
Matanuska-Susitna Borough 
Planning Commission Meeting Agenda 
Meeting Date: October 5, 2026 
Meeting Time: 6:00 PM 

Meeting Location 
Assembly Chambers – Dorothy Swanda Jones Building 
350 E. Dahlia Avenue 
Palmer, Alaska 99645 

Planning Commission Members 
Chairperson: Richard Allen 
Vice-Chair: Doug Glenn 
Commissioners: 

• Brendan Carpenter
• Vacant
• Linn McCabe
• Ivan Fonov
• Curt Scoggin

Ways to Participate in the Meeting 
1. Participate In Person

Members of the public may attend the meeting in person. You will have three (3) minutes to provide oral
comments unless otherwise directed by the Chair. 

2. Submit Written Comments
Send written comments to the Planning Commission Clerk:
Email: msb.planning.commission@matsu.gov 
Deadline: Written comments must be received by 12:00 p.m. (noon) on the Friday before the meeting. 

3. Provide Testimony by Telephone
1) Dial 1-855-290-3803.
2) You will hear “joining conference” when connected. 
3) You will be automatically muted and able to listen to the meeting.
4) When the Chair opens public testimony, if you would like to speak, press *3.
5) You will hear “Your hand has been raised.”
6) When it is your turn to speak, you will hear “Your line has been unmuted.”
7) State your name for the record, spell your last name, and provide your testimony. 

4. Observe the Meeting Online
You may watch the meeting live using one of the following platforms:
• Matanuska-Susitna Borough Facebook page
• Matanuska-Susitna Borough YouTube channel
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Meeting Agenda 
1. Call to Order, Roll Call, and Determination of Quorum

2. Approval of Agenda

3. Pledge of Allegiance

4. Consent Agenda
A. Meeting Minutes – September 14, 2026
B. Introduction for Public Hearing: Quasi-Judicial Matters

Resolution 26-20 A Resolution Of The Matanuska-Susitna Borough Planning
Commission Approving An Amendment To The Hours Of Operation 
For An Existing Conditional Use Permit At 1150 N. Helen Lane, 
Located Within Township 17 North, Range 1 West, Section 2, Seward 
Meridian; Tax Id# 1068000l020. 
Staff: Wade Long, Development Services Manager 
Public Hearing Date: October 19, 2026 

C. Introduction for Public Hearing: Legislative Matters

Resolution 26-21 A Resolution Of The Matanuska-Susitna Borough Planning
Commission Recommending Adoption of the Fiscal Year (FY) 2028 
Capital Improvement Program (CIP). 
Staff: Natasha Grover, Current Planner 
Public Hearing Date: October 19, 2026 

5. Committee Reports

6. Agency/Staff Reports

7. Land Use Classifications

8. Audience Participation

9. Public Hearing: Quasi-Judicial Matters

10. Public Hearing: Legislative Matters

Resolution 26-19 A Resolution Of The Matanuska-Susitna Borough Planning 
Commission Recommending The Matanuska-Susitna Borough 
Assembly Establish The Greater Oilwell Road Community Council 
District. 
Staff: Paul Clark, Long Range Planner  

11. Correspondence and Information

12. Unfinished Business

13. New Business

14. Commission Business
A. Upcoming Planning Commission Agenda Items

15. Director and Commissioner Comments
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16. Adjournment

Accessibility and Accommodation Information 
Individuals with disabilities who need reasonable accommodation to participate in this meeting 
should contact the Borough ADA Coordinator: 
Phone: 907-861-8432 
Request Deadline: At least one week before the meeting. 
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Matanuska-Susitna Borough 
Planning Commission Meeting Minutes 
Meeting Date: September 14, 2026 
Meeting Time: 6:00 PM 

Meeting Location 
Assembly Chambers – Dorothy Swanda Jones Building 
350 E. Dahlia Avenue 
Palmer, Alaska 99645 

Planning Commission Members 
Chairperson: Richard Allen 
Vice-Chair: Doug Glenn 
Commissioners: 

• Brendan Carpenter

• Vacant

• Linn McCabe

• Ivan Fonov

• Curt Scoggin

1. Call to Order, Roll Call, and Determination of Quorum

The Matanuska-Susitna Borough Planning Commission’s regular meeting was held on
September 14, 2026, at the Matanuska-Susitna Borough Assembly Chambers, 350 E.
Dahlia Avenue, Palmer, Alaska. Chair Allen called the meeting to order at 6:00 p.m.

Attendance:
(*) Next to a name indicates telephonic participation.

Present: Commissioner Allen
Commissioner McCabe* 
Commissioner Fonov 
Commissioner Carpenter 

Absent:  Commissioner Scoggin 
 Commissioner Glenn 

Staff Present: Mr. Wade Long, Development Services Manager 
Ms. Lacie Olivieri, Planning Commission Clerk 

October 5, 2026 
Planning Commission Packet 

4 of 138



2. Approval of Agenda

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

GENERAL CONSENT: The Agenda was approved without objection.

3. Pledge of Allegiance

Commissioner Carpenter led the Pledge of Allegiance.

4. Consent Agenda
A. Meeting Minutes – August 17, 2026
B. Introduction for Public Hearing: Quasi-Judicial Matters - None
C. Introduction for Public Hearing: Legislative Matters

Resolution 26-19  A Resolution Of The Matanuska-Susitna Borough Planning
Commission Recommending The Matanuska-Susitna 
Borough Assembly Establish The Greater Oilwell Road 
Community Council District. 
Staff: Paul Clark, Long Range Planner  
Public Hearing date: October 5, 2026 

Chair Allen read the Consent Agenda into the record. 

GENERAL CONSENT: The Consent Agenda was approved without objection. 

5. Committee Reports (There were no Committee reports)

6. Agency/Staff Reports (There were no Agency/Staff Reports)

7. Land Use Classifications (There were no Land Use Classifications)

8. Audience Participation

There being no persons to be heard, audience participation was closed without
objection.

9. Public Hearing: Quasi-Judicial Matters (There were no Quasi-Judicial public hearings)

10. Public Hearing: Legislative Matters (There were no Legislative public hearings)

11. Correspondence and Information (There was no Correspondence and information)

12. Unfinished Business (There was no unfinished business)

13. New Business (There was no new business)
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14. Commission Business

A. Upcoming Planning Commission Agenda Items

Chair Allen asked whether Commissioners had any questions about the upcoming 
agenda items provided in their folders. 

15. Director and Commissioner Comments

Wade Long: Thank you. Wade Long, Development Services Manager. I just wanted to
let you guys know that there's been a pretty huge shakeup in our planning
department. And so Lacie Oliveri, Today is her last day as planning commission clerk.
She was promoted to a planner. So, she'll actually be presenting from the other side
of the dais. And taking her place is Kayla Smith, who just got promoted to our
department admin. So she'll be the new clerk. Also, we have a couple of new
planners. So Lacie is a new planner, and then also Ashley Stick. She was on the
transportation board. She's now a planner for us. So outside of that, so I'm very
grateful for the shake up of our team. We're hiring new admins. If you guys know
anybody who wants a job, But that being said, we will be conducting a lot of OJT. So
we're on plans to submit to you guys. So they'll be slow, but they're on their way. And
just one last thing I wanted to say, thank you to Commissioner McCabe. She did help
out on my last cleanup at Peaceful Place in Big Lake, along with her husband,
Representative McCabe, and others. Very grateful for their efforts. And that's all I had.
Thank you very much.

Chair Allen noticed some people come into the meeting and reopened audience
participation to give them time to speak.

Andrea Larson – Spoke regarding the Talkeetna

Mr. Larson – Spoke regarding the same subject as Andrea.

Commissioner Carpenter asked questions of Mr. Larson.

Chair Allen closed audience participation and moved back to Commissioner
Comments

Commissioner McCabe: Yes, just thanks to Lacie for all of her hard work as
commission staff and congratulations in your new role. I'm sure we will still be seeing
you at least now and then. Enjoy your new position.

Commissioner Fonov: Congratulations to the people being promoted, Lacie and you
as well. Didn't quite remember your name, sorry. Kayla. And it's good to be back out
here. Weather's still nice. Thank you.
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Commissioner Carpenter: Congratulations, ladies. You're going to be missed, 
Lacey, but we welcome you aboard. So. 

Commissioner Allen: Echo that, congratulations. Also, I want to remind you guys 
that I will be terming off in December. It'll have been a long time that I've been on 
here, but I can't, this will be the, I'll be terming off. So I want you to think about who 
might want to be chair, take over. And if you have any questions about that, you can 
let me know.  I want to try to make it as easy of a landing pad as we can. It shouldn't 
be a problem. Not too tough. Thanks. All right, we got some time though before that. I 
just wanted to kind of put it in the back of your guys' mind. Other than that, please 
enjoy this lovely weather while we still have it. 

16. Adjournment

The regular meeting adjourned at 6:17 p.m.

RICHARD ALLEN 

Planning Commission Chair 

ATTEST: 

Minutes approved: _____________________ 

LACIE OLIVIERI  

Planning Commission Clerk 

October 5, 2026 
Planning Commission Packet 

7 of 138



INTRO FOR PUBLIC HEARING

QUASI-JUDICIAL 

Resolution No. 26-20

A Resolution Of The Matanuska-Susitna Borough Planning 
Commission Approving An Amendment To The Hours Of 
Operation For An Existing Conditional Use Permit At 1150 N. 
Helen Lane, Located Within Township 17 North, Range 1 West, 
Section 2, Seward Meridian; Tax Id# 1068000l020.
Staff: Wade Long, Development Services Manager
Public Hearing Date: October 19, 2026



STAFF REPORT 
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DEVELOPMENT SERVICES DIVISION STAFF REPORT 

Date: September 23, 2026 

File Number: MARI-2026-010317 

Applicant: Peter Zell on behalf of Bad Gramm3r 

Property Owner: Zell 2015 Family Trust (Peter Zell) 

Request: Planning Commission Resolution 26-20 

Application to modify the hours of operation for an 
existing conditional use permit for the operation of a 
marijuana retail facility at 1150 N. Helen Lane 
17.60 – Regulation of Marijuana Retail Facilities 

Location: 1150 N. Helen Lane, TAX ID 1068000L020; within 
Township 17 North, Range 1 West, Section 02, Seward 
Meridian. 

Size of Property:  0.39 acres 

Reviewed By: Alex Strawn, Planning and Land Use Director 

Staff: Wade Long, Development Services Manager 

Staff Recommendation: Approval with conditions 

EXECUTIVE SUMMARY 

A conditional use permit application has been submitted for to modify the hours of operation of a 
marijuana retail facility.  The applicant is proposing to operate the facility in an existing 
commercial structure approximately 1,743 square feet in size.  MSB code 17.60.030 requires a 
conditional use permit for the operation of marijuana retail facilities.   

Unless this type of use is maintained under and in accordance with a lawfully issued permit, a 
marijuana retail facility is declared to be a public nuisance.  Operation of such a land use without 
a permit is prohibited.   

History 

MATANUSKA-SUSITNA BOROUGH 
Planning and Land Use Department 

Development Services Division 
350 East Dahlia Avenue  Palmer, AK  99645 

Phone (907) 861-7822  
E-mail: permitcenter@matsugov.us

www.matsu.gov 
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The subject property was originally subdivided in 1959 and is known as Williwaw Subdivision.  
Subdivision restrictions were recorded in March of 1960 and described six lots as commercial.  
The commercially described lots are: 1, 19, 20, 21, 22, and 23. Lot 19 is the only lot of the six that 
does not abut Bogard Road.  

The subject lot was developed for and has been used as commercial since 2004.  A tobacco related 
business first occupied the building for approximately 4 years.  Followed by a specialty retail shop 
(yarn/crafting shop) for approximately 3 years.  Then a bookstore operated in the building for 
approximately 5 years, through 2015.  The applicant purchased the building in January 2016 and 
began remodeling the building for the proposed use.   

Since issuance of the conditional use permit on March 20, 2017, the marijuana retail facility has 
continued to operate at the subject property. The Borough initiated one code violation case after 
the facility changed its operating hours to 9:00 a.m. to 5:00 p.m., contrary to the permit condition 
limiting operations to the hours of 10:00 a.m. to 8:00 p.m. daily. Upon notification of the violation, 
the facility corrected its operating hours and submitted this application to modify the conditional 
use permit. No other complaints or code violations have been received or documented for the 
facility. 

LAND USE 

Existing Land Use: 
The subject property is Lot 20 of the Williwaw Subdivision.  The subject lot is sandwiched between 
two roads: Bogard Road to the south and Helen Lane to the north. The subject lot was developed 
for and has been used as commercial since 2004.  Other than new signage, the subject structure 
will maintain the appearance and size since its original construction in 2004.  Currently, a six foot 
tall wooden fence exists along the north side lot line between Lots 19 and 20. There is also a 6 foot 
privacy fence on the west side between Lots 21 and 20. Access is made via Helen Lane which 
abuts the property on the north side.  Access onto Bogard Road is prohibited. 

Surrounding Land Uses: 
Bogard Road abuts the parcel to the south.  Lot 1 is currently a dog grooming business.  Lot 19 
was developed with a duplex in 2005.  Lots 21 and 22 of the Williwaw Subdivision are described 
as commercial in the applicable subdivision restrictions; however, the two lots were developed 
with residential homes in the summer of 2016.  Lot 23 of the Williwaw Subdivision was developed 
for and has been used as commercial since 1985.  A large commercial use directly abuts the subject 
parcel and subdivision to the east.  A large commercial medical plaza directly abuts the subject 
subdivision to the west.  Bogard Road has several different uses on its frontage including 
commercial, industrial, and residential.  

REVIEW OF APPLICABLE CRITERIA AND FINDINGS 

MSB 17.03 - Public Notification 
On September 18, 2026 notices were mailed to all property owners within a 600 foot radius of the 
property and to the North Lakes Community Council. A total of 45 notices were mailed.  The 
permit application material was posted on the Borough website on September 18, 2026.  Staff has 
not received any comments from the community or the community council. Following new 
Borough Clerk’s public notice protocol, the notice was also posted at the following libraries: Big 
Lake, Sutton, Talkeetna, Trapper Creek, and Willow. The notice was also posted in the Dorothy 
Swanda Jones Building (Main Borough Building) library.  
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CORE AREA PERMIT IS NOT REQUIRED 

Section 17. 61.020 Intent 
(A) This ordinance is intended to promote the positive effects of development while ensuring the
public health safety, order, prosperity and general welfare of the core area by establishing a review
process for commercial and industrial land use activities with the following impacts:

(1) Any commercial or industrial use that generates noise beyond the boundaries of the
lot line of the site on which it is located in excess of the levels permitted by MSB 17.61.080;

Findings of Fact: 

1. The proposed conditional use operation is wholly contained within the 1,743 square foot
commercial building.

2. There is no industrial equipment or processes that generate noise associated with the
proposed use.

3. There are no outdoor speaker or public announcement systems associated with the
proposed use.

Conclusion of Law: The use will not exceed sound levels set forth in MSB 17.61.080 and noise 
levels exceeding the levels in MSB 17.61.080 are prohibited.  As such, a Core Area Conditional 
Use Permit is not required under this standard (MSB 17.61.020 (A)(1)). 

(2) Any commercial or industrial use that generates traffic in excess of 100 vehicles
during the morning or afternoon peak hour, or more than a total of 750 vehicles per
day (measured from 12 a.m. to 12 p.m.).

Findings of Fact: 

1. The daily trip rate for a marijuana retail facility is estimated to be 211.12 to 259.31 per
1,000 square feet of the commercial facility.

2. The daily trip rate for the proposed 1,743 square foot marijuana retail facility is estimated
to 368 to 452 vehicles per day.

3. The peak hour trip rate is estimated to be 29 to 44 vehicles.

4. The daily trip rate for the proposed use is less than 100 vehicles during the morning or
afternoon peak hour, and less than a total of 750 vehicles per day.

Conclusion of Law: Since the use will not exceed 100 vehicles during the morning or afternoon 
peak hours of more than 750 vehicles a day, as specified in MSB 17.61.090, Traffic Standards, a 
Core Area Conditional Use Permit is not required under this standard (MSB 17.61.020(A)(2)). 

(3) Any commercial or industrial use involving processing, manufacturing, or storage
of hazardous substances over thresholds established by federal or state community
right-to-know laws and regulations (40 CFR 370, AS 29.35.500), any use which
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generates combustible dust produced in sufficient quantity to produce an explosion or 
combustion hazard, any use involving the storage and handling of combustible fiber 
in quantities greater than 100 cubic feet (2.8 m3), and any use which involves 
generation or management of more than 2,200 pounds of hazardous waste per month 
as defined by federal regulations (40CFR 261, 262). Note that these facilities would 
also be subject to significant federal/state regulatory requirements. Among other 
obligations, facilities that exceed community right-to-know thresholds are required to 
submit annual reports to the state and to the local emergency planning committee 
(LEPC), and facilities that exceed hazardous waste limits are required to notify the 
environmental protection agency and comply with requirements for waste storage and 
disposal. 

Findings of Fact: 

1. The proposed use will not be processing, manufacturing, or storing hazardous substances
identified in MSB 17.61.020(A)(3).

Conclusion of Law: Since the proposed use will not be processing, manufacturing, or storing 
hazardous substances beyond the thresholds identified in MSB 17.61.020 (A)(3), a Core Area 
Conditional Use Permit is not required under this standard (MSB 17.61.020(A)(3)).  

(4) Any use that generates contaminated water runoff or other discharges that are likely to
violate state water quality standards or negatively impact groundwater or surface water
quality beyond adjacent property lines.

Findings of Fact: 

1. The proposed use is confined to a generally flat area on the parcel.

2. The proposed use is commercial retail in nature and will not generate contaminated water
runoff.

Conclusion of Law: The proposed use will not generate contaminated water runoff or other 
discharges that are likely to violate state water quality standards or negatively impact groundwater 
or surface water quality beyond adjacent property lines. As such, a Core Area Conditional Use 
Permit is not required under this standard (MSB 17.61.020(A)(4)). 

Section 17. 60.100 General Standards 
(A) A conditional use may be approved only if it meets with the requirements of this section in

addition to any other standards required by this chapter:
(B) In granting a conditional use permit, the planning commission must make the following

findings:
(1) the conditional use will preserve or not detract from the value, character, and integrity

of the surrounding area;

Findings of Fact: 

1. The property is located in the Core Area; however, there are no specific zoning designations
for this parcel.
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2. The applicable subdivision restrictions (dated July 25th, 1967) describe the subject lot, as 
well as Lots 1, 19, 21, 22 and 23 as commercial. 

3. The subject lot was developed for and has been used as commercial since 2004.

4. Lots 20, 21, 22 and 23 of the Williwaw Subdivision are sandwiched between two roads:
Bogard Road to the south and Helen Lane to the north. Accessing Bogard Road is
prohibited and as such, the lots are required to access Helen Lane.

5. Bogard Road has several different uses on its frontage including commercial and
residential.

6. Lot 23 of the Williwaw Subdivision was developed for and has been used as commercial
since 1985.

7. A large commercial use directly abuts the subject parcel and subdivision to the east.

8. A large commercial medical plaza directly abuts the subject subdivision to the west.

9. Other than new signage, the subject structure will maintain the appearance and size since
its original construction in 2004.

Discussion: Lots 21 and 22 of the Williwaw Subdivision are adjacent to the subject lot and are 
described as commercial in the applicable subdivision restrictions; however, the two lots were 
developed with residential homes in the summer of 2016. It should be noted that the Borough does 
not enforce subdivision covenants or restrictions. It should also be noted that subdivision 
covenants or restrictions are not standards in code and should not be used to approve or deny a 
conditional use permit.  

Conclusion of Law: Based on the above findings, the proposed use, with conditions, will not 
detract from the value, character and integrity of the surrounding area (MSB 17.60.100 (B)(1)). 

(2) That granting the conditional use permit will not be harmful to the public health,
safety, convenience, and welfare;

Findings of Fact: 

1. The closest school (Wasilla High School) is approximately 4,400 feet away from the
proposed use.

2. Consumption of marijuana is prohibited at the site.

3. The applicant has a Matanuska-Susitna Borough high-volume driveway permit for the legal
access on to Helen Lane.

4. The projected peak-hour traffic volume exceeds ten trips based on the Institute of
Transportation Engineers Trip Generation Manual; therefore, a high-volume driveway
permit is required.
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5. Access onto Helen Lane is preferred as it is a lower classification of road (minor collector), 
as opposed to Bogard Road which has higher classification (minor arterial). 

6. Persons under the age of 21 are prohibited from entering the proposed use.

7. According to the application material, the proposed use will have a robust security plan in
place.

8. All marijuana products deemed unusable will be sealed in a container and disposed of at
the Matanuska-Susitna Borough landfill, after proper notification of the State of Alaska
Alcohol & Marijuana Control Office.

Conclusion of Law: Based on the above findings and with conditions, the proposed use will not 
be harmful to the public health, safety, convenience and welfare (MSB 17.60.100 (B)(2)). 

(3) That sufficient setback, lot area, buffers, or other safeguards are being provided to
meet the conditions listed in subsections (B)(1) through (3) of this section; and

Findings of Fact: 

1. The property is located in the Core Area; however, there are no specific zoning designations
for this parcel.

2. The applicable subdivision restrictions ( dated July 251\ 1967) describe the subject lot, as
well as Lots 1, 19, 21, 22, and 23 as commercial.

3. The subject lot was developed for and has been used as commercial since 2004.

4. Lots 20, 21, 22, and 23 of the Williwaw Subdivision are sandwiched between two roads:
Bogard road to the south and Helen Lane to the north. Accessing Bogard road is prohibited
and as such, the lots are required to access Helen Lane.

5. Lot 23 of the Williwaw Subdivision was developed for and has been used as commercial
since 1985.

6. A large commercial use directly abuts the subject parcel and subdivision to the east.

7. A large commercial medical plaza directly abuts the subject subdivision to the west.

8. The existing structure meets all applicable setback requirements required by MSB 17.55 -
Setbacks and Screening Easements.

9. The applicant has obtained a Matanuska-Susitna Borough high-volume driveway permit
for legal access on to Helen Lane.

10. The projected peak-hour traffic volume exceeds ten trips based on the Institute of
Transportation Engineers Trip Generation Manual; therefore, a high-volume driveway
permit is required.
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11. Access onto Helen Lane is preferred as it is a lower classification of road (minor collector), 
as opposed to Bogard Road which has a higher classification (minor arterial). 

12. The closest school (Wasilla High School) is approximately 4,400 feet away from the
proposed use.

13. Currently a six foot tall wooden fence exists along the north side lot line between lots 19
and 20. There is also a 6 foot privacy fence on the west side between Lots 21 and 20.

Conclusion of Law: Based on the findings above, sufficient setbacks, lot area, buffers or other 
safeguards are being provided (MSB 17.60.1 00(B)(3)). 

(4) The conditional use fulfills all other requirements of this chapter pertaining to the
conditional use in this section.

Findings of Fact: 

1. All of the required site plans and operational information have been provided by the
applicant.

Conclusion of Law: The applicant has met all of the requirements of this chapter (MSB 
17.60.100(B)(4)). 

Section 17. 60.150 General Standards for Marijuana Related Facilities 
(A) In addition to the standards set forth by MSB 17.60.100, the planning commission shall

weigh factors which contribute or detract from the development of a safe, convenient,
and attractive community, including, but not limited to:

(1) Any potential negative effect upon other properties in the area due to such factors as
noise and odor.

Findings of Fact: 

1. The proposed conditional use operation is wholly contained within the 1,743 square foot
commercial building.

2. There is no industrial equipment or processes that generate noise associated with the
proposed use.

3. There are no outdoor speakers or public announcement systems associated with he
proposed use.

4. Consumption of marijuana is prohibited at the site.

5. According to the application material, all marijuana will be stored in sealed containers.

6. According to the application material, loitering will not be allowed, helping to ensure noise
and odor will not be an issue
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Conclusion of Law: Based on the above findings and with conditions, the proposed use will not 
negatively affect other properties due to factors such as noise and odor  (MSB 17.60.150 (A)(1)). 
  
 

(2) The effectiveness of measures to reduce negative effects upon adjacent properties by: 
a) Increased property line and right-of-way buffers; 
b) Planted berms and landscaping; 
c) Site and building design features which contribute to the character of the 

surrounding area. 
 
Findings of Fact: 
 

1. The applicable subdivision restrictions (dated July 25th, 1967) describe the subject lot, as 
well as Lots 1, 19, 21, 22 and 23 as commercial. 

 
2. The subject last was developed for and has been used as commercial since 2004. 

 
3. The existing structure meets all applicable setback requirements required by MSB 17.55 – 

Setbacks and Screening Easements. 
 

4. The subject structure will maintain the appearance and size since its original construction 
in 2004. 
 

5. Currently a six foot tall wooden fence exists along the north side lot line between lots 19 
and 20. There is also a 6 foot privacy fence on the west side between Lots 21 and 20. 
 

6. No new landscaping or berms are planned or required by code. 
 
Conclusion of Law: Based on the above findings and with conditions, measures are in place to 
reduce negative affects upon adjacent properties  (MSB 17.60.150 (A)(2)(a-c)). 
 

(3) Whether the use is compatible with the character of the surrounding area. 
 
Findings of Fact: 
 

1. The property is located in the Core Area; however, there are no specific zoning designations 
for this parcel. 

 
2. The applicable subdivision restrictions (dated July 25th, 1967) describe the subject lot, as 

well as Lots 1, 19, 21, 22, and 23 as commercial. 
 

3. The subject lot was developed for and has been used as commercial since 2004. 
 

4. The subject location has been used for commercial retail for approximately twenty-two 
years. 
 

5. Lots 20, 21, 22, and 23 of the Williwaw Subdivision are sandwiched between two roads: 
Bogard Road to the south and Helen Lane to the north.  Accessing Bogard Road is 
prohibited and as such, the lots are required to access Helen Lane. 
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6. Bogard Road has several different uses on its frontage including commercial and 
residential. 

7. Lot 23 of the Williwaw Subdivision was developed for and has been used as commercial
since 1985.

8. A large commercial use directly abuts the subject parcel and subdivision to the east.

9. A large commercial medical plaza directly abuts the subject subdivision to the west.

10. The subject structure will maintain the appearance and size since its original construction
in 2004.

Conclusion of Law: Based on the above findings and with conditions, the proposed use is 
compatible with the character of the surrounding area (MSB 17.60.150 (A)(3)). 

(B) At the time of their establishment, marijuana related conditional uses shall meet the
following requirements and not be located within:

(1) One thousand feet of school grounds;
(C) Separation distance referenced in subsection (B) of this section are measured in a direct

line between the closest point of the facility within which the marijuana facility is
located, and the closest point on the lot or parcel of land upon which any of the above
itemized uses are located.

Findings of Fact: 

1. The closest school (Wasilla High School) is approximately 4,400 feet away from the
proposed use.

Conclusion of Law: Based on the above finding, the proposed use is more than 1,000 feet away 
from any school grounds (MSB 17.60.150 (B)(1)). 

(D) Prior to final approval of the permit the applicant shall provide written documentation
demonstrating that:

(1) All applicable licenses have been obtained as required by 3 AAC 306.005.

Findings of Fact: 

1. On February 2, 2017, the State of Alaska Marijuana Control Board voted unanimously to
approve Bad Gramm3r’s Retail Marijuana Store License # 11121 with delegation.

2. Official minutes from the Marijuana Control Board meeting showing Bad Gramm3r’s
delegated approval was obtained from the State of Alaska’s official website.

Conclusion of Law: Based on the above finding, documentation demonstrating all applicable 
licenses pertaining to 3 AAC 306.005 have been obtained (MSB 17.60.150 (D)(1)). 

(2) From the fire marshal having jurisdiction, that the proposed conditional use is in full
compliance with applicable fire code, including but not limited to AS 18.70.010
through 18.70.160, Fire Protection, and 13 AAC 50.025 through 50.080, Fire Code.
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Findings of Fact: 

1. The Matanuska-Susitna Borough Fire Code Official has issued Plan Review #2016-096 for
Tenant Improvement Approval.

2. A certificate of occupancy must still be issued by the MSB Fire Code Official upon
completion of remodel work within the subject building.

Conclusion of Law: Based on the above finding, the proposed use is in full compliance with all 
applicable fire code (MSB 17.60.150 (D)(2)). 

Section 17. 60.170 Standards for Marijuana Retail Facilities 

(A) Marijuana retail facilities shall only be approved upon finding by the commission that the
proposed facility is located on a parcel that is appropriate for commercial use. At a
minimum, the commission shall consider:

(1) Proximity of the proposed use to existing businesses;
(2) proximity to parcels developed for residential use; and
(3) whether roads associated with the proposed use have been, or will be, appropriate

for commercial use.

Findings of Fact: 

1. The property is located in the Core Area; however, there are no specific zoning designations
for this parcel.

2. The applicable subdivision restrictions (dated July 25th, 1967) describe the subject lot, as
well as Lots 1, 19, 21, 22, and 23 as commercial.

3. The subject lot was developed for and has been used as commercial since 2004.

4. The subject location as been used for commercial retail for approximately twenty-two
years.

5. Lots 20, 21, 22, and 23 of the Williwaw Subdivision are sandwiched between two roads:
Bogard Road to the south and Helen Lane to the north.  Accessing Bogard Road is
prohibited and as such, the lots are required to access Helen Lane.

6. The subject lot is sandwiched between two roads: Bogard Road to the south and Helen
Lane to the north.

7. Bogard Road has several different uses on its frontage including commercial and
residential.

8. Access onto Helen Lane is preferred as it is a lower classification of road (minor collector),
as opposed to Bogard Road which has a higher classification (minor arterial).
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9. Helen Lane is an paved road and it has been used for both residential and commercial uses 
since 2004. 

10. The applicant has obtained a Matanuska-Susitna Borough high-volume driveway permit
legal access on to Helen Lane.

11. The projected peak-hour traffic volume exceeds ten trips based on the Institute of
Transportation Engineers Trip Generation Manual; therefore, a high-volume driveway
permit is required.

12. Lot 23 of the Williwaw Subdivision was developed for and has been used as commercial
since 1985.

13. Lots directly to the north and further within the subdivision have been developed with
residential homes.

14. A large commercial use directly abuts the subject parcel and subdivision to the east.

15. A large commercial medical plaza directly abuts the subject subdivision to the west.

16. The subject structure will maintain the appearance and size since its original construction
in 2004.

Discussion: Lots 21 and 22 of the Williwaw Subdivision are described as commercial in the 
applicable subdivision restrictions; however, the two lots were developed with residential homes 
in the summer of 2016. It should be noted that the Borough does not enforce subdivision covenants 
or restrictions. 

Conclusion of Law: Based on the above findings and with conditions, the proposed use is located 
on a parcel that is appropriate for commercial use (MSB 17.60.170 (A)(1-3)). 

(B) The minimum number of parking spaces for retail facilities shall be one space per 350
square feet of net floor area. Each parking space shall be at least: 20 feet in length, 10 feet
wide, and have a vertical clearance of at least 7 feet.

Findings of Fact: 

1. The proposed use is 1,743 square feet in size.

2. According to the site plan, nine customer parking spaces will be provided.

3. According to the site plan, each space will be 20 feet in length and 10 feet wide.

4. According to the applicant, there are no vertical clearance limitations on site.

Conclusion of Law: Based on the above finding, the proposed use meets the minimum number of 
parking space for retail facilities (MSB 17.60.170 (B)). 

(C) Parking spaces shall be provided to comply with current Americans with Disabilities Act
guidelines.
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Findings of Fact: 

1. ADA guidelines require one van accessible parking space with an eight foot wide parking
isle, for every 1 to 25 spaces.

2. One van accessible parking space with a ten foot wide parking aisle is provided.

Conclusion of Law: Based on the above finding, the proposed use complies with current ADA 
parking space guidelines (MSB 17.60.170 (C)). 

STAFF RECOMMENDATIONS 

Staff recommends approval of the conditional use permit to operate a Marijuana Retail Facility, 
1,743 square feet in size, at 1150 N Helen Lane (Tax ID # 1068000L020). The applicant meets all 
of the standards in MSB 17.60.100, 17.60.150 and 17.60.170. Staff recommends approval of this 
permit with the following conditions: 

1. The owner and/or operator shall comply with all applicable state and local regulations.

2. All aspects of the operation shall comply with the description detailed in the application
material and with the conditions of this permit; and an amendment to the Conditional Use
Permit shall be required prior to any expansion of the conditional use.

3. Use of access from North Helen lane requires a high volume driveway permit to meet
compliance with MSB 11.12 Driveway Standards.

4. The operation shall comply with the maximum permissible sound level limits allowed, per
the requirements of MSB 8.52 – Noise, Amplified Sound and Vibration.

5. Borough staff shall be permitted to enter the premises, subject to this permit, to monitor
compliance with permit requirements. Such access will, at minimum, be allowed on
demand when activity is occurring, and/or with prior verbal or written notice, and/or at
other times as necessary to monitor compliance. Denial of access to Borough staff shall
be a violation of this Conditional Use Permit.

6. On-site consumption of marijuana and marijuana products is prohibited.

If the Planning Commission chooses to deny this permit, finding for denial must be prepared by 
the Commission. 
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Real Property Detail for Account: 51068000L020
Last Updated: 9/24/2026 7:00 AM
Site Information
Account Number 51068000L020
Parcel ID 22362
TRS S17N01W02
Abbreviated
Description (Not for
Convenience)

WILLIWAW LOT 20

Subdivision WILLIWAW

City None

Tax Map WA11

Site Address 1 1150 N Helen Ln
Ownership
Owners ZELL 2015 FAM TR
Owner's Primary
Address 5850 E ALDER CIR WASILLA AK 99654

Buyers
Buyer's Primary
Address

Appraisal Information
Year Land Value Building Value Total Appraisal
2026 $23,000 $208,100 $231,100
2025 $20,000 $177,500 $197,500
2024 $20,000 $149,200 $169,200

Assessments
Year Land Assessed Building Assessed Total Assessed
2026 $23,000 $208,100 $231,100
2025 $20,000 $177,500 $197,500
2024 $20,000 $149,200 $169,200

View Building Details
Structure #1 of 1
Residential Units 0
Condition Standard
Basement None
Year Built 2004
Foundation Poured Concrete
Septic Septic - 1 - Septic Tank

Use All Other Retail Trade
Design Commercial
Construction Type Frame
Grade None
Well Well 1 - Drilled Well

Tax/Billing Information
Year Certified Zone Mill Tax Billed
2026 Yes 0007 11.117 $2569.14
2025 Yes 0007 12.035 $2376.91
2024 Yes 0007 12.374 $2093.68

Recorded Documents
Date Type Recording Info (offsite link to DNR)
09/23/2022 QUITCLAIM DEED (ALL TYPE) Palmer 2022-022129-0
02/03/2016 QUITCLAIM DEED (ALL TYPE) Palmer 2016-002081-0
02/20/2008 QUITCLAIM DEED (ALL TYPE) Palmer 2008-003890-0

Tax Account Status 
Status Tax Balance Farm Disabled Veteran Senior Total LID Exists
Current $0 $0 $0 $0 $0 No
Land and Miscellaneous
Gross Acreage Taxable Acreage Assembly District Precinct Fire Service Area Road Service Area
0.39 0.39 Assembly District 004 28-480 130 Central Mat-Su 025 Bogard RSA

Total Assessed is net of exemptions and deferments.rest, penalties, and other charges posted after Last Update Date are not reflected in balances.
If account is in foreclosure, payment must be in certified funds.

If you reside within the city limits of Palmer or Houston, your exemption amount may be different.

1

2

3

1

2

3
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Matanuska-Susitna Borough
350 E Dahlia Ave, Palmer AK 99645

Permit.Center@matsu.gov
907-861-7822

DRIVEWAY PERMIT
Permit Number: DRIVE-2026-033829 Issue Date: 09/24/2026

Job Address: 1150 N Helen Ln

Parcel: 1068000L020

The Matanuska-Susitna Borough has completed the final inspection of your driveway. The driveway has been 
constructed in accordance with Borough standards and complies with all conditions set forth by the initial 
inspection.

As the property owner, you are responsible for maintaining the driveway approach in compliance with the terms 
and standards of this permit. This includes keeping the driveway culvert clear of dirt, debris, and obstructions 
to ensure proper drainage and avoid damage to the roadway or adjacent properties.

Please note that any future changes to land use or modifications to the driveway may require additional permits.

For questions or additional information regarding your driveway or this permit, please contact the Permit
Center at (907) 861-7822.

Matanuska-Susitna Borough |  350 E Dahlia Ave, Palmer AK 99645
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Communication and 
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Outlook

Re: CUP for Bad Gramm3r

From Teri Zell <ak49zells@mtaonline.net>
Date Fri 8/7/2026 12:56 PM
To Wade Long <Wade.Long@matsugov.us>

[EXTERNAL EMAIL - CAUTION: Do not open unexpected attachments or links.]
That will be fine.  Thank you! See you Monday.
On 8/7/2026 12:50 PM, Wade Long wrote:

Hi Teri,

11:30 would work better, if that's possible?

Wade Long
Development Services Manager
Matanuska-Susitna Borough
350 E. Dahlia Ave
Palmer, AK 99645
office: 907-861-7865
cell: 907-707-4741

From: Teri Zell <ak49zells@mtaonline.net>
Sent: Friday, August 7, 2026 12:19 PM
To: Wade Long <Wade.Long@matsugov.us>
Subject: Re: CUP for Bad Gramm3r

[EXTERNAL EMAIL - CAUTION: Do not open unexpected attachments or links.]
Will 10am on Monday work for you?
On 8/7/2026 6:48 AM, Wade Long wrote:

Good Morning Teri,

Thank you for this information. I've started the permit application in our
system and received your payment. So you're aware Assembly Member
Sumner directed us to draft legislation to refund your payment. I'm working
on that and will have it to the Clerk soon to get on an agenda. In the
meantime, if I need something in processing your application, I'll let you
know. I will still need to do a site visit and get updated pictures; this will
involve touring the facility. Can you please let me know a day and time that
works for you all? Thank you very much.

Respectfully,
Wade Long
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Development Services Manager
Matanuska-Susitna Borough
350 E. Dahlia Ave
Palmer, AK 99645
office: 907-861-7865
cell: 907-707-4741

From: Teri Zell <ak49zells@mtaonline.net>
Sent: Wednesday, July 29, 2026 1:25 PM
To: Wade Long <wade.long@matsugov.us>
Subject: CUP for Bad Gramm3r

[EXTERNAL EMAIL - CAUTION: Do not open unexpected attachments or
links.]
Bad Gramm3r, LLC AMCO License 11121 at 1150 North Helen Lane, Wasilla,
AK  99654, would like the MatSu Borough to approve a change to our
operating hours that are currently set at 10am-8pm.  The new hours would
be 9am to 8pm.
I would also like to point out that the new CUP permit application is extremely
different from the one we originally submitted and rather confusing for me. 
For instance, the first page is asking location and when I put in our store
address, it says it does not exist.
You told me that you were going to send me a digital copy of our original
application but I have not received it yet.  If permitted, I would like to use that
to re-apply.
Thank you for your consideration of this request.  I would like to get this
process done as quickly as possible because it is causing undo hardship on
some of our staff, and it is also causing us a large loss of revenue.
Thank you.
Teri Zell
Bad Gramm3r

Virus-free.www.avast.com
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Outlook

Thank you! Bad Gramm3r, LLC

From Teri Zell <ak49zells@mtaonline.net>
Date Tue 8/4/2026 1:17 PM
To Wade Long <wade.long@matsugov.us>

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

Hi Wade.  I wanted to personally thank you for your help in getting our CUP for Bad Gramm3r done. 
Having to re-do the permit application was rather a daunting task for me (just having had a total knee
replacement surgery) and I want you to know that it is appreciated very much.  

Peter told me that he spoke with you this morning and everything is taken care of to get this in front
of the Planning Commission?  Please let me know if there is anything else that needs to be submitted.

Once again, thank you so much for your help!

Teri Zell
           Bad Gramm3r, CFO

1150 North Helen Lane
           Wasilla, AK  99654

Virus-free.www.avast.com
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Outlook

Re: Planning Commission Hearing Date Planned - Bad Gramm3r

From Wade Long <Wade.Long@matsu.gov>
Date Tue 9/22/2026 2:39 PM
To Teri Zell <ak49zells@mtaonline.net>

Hello,

In our analysis of your commercial operation, it has come to our attention that your driveway must
meet new standards in MSB 11.12. Please apply and pay for a high volume driveway permit at
matsu.gov/permitportal. For any questions regarding this process, please feel free to contact
Michelle Olsen at 907-861-7803 or michelle.olsen@matsu.gov. This will need to be resolved by Oct
19th or it will be a condition of the permit. Thank you.

Respectfully,
Wade Long
Development Services Manager
Matanuska-Susitna Borough
350 E. Dahlia Ave
Palmer, AK 99645
office: 907-861-7865
cell: 907-707-4741

From: Teri Zell <ak49zells@mtaonline.net>
Sent: Tuesday, September 8, 2026 12:47 PM
To: Wade Long <Wade.Long@matsu.gov>
Subject: Re: Planning Commission Hearing Date Planned - Bad Gramm3r

[EXTERNAL EMAIL - CAUTION: Do not open unexpected attachments or links.]
Thank you.
On 9/8/2026 9:47 AM, Wade Long wrote:

Good Morning,

The Planning Commission public hearings are at the Mat-Su Borough building at 350 E
Dahlia Ave, Palmer, AK and are held at 6:00PM.

Wade Long
Development Services Manager
Matanuska-Susitna Borough
350 E. Dahlia Ave
Palmer, AK 99645
office: 907-861-7865
cell: 907-707-4741
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From: Teri Zell <ak49zells@mtaonline.net>
Sent: Sunday, September 6, 2026 2:24 PM
To: Wade Long <Wade.Long@matsu.gov>
Subject: Re: Planning Commission Hearing Date Planned - Bad Gramm3r
 
[EXTERNAL EMAIL - CAUTION: Do not open unexpected attachments or links.]
One more question please.  What time does the meeting start?
Thank you.
On 9/4/2026 7:58 AM, Wade Long wrote:

Good morning,

No, not both; just the 19th.

Respectfully,
Wade

Get Outlook for iOS

From: Teri Zell <ak49zells@mtaonline.net>
Sent: Thursday, September 3, 2026 6:24 PM
To: Wade Long <Wade.Long@matsu.gov>
Subject: Re: Planning Commission Hearing Date Planned - Bad Gramm3r
 
[EXTERNAL EMAIL - CAUTION: Do not open unexpected attachments or
links.]
Do we need to be at both meetings?
Thank you.
Teri
On 9/3/2026 10:45 AM, Wade Long wrote:

Hi Peter,

Please know that the introduction of your CUP to the Planning
Commission is planned for 10/5 with a public hearing of 10/19.
Thank you.

Wade Long
Development Services Manager
Matanuska-Susitna Borough
350 E. Dahlia Ave
Palmer, AK 99645
office: 907-861-7865
cell: 907-707-4741

Virus-free.www.avast.com
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MSB 17.60 - Application for Marijuana Retail Facility (Tax ID #1068000L020) 

Peter Zell for Bad Gramm3r, submitted an application for a conditional use permit under MSB 

17.60 – Conditional Uses for the Operation of a Marijuana Retail Facility, to change the 

operating hours. The site is located at 1150 N Helen Lane, Tax ID #1068000L020; within 

Township 17 North, Range 1 West, Section 02, Seward Meridian. 

The Matanuska-Susitna Borough Planning Commission will conduct a public hearing 

concerning the application on Monday, October 19, 2026, at 6:00 p.m. in the Borough Assembly 

Chambers located at 350 E. Dahlia Avenue in Palmer.  This may be the only presentation of this 

item before the Planning Commission and you are invited to attend.  Planning Commission 

members may not receive or engage in ex-parte contact with the applicant, other interested 

parties in the application, or members of the public concerning the application or issues 

presented in the application. 

Application materials may be viewed online at www.matsu.gov by clicking on “All Public 

Notices & Announcements.”  For additional information, you may contact Wade Long, 

Development Services Manager, by phone: 907-861-7865.  Provide written comments by e-mail 

to Wade.Long@matsu.gov, or by mail to MSB Development Services Division, 350 E. Dahlia 

Avenue, Palmer, AK 99645. 

The public may provide verbal testimony at the meeting or telephonically by calling 1-855-290-

3803.  To be eligible to file an appeal from a decision of the Planning Commission, a person 

must be designated an interested party.            See MSB 15.39.010 for the definition of interested 

party.  The procedures governing appeals to the Board of Adjustment and Appeals are contained 

in MSB 15.39.010-250, which is available on the Borough home page: www.matsu.gov, in the 

Borough Clerk’s office, and at various libraries within the borough. 

Comments are due on or before October 5, 2026, and will be included in the Planning 

Commission packet.  Please be advised that comments received from the public after that date 

will not be included in the staff report, but will be provided to the Commission at the meeting. 
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Matanuska-Susitna Borough 
Development Services Division 
350 E. Dahlia Avenue 
Palmer, Alaska 99645 

«NAME» 
«ADDRESS_1» 
«ADDRESS_2» 
«ADDRESS_3» 

The Matanuska-Susitna Borough Planning Commission will consider the following:  
Peter Zell for Bad Gramm3r, submitted an application for a conditional use permit under MSB 17.60 – Conditional 
Uses for the Operation of a Marijuana Retail Facility, to change the operating hours. The site is located at 1150 N 
Helen Lane, Tax ID #1068000L020; within Township 17 North, Range 1 West, Section 02, Seward Meridian. 
The Matanuska-Susitna Borough Planning Commission will conduct a public hearing concerning the application on 
Monday, October 19, 2026, at 6:00 p.m. in the Borough Assembly Chambers located at 350 E. Dahlia Avenue in 
Palmer.  This may be the only presentation of this item before the Planning Commission and you are invited to attend. 
Planning Commission members may not receive or engage in ex-parte contact with the applicant, other interested 
parties in the application, or members of the public concerning the application or issues presented in the application. 
Application materials may be viewed online at www.matsu.gov by clicking on “All Public Notices & 
Announcements.”  For additional information, you may contact Wade Long, Development Services Manager, by 
phone: 907-861-7865.  Provide written comments by e-mail to Wade.Long@matsu.gov, or by mail to MSB 
Development Services Division, 350 E. Dahlia Avenue, Palmer, AK 99645. 
The public may provide verbal testimony at the meeting or telephonically by calling 1-855-290-3803.  To be eligible 
to file an appeal from a decision of the Planning Commission, a person must be designated an interested party. 
See MSB 15.39.010 for the definition of interested party.  The procedures governing appeals to the Board of 
Adjustment and Appeals are contained in MSB 15.39.010-250, which is available on the Borough home page: 
www.matsu.gov, in the Borough Clerk’s office, and at various libraries within the borough. 
Comments are due on or before October 5, 2026, and will be included in the Planning Commission packet.  Please 
be advised that comments received from the public after that date will not be included in the staff report, but will be 
provided to the Commission at the meeting. 

Name:   Mailing Address: 

Location/Legal Description of your property: 

Comments: 

Note:  Vicinity Map Located on Reverse Side 
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Page 1 of 10 
Planning Commission Resolution PC 26-20 
Adopted:  

By: Wade Long
Introduced:    October 5,2026

Public Hearing:  October 19, 2026
Action:

MATANUSKA-SUSITNA BOROUGH 
PLANNING COMMISSION RESOLUTION SERIAL NO. 26-20 

A RESOLUTION OF THE MATANUSKA-SUSITNA BOROUGH PLANNING COMMISSION 
APPROVING AN AMENDMENT OF THE HOURS OF OPERATION FOR AN EXISTING CONDITIONAL 
USE PERMIT FOR THE OPERATION OF A MARIJUANA RETAIL FACILITY AT 1150 N. 
HELEN LANE, LOCATED WITHIN TOWNSHIP 17 NORTH, RANGE 1 WEST, SECTION 
2, SEWARD MERIDIAN; TAX ID# 1068000L020.  

WHEREAS, an application had been received from Peter Zell, dba 

Bad Gramrn3r, for the amendment of the hours of operation of a current 

conditional use permit for the operation of a marijuana retail facility 

at 1150 N. Helen lane, located within Township 17 North, Range 1 

West, Section 2, Seward Meridian; Tax ID# 1068000L020; and  

WHEREAS, MSB 17.60.030(A)(4) requires a conditional use 

permit for the operation of a marijuana retail facility; and 

WHEREAS, unless this type of use is maintained under and in 

accordance with a lawfully issued permit, marijuana retail 

facility is declared to be a public nuisance; and 

WHEREAS, an operation of such a land use without a permit is 

prohibited; and 

WHEREAS, the proposed conditional use operation is wholly 

contained within the 1,743 square foot commercial building; and 

WHEREAS, there is no industrial equipment or processes that 
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generates noise associated with the proposed use; and 

WHEREAS, there are no outdoor speakers or public announcement 

systems associated with the proposed use; and 

WHEREAS, the daily trip rate for a marijuana retail facility is 

estimated to be 211.12 to 259.31 per 1,000 square feet of the 

commercial facility; and 

WHEREAS, the daily trip rate for the proposed 1,743 square 

foot marijuana retail facility is estimated to be 368 to 452 vehicles 

per day; and 

WHEREAS, the peak hour trip rate is estimated to be 29 to 44 

vehicles; and 

WHEREAS, the daily trip rate for the proposed use is less 

than 100 vehicles during the morning or afternoon peak hour, and 

less than a total of 750 vehicles per day; and 

WHEREAS, the proposed use will not be processing, 

manufacturing, or storing hazardous substances identified in MSB 

17.61.020(A)(3); and 

WHEREAS, the proposed use is confined to a generally flat 

area on the parcel; and 

WHEREAS, the proposed use is commercial retail in nature and 

will not generate contaminated water runoff; and 

WHEREAS, the property is located in the Core Area; however, 
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there are no specific zoning designations for this parcel; and 

WHEREAS, the applicable subdivision restrictions (dated July 

25, 1967) describe the subject lot, as well as Lots 1, 19, 21, 

22, and 23 as commercial; and 

WHEREAS, the subject lot was developed for and has been used 

as commercial since 2004; and 

WHEREAS, the subject location has been used for commercial 

retail for approximately twenty-two years; and 

WHEREAS, lots 20, 21, 22, and 23 of the Williwaw Subdivision 

are sandwiched between two roads: Bogard road to the south and 

Helen Lane to the north. Accessing Bogard road is prohibited and 

as such, lots are required to access Helen Lane; and 

WHEREAS, lot 23 of the Williwaw Subdivision was developed for 

and has been used as commercial since 1985; and 

WHEREAS, a large commercial use directly abuts the subject 

parcel and subdivision to the east; and 

WHEREAS, a large commercial medical plaza directly abuts the 

subject subdivision to the west; and 

WHEREAS, the subject structure will maintain the appearance 

and size since its original construction in 2004; and 

WHEREAS, the closest school (Wasilla High School) is 

approximately 4,400 feet away from the proposed use; and 

WHEREAS, consumption of marijuana is prohibited at the site; 
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and 

WHEREAS, the applicant has a Matanuska-Susitna Borough 

driveway permit for legal access bn to Helen Lane; and 

WHEREAS, the projected peak-hour traffic volume exceeds ten 

trips based on the Institute of Transportation Engineers Trip 

Generation Manual; therefore, a high-volume driveway permit is 

required; and 

WHEREAS, access onto Helen Lane is preferred as it is a lower 

classification of road (minor collector), as opposed to Bogard Road 

which has a higher classification (minor arterial); and 

WHEREAS, persons under the age of 21 are prohibited from entering 

the proposed use; and 

WHEREAS, according to the application material, the proposed use 

will have a robust security plan in place; and 

WHEREAS, all marijuana products deemed unusable will be sealed 

in a container and disposed of at the Matanuska-Susitna Borough 

landfill, after proper notification of the State of Alaska Alcohol &

Marijuana Control Office; and 

WHEREAS, the existing structure meets all applicable setback 

requirements required by MSB 17.55 - Setbacks and Screening Easements; 

and 

WHEREAS, currently a six foot tall wooden fence exists along the 

north side lot line between lots 19 and 20. There is also a 6 foot 

privacy fence on the west side between Lots 21 and 20; and 
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WHEREAS, all of the required site plans and operational 

information have been provided by the applicant; and 

WHEREAS, according to the application material, all marijuana 

will be stored in sealed containers; and 

WHEREAS, according to the application material, loitering will 

not be allowed, helping to ensure noise and odor will not be an issue; 

and 

WHEREAS, No new landscaping or berms are planned or required by 

code; and 

WHEREAS, on February 2, 2017, the State of Alaska Marijuana 

Control Board voted unanimously to approve Bad Gramm3r's Retail 

Marijuana Store License# 11121 with delegation; and 

WHEREAS, official minutes from the Marijuana Control Board 

meeting showing Bad Gramm3r's delegated approval was obtained from the 

State of Alaska's official website; and 

WHEREAS, the Matanuska-Susitna Borough Fire Code Official has 

issued Plan Review #2016-096 for Tenant Improvement Approval; and 

WHEREAS, a certificate of occupancy must still be issued by the 

MSB Fire Code Official upon completion of remodel work within the 

subject building; and 

WHEREAS, Helen Lane is a paved road, it has been used for 

both residential and commercial uses since 2004; and  

WHEREAS, according to the site plan, nine customer parking 
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spaces are provided; and 

WHEREAS, according to the site plan, each space will be 20 

feet in length and ten feet wide; and 

WHEREAS, according to the applicant, there are no vertical 

clearance limitations on site; and 

WHEREAS, ADA guidelines require one van accessible parking space 

with an eight foot wide parking isle, for every 1 to 25 spaces; and 

WHEREAS, one van accessible parking space with a ten foot wide 

parking isle is provided; and 

WHEREAS,  the Planning Commission has reviewed this application 

with respect to standards set forth in MSB 17.60.100, 17.60.150 and 

17.60.170; and  

WHEREAS, the Planning Commission conducted a public hearing 

on October 19, 2026 on this matter. 

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

Borough Planning Commission hereby adopts the aforementioned findings 

of fact and makes the following conclusions of law supporting approval 

of Planning Commission Resolution 26-20: 

1. The use will not exceed sound levels set forth in MSB

17.61.080 and noise levels exceeding the levels in MSB 

17.61.080 are prohibited. As such, a Core Area Conditional 

Use Permit is not required under this standard (MSB 
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17.61.020(A)(1)). 

2. Since the use will not exceed 100 vehicles during the

morning or afternoon peak hours or more than 750 vehicles

a day, as specified in MSB 17.61.090, Traffic Standards,

a Core Area Conditional Use Permit is not required under

this standard (MSB 17.61.020(A) (2)).

3. Since the proposed use will not be processing,

manufacturing, or storing hazardous substances beyond the

thresholds identified in MSB 17.61.020(A)(3), a Core Area

Conditional Use Permit is not required under this standard

(MSB 17.61.020(A)(3)).

4. The proposed use will not generate contaminated water

runoff or other discharges that are likely to violate

state water quality standards or negatively impact

groundwater or surface water quality beyond adjacent

property lines. As such, a Core Area Conditional Use

Permit is not required under this standard (MSB

17.61.020(A) (4)).

5. The proposed use, with conditions, will not detract from

the value, character and integrity of the surrounding

area (MSB 17.60.lOO(B)(1)).

6. The proposed use will not be harmful to the public health,

safety, convenience and welfare (MSB 17.60.lOO(B) (2)).

7. Sufficient setbacks, lot  area,  buffers  or  other
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safeguards are being provided (MSB 17.60.100(8)(3)). 

8. The applicant has met all of the requirements of this 

chapter (MSB 17.60.100(B)(4)). 

9. The proposed use will not negatively affect other 

properties due to factors such as noise and odor (MSB 

17.60.150(A)(1)). 

10. Measures are in place to reduce negative effects upon 

adjacent properties (MSB 17.60.150(A)(2)(a-c)). 

11. The proposed use is compatible with the character of the 

surrounding area (MSB 17.60.150(A)(3)). 

12. The proposed use is more than 1,000 feet away from any 

school grounds (MSB 17.60.150(B)(1)). 

13. Documentation demonstrating all applicable licenses 

pertaining to 3 AAC 306.005 have been obtained (MSB 

17.60150{0)(1)). 

14. The proposed use is in full compliance with all applicable 

fire code (MSB 17.60.lS0(D)(2)). 

15. The proposed use is located on a parcel that is 

appropriate for commercial use (MSB 17.60.170(A)(1-3)). 

16. The proposed use meets the minimum number of parking space 

for retail facilities (MSB 17.60.170(8)). 

17. The proposed use complies with current ADA parking space 

guidelines (MSB 17.60.170(C)). 
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NOW, THEREFORE, BE IT FURTHER RESOLVED, that the Planning 

Commission finds this application does meet the standards of MSB 

17.60 and does hereby approve the conditional use permit for 

the operation of a marijuana retail facility, with the following 

conditions: 

1. The owner and/or operator shall comply with all applicable

state and local regulations.

2. All aspects of the operation shall comply with the

description detailed in the application material and with

the conditions of this permit; and an amendment to the

Conditional Use Permit shall be required prior to any

expansion of the conditional use.

3. Use of access from North Helen lane requires a high volume

driveway permit to meet compliance with MSB 11.12

Driveway Standards.

4. The operation shall comply with the maximum permissible

sound level limits allowed, per the requirements of MSB

8.52 - Noise, Amplified Sound and Vibration.

5. Borough staff shall be permitted to enter the premises,

subject to this permit, to monitor compliance with permit

requirements. Such access will, at minimum, be allowed on

demand when activity is occurring, and/or with prior

verbal or written notice, and/or at other times as

necessary to monitor compliance. Denial of access to
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Borough staff shall be a violation of this Conditional 

Use Permit. 

6. On-site consumption of marijuana and marijuana products

is prohibited.

ADOPTED by the Matanuska-Susitna Borough Planning Commission 

this 19th day of October, 2026. 

___________________________ 
Richard Allen, Chair 

ATTEST: 

_______________________________________ 
Kayla Smith, Planning Clerk  

(SEAL) 
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INTRODUCTION FOR 
PUBLIC HEARING 

LEGISLATIVE 

Resolution No. 26-21
A Resolution Of The Matanuska-Susitna Borough Planning 
Commission Recommending Adoption of the Fiscal Year (FY) 
2028 Capital Improvement Program (CIP).
Staff: Natasha Grover, Current Planner
Public Hearing Date: October 19, 2026



C APITAL 

IMPROVEMENT

PROGRAM (CIP)

2 027-2028 ( FY 28 )

Matanuska-Susitna Borough 

Planning Division

https://cip.matsugov.us/

1
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Capital 
Improvement 
Program Overview

T he Matanuska Susitna Borough (MSB) Capital Improvement Program (CIP) 

originated in 1965 as part of the MSB's capital budget. The CIP's purpose is to 

help the MSB plan and budget for community infrastructure improvements.

F Y  2 8  C I P  R E P O R T

Throughout the past five decades, the CIP has evolved and taken many forms. 

In 2022, the CIP process and criteria were updated at the request of the 

Planning Commission and the Assembly to provide a better process for 

community members and MSB departments to nominate capital projects. This 

current process provides a ranked list of priority projects for consideration in 

the budget cycle making the community's voice more clear.

While each MSB Department submits operational capital budget nominations, 

the CIP program is designed to elevate projects with community support 

during the budget cycle. These projects contribute directly to the q u ality of life 

of residents and enhance the visitor experience. Valid nominations are those 

that are eligible for MSB areawide funding. Common project nominations may 

include facility improvements and upgrades, trail and parking improvements, 

and trailhead amenity projects. CIP projects could also include libraries, transit 

facilities, interpretive signs for educational and historical community display, 

and other infrastructure designed to make the Matanuska-Susitna Borough 

the greatest community in Alaska to live, work, and play.

3
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The online CIP application is active year-round through the 

CIP portal on the MSB website. Submissions received 

between August 1, 2025, and August 17, 2026, were 

eligible for this year's FY 28 CIP consideration.  Nominations 

submitted after August 17, 2026, will be evaluated during 

next year's CIP review.

N ominations 

Public Engagement
T he Planning Division solicited nominations and community input 

throughout the year through:

Public Facing Website    https://cip.matsugov.us/

Direct E-Mail Communication with All Community Councils

Presentations at Community Councils, as requested

Social Media Campaign - Facebook Posts and Planner Platform E-Newsletter

4
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To qualify as a valid CIP project, nominations must be eligible 

for areawide funding and meet the requirements of MSB code.  

  

All nominations are initially evaluated against the following 

criteria to ensure that the project fits the program. 

Q ualifying Criteria

Must Fall Within Borough Powers (MSB 1.10.100 - 1.10.170)

Must Have a Minimum Cost of $20,000, Not to Exceed $1,000,000

Must Have a Lifespan of Over Five Years

Must Align with an MSB Assembly Adopted Plan

Cannot be Considered Routine Maintenance or Equipment Replacement

5
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The scoring committee is comprised of MSB Department 

representatives from Public Works, Finance, Planning, 

Emergency Services, and Parks and Recreation Services.

All the nominations were presented to the CIP scoring 

committee for verification of validity. Then all valid projects 

were scored based on ten weighted criteria.

S coring & Ranking

W eighted Scoring Categories

Projects are scored using a weighted system. This ensures that the 

projects that best reflect the MSB priorities for capital improvement 

projects rise to the top of the list.

Economic benefit to 

the community

Positive impact on 

public health

Relevance to existing 

MSB projects

Has external (non-

MSB) funding sources

Supports quality of 

life

Has public support

  

Identified costs and 

secured partial funding

Positive impact on 

environmental quality

Alignment with a 

Borough plan

Legal requirement

6
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FY 28 CIP  NOMINATIONS RANKED

FY 28 CIP REPORT

9 valid projects were nominated by the community and by the MSB Parks & 

Outdoor Recreation Services. The projects are listed in order of score by the 

committee. Cost estimates are rough order of magnitude for planning purposes.

T he top nine (9) projects, totaling $3.33M are considered priority projects. If 

approved for funding, the nine projects could be completed during the six-year 

CIP funding cycle if $500,000 per year were allocated to the FY28 CIP program.

RANK PROJECT SUMMARY ESTIMATE

1
Skeetawk Mid Mountain

Gondola
Install gondola for Lift 2

(Phase 1b of Development Plan)
$1 M

2
Talkeetna Lakes Park

Wolverine Loop
Expansion

Add 6km of new to the Nordic
ski trail system

$775k

3
South Knik River

Community Emergency
Storage Addition

Addition to Community Council
building to house emergency

supplies
$100k

4
Matanuska Peak

Trailhead Vault Toilet
Provide restroom at popular

Borough trailhead
$75k

5
Wildwood Skatepark

Redevelopment

Convert brownfield site into
9,379 square foot concrete

recreation area
$406k

6
Chulitna River Bluff Trail

Re-Route

Re-route existing trail to a
location outside gravel pit

boundaries
$112k

7
Jordan Lake Park

Vault Toilet

Provide access to restroom
facilities at developing park

location
$115k

8
Beaver Lake Road

Pedestrian & Bike Path
Build a pathway providing safe
cycling and pedestrian access

$500k

9
Meadow Lakes

Community Park Garage
Storage Building

Provide secure storage for park
maintenance and equipment

$252k

7
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FY 28 CIP PRIORITY PROJECTS (TOP 9)

This project would install a 1-mile long gondola to 
provide access to 500 acres of terrain at Skeetawk. 
The project would support year-round recreation, 
improve accessibility, and advance the mountain's 
long-term development goals identified in the Hatcher 
Pass Management Plan and Borough Strategic Plan.

#1  Skeetawk Mid Mountain Gondola

FY 28 CIP REPORT

This project would add approximately 6 km of new 
trail, expanding the Talkeetna Lakes Park Nordic trail 
system from 9 km to nearly 15 km and include 
intermediate-level difficulty. The trail would serve as a 
dedicated Nordic ski trail in winter and a shared-use 
trail for hiking, running and mountain biking in summer.

#2  Talkeetna Lakes Park Wolverine 
        Loop Expansion

This addition to the current Community Council 
building will offer the necessary space to house 
emergency supplies that would serve the surrounding 
communities during natural disasters.

#3  South Knik River Community 
Emergency Storage Addition

8
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FY 28 CIP PRIORITY PROJECTS (TOP 9)

Trailhead users currently have nowhere to dispose of 
garbage or use restroom facilities.   This project would 
offer restroom amenities to trail users and help to keep 
neighboring private properties clean.

#4  Matanuska Peak Trailhead 
       Vault Toilet

The Wildwoods Park Talkeetna Skatepark Improvement 
Project will convert the former library site into a 
dedicated concrete skatepark for youth, families, and 
visitors. The project will provide a safe space for 
wheeled recreation in downtown Talkeetna and support 
community recreation goals. Construction is anticipated 
in 2027–2028 following funding.

#5  Wildwoods Skatepark 
Redevelopment

FY 28 CIP REPORT

This project would provide a 4,390-foot re-route of the 
existing Chulitna Bluff winter trail.    The existing trail 
runs through both a state gravel pit and borough gravel 
pit. Re-routing will help maintain the trails safety and 
public accessibility. 

#6  Chulitna River Bluff Trail 
       Re-Route

9
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FY 28 CIP PRIORITY PROJECTS (TOP 9)
FY 28 CIP REPORT

This project would install a vault toilet at Jordan Lake 
Park in Big Lake.  Community events are being planned 
and held at the park that draw hundreds of people who 
need access to the vault toilet amenities.  

#7  Jordan Lake Park Vault Toilet

This project would replace an existing shed structure 
with a safe and secure unheated building. The building 
will provide storage space for a mower, a plow  truck, 
and any other maintenance materials or equipment 
needed for the park.

#9  Meadow Lakes Community Park    
       Garage Storage Building

This project would build a non-motorized pathway 
adjacent to Beaver Lake Road, providing safe cycling and 
pedestrian access.    The pathway would serve Rocky 
Lake Campground and Meadow Creek, which are favorite 
destinations for camping, swimming, fishing, cross 
country skiing and floating the creek. 

#8  Beaver Lake Road 
       Pedestrian & Bike Path

10
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FY 28 CIP REPORT

11
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SCHEDULE & PROCESS
M SB Code 3.04.060 requires that the MSB Manager submit the Capital 

Improvement Program projects to the Planning Commission for review and 

comment prior to presentation to the MSB Assembly. The CIP list and the 

Manager's recommendations are formalized via Borough Assembly Resolution. 

Assembly approval of the CIP list does not guarantee funding.

Following approval, the project list will be available to the Manager and the 

Assembly for inclusion in the annual budget.

F Y 2028 CIP Timeline: 

D ATE MILESTONE STATUS

Aug-Sept  2026

Oct 2026

Nov-Dec  2026

Scoring and Ranking

MSB Assembly

Dec  2026
Approved projects are 

available for inclusion in 

the annual capital budget

FY 28 CIP REPORT

Planning Commission  

12
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Score Weight Category 0 1 2 3

x5 Public Health and Safety

Project has no impact on 

existing public health 

and/or safety status

Project addresses a minor 

public health and/or safety 

issue, but is not an urgent, 

continual need or hazard

Project increases public 

health and/or safety but is 

not an urgent, continual need 

or hazard

Project addresses an immediate 

recognized safety hazard, public 

health and/or safety need

x5 Mandates or Other Legal Requirements

Project is not mandated or 

otherwise required by 

court order, judgment, or 

governmental agreements

Project addresses 

anticipated mandates, 

other legal requirements, 

or governmental 

agreements

Project addresses an 

imminent government 

mandate, grant requirement, 

court order or judgment, or 

is required as part of a 

governmental agreement

Project is due to government 

mandates, grants, court orders and/or 

judgments, or is required as part of a 

governmental agreement

x5 Relationship to Current Projects

Project is not related to 

other projects currently 

underway by MSB

Project is associated with 

other projects but is not 

essential to their 

completion

Project is linked to other MSB 

projects currently underway 

and public dollars will be 

maximized by combining 

projects

Project is linked to other projects 

currently underway and is essential to 

their completion

x5 Economic Benefit

Project would have a 

significant ongoing cost to 

MSB

Project would have 

minimal cost or no ongoing 

costs to MSB

Project would create minimal 

revenue for some local 

business

Project would create significant 

revenue for a wide range of local 

business

x4 Quality of Life/Health & Wellness

Project does not affect the 

quality of life or health & 

wellness of MSB residents

Project moderately 

impacts the quality of life 

or health & wellness of a 

small percentage of MSB 

residents

Project greatly impacts the 

quality of life or health & 

wellness of a specific group 

of MSB residents

Project greatly impacts the quality of 

life or health & wellness for a wide 

range of MSB residents

x4 MSB Policies and Priorities

Project is not specifically 

mentioned in any Borough 

plan, and is vaguely tied to 

a goal or objective 

Project is not specifically 

mentioned in any Borough 

plan, but clearly aligns with 

a goal or objective of a 

Borough plan

Project is specifically 

mentioned in a Borough plan  

as a community priority

Project is specifically mentioned in a 

Borough plan and directly relates to 

the Assembly's Strategic Plan

x3 Funding Status
Project cost has not been 

identified.

Project cost has been 

identified but there are no 

known funding sources.

Project cost has been 

identified and there are 

secured funding sources

Project has already received partial 

funding and is underway

x3 External Funding
0-25% known external 

funding source

26-50% known external 

funding source

51-75% known external 

funding source

76-100% known external funding 

source

x2 Environmental Quality

Project will have a negative 

effect on the 

environmental quality of 

the Borough

Project will not affect the 

environmental quality of 

the Borough

Project will improve current 

ecosystem services being 

provided to the Borough

Project will enhance the environment 

and provide added ecosystem 

services to the Borough

x2 Resolution or Letter of Support

Project has a resolution or 

letter in opposition to the 

project

Project does not have a 

resolution or letter of 

opposition or support 

Project has a letter of 

support from an individual

Project has a resolution or letter of 

support from a community council, 

city, MSB Department, or other 

governing body

If it's not tied to an adopted MSB Plan or left blank, does it align 

with one of these Strategic Goals? If so, to what scale?

*Economic Growth & Diversification

*Deliver High Quality Service

*Managing Growth

Does the project have MSB committed maintenance or operating 

costs? Will the project create revenue for the MSB community?

NOTES:                                                                            

Project Name:
Project ID #

Possible Scores

MSB Capital Improvement Program (CIP)

Nomination Evaluation Sheet

Project Met Criteria: Y/N
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Planning Commission Resolution PC 26-21 Page 1 of 3 

Adopted:  

  

By: Natasha Grover 

Introduced: October 5, 2026 

Public Hearing: October 19, 2026 

Action:  

        

 

MATANUSKA-SUSITNA BOROUGH 

PLANNING COMMISSION RESOLUTION SERIAL NO. 26-21 

 

A RESOLUTION OF THE MATANUSKA-SUSITNA BOROUGH PLANNING COMMISSION 

RECOMMENDING ADOPTION OF THE FISCAL YEAR (FY) 2028 CAPITAL 

IMPROVEMENT PROGRAM (CIP). 

 

WHEREAS, the Capital Improvement Program (CIP) is a program 

managed by the Planning and Land Use Department designed to 

solicit, prioritize, and recommend public infrastructure project 

nominations from the community and Borough departments on an annual 

basis; and 

WHEREAS, the CIP provides the Assembly with a prioritized 

list of community-supported infrastructure projects for 

consideration during annual Borough budget deliberations; and 

WHEREAS, the CIP provides the Assembly with a vetted list of 

community infrastructure and public facility projects to be 

included in the annual state and federal legislative priorities 

list; and 

WHEREAS, the CIP is a budget planning tool used by governments 

to plan for annual investments necessary to build important public 

infrastructure over a six-year budget period; and 
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Planning Commission Resolution PC 26-21 Page 2 of 3 

Adopted:  

WHEREAS, in the 2023 Strategic Plan, the Assembly identified 

three Focus Areas: Economic Growth and Diversification, Delivering 

High Quality Services, and Managing Growth; and 

WHEREAS, under the Managing Growth focus area, identifying 

and documenting needed public infrastructure and supporting its 

development was called out as a strategy under Economic Growth and 

Diversification focus area, the CIP is a tool that assists with 

the implementation of the MSB 2023-2028 Strategic Plan focus area 

goals; and 

WHEREAS, investment in community infrastructure is a function 

of the Matanuska-Susitna Borough government and supports 

residents’ quality of life, recreation opportunities, tourism, and 

the economy; and 

WHEREAS, the FY28 CIP valid nominations included nine (9) 

projects; and 

WHEREAS, the nine (9) projects being presented for FY28 CIP 

include: 

1) Skeetawk Mid Mountain Gondola 

2) Talkeetna Lakes Park Wolverine Loop (G-Loop) Expansion 

3) South Knik River Community Emergency Storage Addition 

4) Matanuska Peak Trailhead Vault Toilet 

5) Wildwoods Skatepark Redevelopment 

6) Chulitna River Bluff Trail Re-Route 
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Planning Commission Resolution PC 26-21 Page 3 of 3 

Adopted:  

7) Jordan Lake Park Vault Toilet

8) Beaver Lake Road Pedestrian & Bike Path

9) Meadow Lakes Community Park Garage Storage Building

These nine projects, if approved, will make up the FY28 CIP 

project list; and  

WHEREAS, MSB code 03.04.060 requires that the Borough Manager 

submit a Capital Improvement Program to the Planning Commission 

for review and comment annually.  

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

Borough Planning Commission hereby recommends to the Assembly the 

adoption of the FY28 Capital Improvement Program project list.  

NOW, THEREFORE, BE IT FURTHER RESOLVED, that the MSB Planning 

Commission hereby recommends that the MSB Assembly allocate or 

seek funding to support the construction or advancement of projects 

identified in the FY28 Capital Improvement Program.  

ADOPTED by the Matanuska-Susitna Borough Planning Commission 

this 19 day of October, 2026. 

___________________________ 

RICHARD ALLEN, CHAIR 

ATTEST: 

_______________________________________ 

KAYLA SMITH, Planning Clerk 

(SEAL) 
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PUBLIC HEARING LEGISLATIVE 

Resolution No. 26-19

A Resolution Of The Matanuska-Susitna Borough Planning 
Commission Recommending The Matanuska-Susitna Borough 
Assembly Establish The Greater Oilwell Road Community 
Council District. 
Staff: Paul Clark, Long Range Planner



IM No. 26-187 
Resolution Serial No. 26-099 

MATANUSKA-SUSITNA BOROUGH INFORMATION MEMORANDUM IM No. 26-187 

SUBJECT: A RESOLUTION OF THE MATANUSKA-SUSITNA BOROUGH ASSEMBLY
ESTABLISHING THE GREATER OILWELL ROAD COMMUNITY COUNCIL BOUNDARY 
AREA. 

AGENDA OF: October 20, 2026 

AGENDA ACTION REQUESTED: Present to the Assembly for consideration. 

Route To Signatures

Originator 
X 

Department Director 
X 

Finance Director 
X 

Borough Attorney 
X 

Borough Manager 
X 

Borough Clerk 
X 

ATTACHMENT(S): Resolution Serial No. 26-099 (2 pp) 
  Greater Oilwell Road Community Council Boundary  
  Area Map (1 pp) 
  Greater Oilwell Road Community Association Bylaws 
  (6 pp) 

Greater Oilwell Road Community Association 
Resolution 26-01 (2 pp) 
Planning Commission Resolution No. 26-19 (2 pp) 

SUMMARY STATEMENT: Approval of this resolution would recognize the 

geographic boundary area for the Greater Oilwell Road Community 

Council District. Residents in the Greater Oilwell Road area, as 

well as property owners in the area who reside elsewhere, have 

formed a community association to encourage public participation, 

 
Page 1 of 2 

Assembly Action: 
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Page 2 of 2 IM No. 26-187 
Resolution Serial No. 26-099 

improve communication with the Borough, and provide an organized 

process for addressing local issues. The Greater Oilwell Road 

Community Association (GORCA) has held at least two meetings in 

the proposed district that were advertised in accordance with MSB 

2.76.030(B)(5). However, it adopted bylaws defining membership as 

“each landowner within the prescribed boundaries who is 18 years 

of age or older and has paid the annual membership dues.” Because 

membership is based on landownership rather than residency, GORCA 

does not meet the community council definition in MSB 

2.76.030(A)(1). GORCA seeks to represent the community in a manner 

similar to the Louise Susitna Tyone Community Association, where 

property owners also significantly outnumber residents. 

GORCA is petitioning the MSB to establish a new community council 

district that is not currently included within the boundaries of 

any existing community council district. The proposed boundaries 

were drafted by community members and were refined using Borough 

GIS mapping. They represent a logical community planning area 

based on existing development patterns, transportation corridors, 

and shared community interests in accord with MSB 2.76.040(A). 

Residents and property owners in this area have interests that 

differ sufficiently from adjacent community council areas to 

warrant recognition of a separate geographic area for community 

representation. Those interests include the area’s distinct access 

routes, landownership patterns, development context, and local 

planning concerns, which are better addressed through a dedicated 

forum focused on the Greater Oilwell Road area. Once a district is 

established for this area, GORCA may be eligible to apply for 

Community Assistance Grants. 

FISCAL IMPACT: No direct fiscal impact is anticipated from 

adoption of this resolution. 

RECOMMENDATION OF ADMINISTRATION: Respectfully request approval. 
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Page 1 of 2 Resolution Serial No. 26-099 
IM No. 26-187 

Action:       

MATANUSKA-SUSITNA BOROUGH 
RESOLUTION SERIAL NO. 26-099 

A RESOLUTION OF THE MATANUSKA-SUSITNA BOROUGH ASSEMBLY 
ESTABLISHING THE GREATER OILWELL ROAD COMMUNITY COUNCIL DISTRICT. 

WHEREAS, community council districts are defined by the 

Assembly to group residents within natural communities and to 

recognize community interests in setting boundaries (MSB 

2.76.040(A); and 

WHEREAS, community councils provide a recognized forum 

through which residents may participate in local planning efforts, 

communicate community concerns, and provide recommendations to the 

Borough on matters affecting their neighborhoods and surrounding 

area; and 

WHEREAS, residents and property owners within the Greater 

Oilwell Road area have formed the Greater Oilwell Road Community 

Association (GORCA) to encourage public participation, improve 

communication with the Borough, and provide an organized means of 

addressing issues affecting the area; and 

WHEREAS, GORCA bylaws are similar to the Louise Susitna Tyone 

Community Association, which, though not an officially recognized 

community council, serves as a representative organization for the 

Louise, Susitna & Tyone Lakes Community Council District; and 

WHEREAS, to be eligible for Community Assistance Program 
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Page 2 of 2 Resolution Serial No. 26-099 
IM No. 26-187 

grants, a community council or association must operate within a 

designated community council district; and  

WHEREAS, the proposed Greater Oilwell Road Community Council 

District is not included in the boundaries of any other community 

council districts and represents a logical community planning area 

based upon existing development patterns, transportation 

corridors, and community interests; and  

NOW, THEREFORE, BE IT RESOLVED, the Borough Assembly hereby 

establishes the Greater Oilwell Road Community Council District as 

depicted in Attachment A of the Information Memorandum.  

ADOPTED by the Matanuska-Susitna Borough Assembly this - day 

of -, 2026. 

___________________________ 
EDNA DeVRIES, Borough Mayor 

ATTEST: 

_______________________________________ 
LONNIE R. McKECHNIE, CMC, Borough Clerk 

(SEAL) 
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Page 1 of 2 Resolution Serial No. 26-19 

Action:

MATANUSKA-SUSITNA BOROUGH 
RESOLUTION SERIAL NO. 26-19 

A RESOLUTION OF THE MATANUSKA-SUSITNA BOROUGH PLANNING COMMISSION 
RECOMMENDING THE ASSEMBLY APPROVE RS 26-099 TO ESTABLISH THE 
GREATER OILWELL ROAD COMMUNITY COUNCIL DISTRICT. 

WHEREAS, the Matanuska-Susitna Borough Planning Commission 

serves as an advisory body to the Borough Assembly on matters 

relating to planning, community development, and land use policy; 

and  

WHEREAS, community council districts are defined by the 

Assembly to group residents within natural communities and to 

recognize community interests in setting boundaries (MSB 

2.76.040(A); and 

WHEREAS, community councils provide a recognized forum 

through which residents may participate in local planning efforts, 

communicate community concerns, and provide recommendations to the 

Borough on matters affecting their neighborhoods and surrounding 

area; and 

WHEREAS, residents and property owners within the Greater 

Oilwell Road area have formed the Greater Oilwell Road Community 

Association (GORCA) to encourage public participation, improve 

communication with the Borough, and provide an organized means of 

addressing issues affecting the area; and 

WHEREAS, GORCA bylaws are similar to the Louise Susitna Tyone 

Resolution Serial No. 26-099 
IM No. 26-187
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Page 2 of 2 Resolution Serial No. 26-19 

Community Association, which, though not an officially recognized 

community council, serves as a representative organization for the 

Louise, Susitna & Tyone Lakes Community Council District; and 

WHEREAS, to be eligible for Community Assistance Program 

grants, a community council or association must operate within a 

designated community council district; and  

WHEREAS, the proposed Greater Oilwell Road Community Council 

District is not included in the boundaries of any other community 

council districts and represents a logical community planning area 

based upon existing development patterns, transportation 

corridors, and community interests; and  

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

Planning Commission recommends that the Assembly approve RS 26-

099 to establish the Greater Oilwell Road Community Council 

District as depicted in Attachment A of the Information Memorandum.  

ADOPTED by the Matanuska-Susitna Borough Assembly this - day 

of -, 2026. 

___________________________ 
Name, Chair 

ATTEST: 

_______________________________________ 
LACIE OLIVIERI, Planning Commission Clerk 

(SEAL) 

Resolution Serial No. 26-099 
IM No. 26-187
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