduced: July 18, 2022 

Public Hearing: August 1, 2022 

Approved: 

MATANUSKA-SUSITNA BOROUGH 

PLANNING COMMISSION RESOLUTION NO. 22-29 

A RESOLUTION OF THE MATANUSKA-SUSITNA BOROUGH PLANNING COMMISSION 

RECOMMENDING DENIAL OF AN ORDIANANCE REPEALING MSB 17.06 – 

ELECTRICAL GENERATING AND DELIVERY FACILITY, IN ITS ENTIRETY. 

WHEREAS,  the Matanuska-Susitna Borough Planning Commission 

held a public hearing on August 1, 2022 regarding an ordinance 

repealing MSB 17.06 – Electrical Generating and Delivery Facility, 

in its entirety; and 

WHEREAS, repealing this code would make it so there is not a 

conditional use permit required which would take away the public 

process; and 

WHEREAS, the stated purpose of MSB 17.06 is to allow for the 

location, construction, and operation of new electrical generating 

facilities and those associated transmission lines necessary to 

connect the facilities to any electrical grid within the borough 

while protecting the public health, safety, convenience, welfare, 

and environmental surroundings of borough residents. These 

protections include, but are not limited to: public health, noise, 

water resources, air quality, socioeconomics, visual resources, 

cultural resources, land use, traffic and transportation, 

hazardous materials handling, waste management, biological 
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resources, soils, geological hazards and resources, and 

transmission safety; and 

WHEREAS, the cost and time associated with obtaining a 

conditional use permit for an electrical generating facility over 

ten megawatts is minimal compared to the overall cost of the 

facility; and 

WHEREAS, poorly situated electrical generating facility have 

the potential to negatively impact surrounding land uses; and 

NOW, THEREFORE, BE IT RESOLVED, that the Matanuska-Susitna 

Borough Planning Commission hereby recommends denial of Ordinance 

Serial No. 22-083, an ordinance repealing MSB 17.06 – Electrical 

Generating And Delivery Facility, in its entirety. 
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ADOPTED by the Matanuska-Susitna Borough Planning Commission 

this -- day of --, 2022. 

 

 Stafford Glashan, Chair 

ATTEST 

 

  

 

  

KAROL RIESE, Planning Clerk  

(SEAL) 

 

YES:  

NO:  
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