
MATANUSKA-SUSITNA BOROUGH 
PLANNING COMMISSION MINUTES 

REGULAR MEETING 
AUGUST 5, 2019 

The regular meeting of the Matanuska-Susitna Borough Planning Commission was held on August 
5, 2019, 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 Colleen Vague. 

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

Planning Commission members present and establishing a quorum: 
Ms. Mary Anderson, Assembly District #1, Vice Chair 
Ms. Patricia Chesbro, Assembly District #3 
Ms. Colleen Vague, Assembly District #4, Chair 
Mr. Chris Elder, Assembly District #5 
Mr. Stafford Glashan, Assembly District #6 
Mr. Sassan Mossanen, Assembly District #7 

Planning Commission members absent and excused were: 
VACANT, Assembly District #2 

Staff in attendance: 
Mr. Alex Strawn, Development Services Manager 
Ms. Susie Lemon, Assistant Borough Attorney 
Mr. Joseph Metzger, Planner II 
Ms. Mary Brodigan, Planning Commission Clerk 

II. APPROVAL OF AGENDA 

Chair Vague inquired ifthere were any changes to the agenda. 

GENERAL CONSENT: The agenda was approved without objection. 

III. PLEDGE OF ALLEGIANCE 

The pledge of allegiance was led by Mr. Alex Strawn, a member of Planning staff. 

IV. CONSENT AGENDA 

A. Minutes 

1. July 15, 2019, regular meeting minutes 

B. INTRODUCTION FOR PUBLIC HEARING: QUASI-JUDICIAL MATTERS 

1. Resolution PC 19-19, a conditional use permit in accordance with MSB 17.30, Conditional 
Use Permit for Earth Material Extraction, located at 21252 W. Susitna Parkway (Tax ID# 
16N04W03A005); within Township 16 North, Range 4 West, Section 3, Seward Meridian. 
A CUP would allow for the removal of approximately 200,000 cubic yards of earth 
materials through 2028. Public Hearing: August 19, 2019. (Applicant: Isaac Pearson on 
behalf of Purinton Products, LLC, Staff: Joe Metzger) 
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C. INTRODUCTION FOR PUBLIC HEARING: LEGISLATIVE MATTERS 

(There were no introductions for legislative matters.) 

Chair Vague read the consent agenda into the record. 

Chair Vague inquired ifthere were any changes to the consent agenda. 

GENERAL CONSENT: The consent agenda was approved without objection. 

V. COMMITTEE REPORTS 

(There were no committee reports.) 

VI. AGENCY/STAFF REPORTS 

(There were no agency/staff reports.) 

VII. LAND USE CLASSIFICATIONS 

(There were no land use classifications.) 

VIII. AUDIENCE PARTICIPATION (Three minutes per person.) 

(There were no persons to be heard.) 

(The meeting recessed at 6:04 p.m., and reconvened at 6: 15 p.m.) 

IX. PUBLIC HEARING: QUASI-JUDICIAL MATTERS (Public Hearings not to begin 
before 6:15 P.M) 

Commission members may not receive or engage in ex-parte contact with the applicant, other 
parties interested in the application, or members of the public concerning the application or issues 
presented in the application. 

A. Resolution PC 19-18, a conditional use permit in accordance with MSB 17 .30, Conditional 
Use Permit for Earth Material Extraction, located at 56218 S. Parks Highway (Tax ID# 
22N04W06B003); within Township 22 North, Range 4 West, Section 6, Seward Meridian. 
A CUP would allow for the removal of approximately 1,000,000 cubic yards of earth 
materials through 2029. (Applicant: Emily McDonald on behalf of Don Jean Pit, Staff: Joe 
Metzger) 

Chair Vague read the resolution title into the record. 

Chair Vague: 
• read the memorandum regarding quasi-judicial actions into the record; 
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• queried commissioners to determine if any of them have a financial interest in the proposed 
Conditional Use Permit (CUP); 

• have had any ex parte contact with the applicant, members of the public, or interested 
parties in the proposed CUP; and 

• if all commissioners are able to be impartial in a decision. 

Mr. Metzger provided a staff report: 
• staff recommended approval of the resolution with conditions. 

Commissioners questioned staff regarding: 
• whether East Falcon Drive is classified as a residential road; 
• clarification of who is qualified to determine that a storm water pollution prevention plan 

(SWPPP) is not needed at this time; 
• clarification of the two driveway options and whether the applicant has a driveway permit 

yet; 
• clarification of a vegetative border on the southeast comer of the property; and 
• the width of Falcon Drive. 

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

Mr. Don Jean and Ms. Emily McDonald, Applicants, provided an overview of their application. 

Commissioners questioned the applicants regarding: 
• whether test wells were drilled to check water levels; 
• clarification of the hours of operation and the hours that crushing activities will occur; 
• will anyone be able to purchase gravel or will sales be limited to state and borough projects; 
• clarification of the location of a 10-foot berm; 
• whether a SWPPP will be required by the state and whether a driveway will trigger the 

need for a SWPPP; 
• which driveway option is preferred by the applicant; 
• will there be dust mitigation if the driveway is located on Falcon Drive; 
• whether there are any bus stops located on Falcon Drive; 
• why isn't the Parks Highway option the preferred driveway option; and 
• clarification of the process if a noise complaint is received. 

Chair Vague opened the public hearing. 

The following persons spoke in opposition of Resolution PC 19-18: Mr. Greg Kennedy, President, 
Falcon's Ridge Owners Association; Mr. Morris Pickel; Ms. Sue Zajac; Ms. Crystal Kennedy; and 
Ms. Ruby Dee Buchanon. 

There being no one else to be heard, Chair Vague closed the public hearing and discussion moved 
to the Planning Commission. 
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MOTION: Commissioner Anderson moved to approve Resolution PC 19-18. The motion was 
seconded. 

Commissioner Anderson stated her opposition to the application. 

MOTION: 

VOTE: 

MOTION: 

VOTE: 

MOTION: 

VOTE: 

MOTION: 

Commissioner Glashan moved a primary amendment to the first WHEREAS 
statement on page 1 of the resolution to insert "to support public transportation 
projects" after "earth material." The motion was seconded. 

The primary amendment passed with Commissioners Chesbro and Anderson in 
opposition. 

Commissioner Glashan moved a primary amendment to the fifth WHEREAS 
statement on page 2 of the resolution to insert "an Alaska Pollution Discharge 
Elimination System permit will be obtained prior to construction or mining 
activities, as appropriate" after the word "indicates," and to strike "a qualified 
person has determined a storm water pollution prevention plan (SWPPP) is not 
required as there is no reasonable potential to cause a discharge of storm water into 
any water of the United States." The motion was seconded. 

The primary amendment passed without objection. 

Commissioner Elder moved a primary amendment to strike everything after "access 
point" from Condition Number 7 on page 10 of the resolution. The motion was 
seconded. 

The primary amendment passed without objection. 

Commissioner Mossanen moved a primary amendment to reduce the amount of 
earth material to be extracted from 1,000,000 cubic yards to 250,000 cubic yards of 
material. The motion was seconded. 

Discussion ensued regarding whether to reduce the amount of earth material to be extracted or to 
change the expiration date in order to limit potential negative impacts to nearby residents. 

WITHDRAWN: Commissioner Mossanen moved to withdraw his motion. 

There was no objection noted. 

MOTION: 

VOTE: 

MOTION: 

Commissioner Anderson moved a primary amendment to Condition Number 27 to 
change the expiration date of the conditional use permit from December 31, 2029, 
to December 31, 2022. The motion was seconded. 

The primary amendment failed with Commissioners Anderson and Chesbro in 
favor. 

Commissioner Chesbro moved a primary amendment to strike the first two 
WHEREAS statements on page 4 of the resolution. The motion was seconded. 
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Discussion ensued as to whether or not the application is compatible with the Y Comprehensive 
Plan. 

VOTE: The primary amendment failed with Commissioners Chesbro and Anderson in 
favor. 

Discussion ensued regarding limiting the conditional use permit to five years. 

Mr. Don Jean stated that he was not opposed to a five-year time limit to his conditional use permit. 

MOTION: 

VOTE: 

MOTION: 

Mr. Strawn: 

Commissioner Mossanen moved a primary amendment to Condition Number 27 to 
change the expiration date of the conditional use permit from December 31, 2029, 
to December 31, 2024. The motion was seconded. 

The primary amendment passed without objection. 

Commissioner Chesbro moved a primary amendment to the fifth WHEREAS 
statement on page 5 of the resolution to strike "unless construction requirements 
necessitate work outside these times." 

• stated that the WHEREAS statements are statements of fact and the proposal did include 
language stating that "the hours of operation are 7 :00 AM to 7 :00 PM, unless construction 
requirements necessitate work outside these times;" and 

• noted that later in the section listing conditions of approval, the hours of operation were 
limited to six days a week, 7:00 AM to 7:00 PM. 

WITHDRAWN: Commissioner Chesbro moved to withdraw her motion. 

There was no objection noted. 

MOTION: Commissioner Glashan moved a primary amendment to strike Condition Number 
8, which is a duplicate of Condition Number 11. The motion was seconded. 

VOTE: The primary amendment passed without objection. 

VOTE: The main motion failed as amended with Commissioners Elder, Glashan, and 
Mossanen in favor. 

(The meeting recessed at 8:00 p.m., and reconvened at 8:19 p.m.) 

1. Resolution PC 19-21, adopting findings of fact and conclusions of law to support denial 
of Resolution PC 19-18. 

Chair Vague read the resolution title into the record. 
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MOTION: 

MOTION: 

Commissioner Anderson moved to approve Resolution PC 19-21. The motion 
was seconded. 

Commissioner Anderson moved a primary amendment to insert three WHEREAS 
statements after the first WHEREAS statement on page 1 of the resolution to read: 

"WHEREAS, MSB 17.30.060(A) requires the commission to make the 
following finding when granting a conditional use permit: 

(1) That the use is not inconsistent with the applicable comprehensive 
plan; 

WHEREAS, three of the commissioners found that the resolution was not 
consistent with the comprehensive plan, specifically Goal 2 and Goal 4; and 

WHEREAS, three of the commissioners found that the use does not 
preserve the value, spirit, character, and integrity of the surrounding area, as the 
surrounding areas are undeveloped residential or recreational properties." 
The motion was seconded. 

Discussion ensued regarding: 
• whether the other gravel pits in the area are also located within the Y Comprehensive Plan 

area; 
• different perspectives of whether this use preserves the value, spirit, character, and integrity 

of the surrounding area; 
• whether the community council specifically said that they don't want industrial uses along 

the highways and they don't want gravel extraction; 
• whether public projects such as the Talkeetna airport would have been completed if the 

community council didn't want any gravel extraction; 
• whether the Planning Commission should have a consistent approach in interpreting comp 

plans; and 
• whether a property owner has the right to harvest gravel from his own property. 

Commissioner Glashan requested clarification from staff regarding how much weight the 
commission can or should put on comprehensive plans when making decisions, and what if any 
are the limitations. 

VOTE: 

MOTION: 

The pnmary amendment passed with Commissioners Glashan and Elder m 
opposition. 

Commissioner Chesbro moved a pnmary amendment to make the following 
changes to resolution PC 19-21: 
• insert "three of the commissioners found that" and "not" in the fifth 

WHEREAS statement on page 4 of the resolution to read: "three of the 
commissioners found that the use is not consistent with Goal Two of the Y 
Comprehensive Plan;" and 

• insert "three of the commissioners found that" and "not" in the first 
WHEREAS statement on page 5 of the resolution to read: "three of the 
commissioners found that the use is not consistent with Goal Four of the Y 
Comprehensive Plan;" and 
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• replace "approval" with "denial" in the NOW, THEREFORE, BE IT 
RESOLVED statement to read: "conclusions of law supporting denial of 
Planning Commission Resolution 19-21; and 

• insert "not" in the second finding of fact to read: "the proposed use, with 
conditions, is not consistent with the applicable comprehensive plan;" and 

• strike the word "not" in the third finding of fact to read: "the proposed use, 
with conditions, will detract from the value, character and integrity of the 
surrounding area." 

The motion was seconded. 

VOTE: The primary amendment passed without objection. 

MOTION: Commissioner Anderson moved a primary amendment to strike the BE IT 
FURTHER RESOLVED paragraph with all conditions of approval. The motion 
was seconded. 

VOTE: The primary amendment passed without objection. 

VOTE: The main motion to approve Resolution PC 19-21 supporting denial of Resolution 
PC 19-18 passed as amended without objection. 

X. PUBLIC HEARING LEGISLATIVE MATTERS 

(There were no legislative public hearings.) 

XI. CORRESPONDENCE AND INFORMATION 

(There was no correspondence and information.) 

XII. UNFINISHED BUSINESS 

(There was no unfinished business.) 

XIII. NEW BUSINESS 

(There was no new business.) 

XIV. COMMISSION BUSINESS 

A. Adjudicatory (if needed') 
B. Upcoming Planning Commission Agenda Items 

(Commission Business was presented and no comments were noted.) 
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• acknowledged that there are tough things that come before the Planning Commission; 
• noted that commissioners read through the materials that are provided and weighs that 

information against regulations and comp plans; 
• stated that she hopes everyone votes their conscience; 
• opined that there will be times when everyone doesn't agree; and 
• hopes in the long term, this results in a better product. 

Chair Vague thanked staff for all of their hard work and stated her appreciation for the information 
provided. 

XVI. ADJOURNMENT 

The regular meeting adjourned at 8:55 p.m. 

ATTEST: 

Planning Commission 

Minutes approved: September 16, 2019 

COLLEEN V AG : Plaimtng Commission 
Chair 
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