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CITY OF WASILLA 
PLANNING COMMISSION MEETING AGENDA 

WASILLA CITY COUNCIL CHAMBERS 
Wasilla City Hall, 290 E. Herning Avenue, Wasilla, AK 99654 / 907-373-9020 phone 

               
REGULAR MEETING 7 P.M.  JANUARY 10, 2012 
 
I. CALL TO ORDER 
 
II. ROLL CALL 
  
III. PLEDGE OF ALLEGIANCE 
 
IV. APPROVAL OF AGENDA  

 
V. ELECTION OF PLANNING COMMISSION CHAIR AND VICE-CHAIR  
 
VI. REPORTS 
  

A. Matanuska-Susitna Borough Assembly Member Colligan 
B. City Deputy Administrator  

 C. City Public Works Director 
 D. City Attorney 
 E. City Planner 
  
VII. PUBLIC PARTICIPATION (five minutes per person, for items not scheduled for 

public hearing) 
 
VIII. CONSENT AGENDA 
 

A. Minutes of December 13, 2011, regular meeting. 
 

MAYOR  CITY PLANNER
Verne E. Rupright   Tina Crawford 
 
WASILLA PLANNING COMMISSION 
Vacant, Seat A 
Daniel Kelly Jr., Seat B 
Steven DeHart, Seat C 
Doug Miller, Seat D 
Glenda Ledford, Seat E 
Clark Buswell, Seat F 
Robert Webb, Seat G 
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IX. NEW BUSINESS (five minutes per person) 
 

A. Public Hearing 
1. Resolution Serial No. 12-01:  Approving Use Permit Number 

UP11-06 to allow a dog kennel at a personal residence in the Rural 
Residential (RR) Zoning District, located on Lot 8A, Block 1, Wasilla 
Airport Heights Subdivision, generally located east of Lucus Road, 
south of Cindy Circle, and north of Nelson Avenue. 
a. City Staff 

 b. Applicant 
 c. Private person supporting or opposing the proposal 
 d. Applicant 
2. Resolution Serial No. 12-02:  Approving Use Permit Number 

UP11-07 to allow a multi-family dwelling in the Commercial (C) 
Zoning District, located on Lot 2, Block 2, Richmond Hills 
Subdivision, generally located south of the Parks Highway and 
north of Glenwood Avenue.  
a. City Staff 

 b. Applicant 
 c. Private person supporting or opposing the proposal 
 d. Applicant 

 
X. UNFINISHED BUSINESS 

 
A. Committee of the Whole 

1. Planning Commission training – Part 2 – Continued from  
December 13, 2011 meeting. 

 
XI. COMMUNICATIONS 
  
 A. Permit Information 
 B. Enforcement Log 

 
XII.   AUDIENCE COMMENTS (five minutes per person) 
 
XIII. STAFF COMMENTS 
 
XIV. COMMISSION COMMENTS 
 
XV. ADJOURNMENT 
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WASILLA PLANNING COMMISSION   REGULAR MEETING MINUTES 
 TUESDAY, DECEMBER 13, 2011 
 
REGULAR MEETING 
 
I. CALL TO ORDER 
The regular meeting of the Wasilla Planning Commission was called to order at 7:00 PM 
on Tuesday, December 13, 2011, in Council Chambers of City Hall, Wasilla, Alaska by  
A.C. Buswell, III, Chairman.   
 
II. ROLL CALL   
 
Commissioners present and establishing a quorum were:     

Vacant, Seat A 
Mr. Daniel Kelly, Jr., Seat B  
Mr. Doug Miller, Seat D 
Mr. Clark Buswell, Seat F 
Mr. Robert Webb, Seat G 
 

Commissioners absent and excused were: 
Mr. Steven DeHart, Seat C 
Ms. Glenda Ledford, Seat E  
 

Staff in attendance were:   
Mr. Archie Giddings, Public Works Director 

 Mr. Bert Cottle, Deputy Administrator 
Ms. Tina Crawford, City Planner  

 Ms. Tahirih Klein, Planning Clerk 
 Mr. Richard Payne, City Attorney 
 
III. PLEDGE OF ALLEGIANCE 
A.  Mr. Payne led the Pledge of Allegiance.   
 
IV. APPROVAL OF AGENDA 
GENERAL CONSENT: The agenda was approved as amended.  
 
MOTION: Commissioner Kelly moved to amend the agenda to postpone the 

unfinished business to the next meeting. 
 
VOTE: Motion to amend the agenda passed unanimously. 
 
V. REPORTS 
A. City Attorney  
Mr. Payne stated that the shooting appeal was near settlement. 
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B. City Council   
Mr. Cottle stated that: 
• Borough assembly member Colligan will be in attendance to give a report on 

items that are being discussed at the Borough; 
• the school selection committee is closer to making a decision on where Iditarod 

Elementary will be located; and 
• Mr. Giddings has completed the paperwork for the Lake Lucille park and should 

have a ribbon cutting ceremony next spring. 
 
C. City Planner 
No report given. 
 
D. City Public Works Director  
Mr. Giddings provided a brief summary on the public works projects. 
 
E. City Deputy Administrator   
No report given. 
  
VI. PUBLIC PARTICIPATION (five minutes per person, for items not scheduled for 

public hearing) 
Mr. John Dewar stated that: 
• he appreciates the work done by public works on the roads within the City; and 
• his concerns regarding large tents in the City and how they are a safety issue. 
 
VII. CONSENT AGENDA  
A. Minutes of November 8, 2011, meeting.  
 
GENERAL CONSENT: Minutes were approved as presented. 
 
VIII. NEW BUSINESS (five minutes per person) 
A. Public Hearing 
 
1. Resolution Serial No. 11-04:  Recommending that the Wasilla City Council 

approve a rezone from Rural Residential to Commercial for a portion of Lot A4, 
within Section 7, and a portion of Lot B4, within Section 18, Township 17 North, 
Range 01 West, Seward Meridian, AK totaling approximately 36 acres.  The 
parcels are generally located on the east and west side of Church Road north of 
the Parks Highway. 

 
a. City Staff 
Ms. Crawford: 
• stated the findings of fact for an approval or denial have been addressed in the 

packet and also the resolution for approval needs to voted on not the denial 
resolution per her conversation with the City Clerk; and 
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• discussed the findings of fact that she determined were not met and handed out 
a current zoning map along with a future land use map showing the subject 
properties. 

 
Discussion moved to the Commission. 
 
b. Applicant 
Mr. Kevin Baker, owner’s representative: 
• discussed the property owner’s decision on how the boundaries of the rezone 

were chosen; 
• stated that he started the process for development with the Borough about a year 

ago; and 
• stated that he submitted a subdivision application to the City and it has been 

approved. 
 
Discussion moved to the Commission and questions were asked of the applicant. 
 
c. Private person supporting or opposing the proposal 
Chair Buswell opened the public hearing on Resolution Serial No. 11-04. 
 
Ms. Nancy Kerchoff stated that: 
• her property is next to this rezone request; 
• she believes the property will not be developed since the other commercial 

property in the area has not been developed;  
• an environmental impact study was not done on the property; and 
• the request should be denied.  
 
Commissioner Miller asked about clear cutting on commercial property versus 
residential property. 
 
Ms. Crawford stated the City code does not allow clear cutting on any properties. 
 
Ms. Patricia Ryder stated that: 
• the property developed commercial near the residential neighborhood was clear 

cut and would not like to see this property developed the same way; 
• she believes the property will not be developed since the other commercial 

property in the area has not been developed; 
• the air and noise quality will get worse; 
• she believes the water table would change and force the neighborhood to hook 

up to the City water and sewer which would make it more expensive; and 
• the Planning Commission should deny the rezone request. 
 
Mr. Fisk stated the new development would change the quality of life in the residential 
neighborhood and asked the Planning Commission to deny the rezone request. 
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Mr. William Ryder stated that he is against the rezone request and would like it denied 
as it could create higher traffic and more noise. 
 
Mr. Paul Gardner stated for the record that Mr. Lundgren did not develop the property at 
the end of Kimberly nor did he clear the trees in that area. 
 
With no other comments Chair Buswell closed the public hearing for Resolution Serial 
No. 11-04. 
 
d. Applicant’s Rebuttal 
Mr. Baker discussed what is in the WMC regarding commercial property and how he 
has changed the rezone boundary because of the neighbors concerns. 
 
MOTION: Commissioner Webb moved to adopt Resolution Serial No. 11-04 as 

presented. 
 
Discussion moved to the Commission. 
 
MOTION: Commissioner Kelly moved to amend the main motion to add a condition 

to read as follows: 
1. The rezone from RR – Rural Residential to C – Commercial will not 

take effect until the right-of-way acquisitions for Machen Road are 
completed. 

 
VOTE: The motion to amend Resolution Serial No. 11-04 passed unanimously. 
 
Discussion ensued. 
 
VOTE: The motion to adopt Resolution Serial No. 11-04 as amended failed with 

Commissioner Kelly, Webb, and Chair Buswell in favor, and 
Commissioner Miller in opposition. 

 
Commissioner Kelly asked for a reconsideration of the vote and the Planning 
Commission agreed. 
 
The vote for the reconsideration of Resolution Serial No. 11-04 failed with 
Commissioner Kelly, Webb, and Chair Buswell in favor, and Commissioner Miller in 
opposition.   
 
2. Resolution Serial No. 11-19:  Approving a waiver/modification per WMC 

16.33.070 of the required 10 feet parking lot perimeter landscape requirement in 
WMC 16.24.040(D)(4)(b) to allow a transition from 10 feet to 0 feet along the 
north property line and approving the clearing of more than 70 percent of the 
vegetation from the lot per WMC 16.33.050(B)(2). 
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a. City Staff 
Ms. Crawford provided information on the waiver/modification. 
 
b. Applicant 
Michelle Ritter, DOWL, HKM, agent for AutoZone 
Stated they agree with the staff findings and conditions of approval. 
 
c. Private person supporting or opposing the proposal 
Chair Buswell opened the public hearing for Resolution Serial No. 11-19 for public input. 
 
With no one present to speak, Chair Buswell closed the public hearing on Resolution 
Serial No. 11-19. 
 
d. Applicant 
MOTION: Commissioner Kelly moved to adopt Resolution Serial No. 11-19 as 

presented. 
 
Discussion moved to the Commission 
 
VOTE: The motion to adopt Resolution Serial No. 11-19 passed unanimously. 
 
3. Capital Improvements Plan Discussion – Resolution Serial No. 11-20: 

Recommending priorities for the City of Wasilla FY 2012 and 2013 Capital 
Improvement Program (CIP). 

 
Mr. Giddings discussed new projects on the five-year CIP. 
 
Discussion moved to the Commission. 
 
MOTION: Commissioner Kelly moved to adopt Resolution Serial No. 11-20 as 

presented. 
 
VOTE: The motion to adopt Resolution Serial No. 11-20 passed unanimously. 
 
IX. UNFINISHED BUSINESS    
Postponed Planning Commission training to the next meeting. 
 
A. Committee of the Whole 
 
1. Planning Commission training – Part 2 – Continued from November 8, 2011, 

meeting. 
 
X. COMMUNICATIONS 
No statements made regarding the following items. 
 
A. Planning Commission meeting calendar for 2012 
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B. Permit Information 
C. Enforcement Log 
 
XI. AUDIENCE COMMENTS 
Mr. Baker asked that the Commission please reconsider the rezone request submitted 
by Gary Lundgren. 
 
Mr. Paul Gardner stated that: 
• he is with Avanti, Corp. and talked about the different properties owned and 

managed by them; 
• he would like to discuss how the State of Alaska/Department of Transportation is 

developing the Parks Highway right-of-way through the City of Wasilla; and 
• he had a packet of information to hand out for the Commissioners to review.  
 
XII. STAFF COMMENTS 
No comments given. 
 
XIII. COMMISSION COMMENTS:   
Commissioner Kelly stated that he was disappointed in the voting process and the 
process regarding four votes to approve an item is flawed. 
 
Chair Buswell thanked everyone for being here and with the voting it would have been 
nice to have another commissioner present. 
 
XIV. ADJOURNMENT 
The regular meeting adjourned at 9:34 PM. 
  
      
ATTEST:             
       A.C. BUSWELL, III, Chairman 
 
       
TAHIRIH KLEIN, Planning Clerk 
 
Adopted by the Wasilla Planning Commission -, 2012. 
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                             STAFF REPORT  Case # UP 11-06 
                                            Prepared by:                            Planning Staff 

                              For the meeting of:         January 10, 2012                      
 

 
I.       SUMMARY FACTS: 
 
Applicant/Owner: Terry and Ellen Edwards 

Proposal: Private dog kennel at personal residence 
 

Location: 750 N. Cindy Circle 
Lot 8A, Wasilla Airport Heights Subdivision  
 

Parcel Size: 2.02± Acres 
 

Existing Zoning Commercial 
 

Comprehensive Plan: Generally Commercial/Business 
 

Surrounding Land Use: North: 
South:  
East:    
West: 

Residential 
Commercial 
Residential 
Residential 

 
II. STAFF RECOMMENDATION: 

Approval with Conditions  
 
III. ELEVATION OF PERMIT DECISION 
 
16.12.040 Elevation. 
 

The planner may elevate any use permit decision to the planning 
commission at any time between the acceptance of the application and the close 
of the decision period. The elevation must be based on a written finding that the 
permit decision satisfies one or more of the following criteria: 

 
A.     The proposed use could have significant negative effects on or 

conflict with existing land uses adjoining the site in a manner or to a degree that 
warrants consideration by the commission; 

B.     The proposed use could have significant negative impacts on the 
utility system, traffic flow or city-provided services; 

C.     The proposed use could conflict with adopted city policies or raises a 
particular issue or set of issues in a manner or to a degree that warrants 
consideration by the commission; 
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D.     A written request for elevation has been received from an official 
reviewing party. To be valid an objection from a reviewing party must cite 
conflict(s) with city policy or unusual negative impacts from the proposed use; 

E.     A request to elevate has been received from two or more members of 
the commission. The planner must determine that the request from the 
commission member satisfies one or more of the criteria above. (Prior code § 
16.43.406) 
 
Staff Finding: Staff is elevating this request to the Planning Commission for their 

review based on Subsection C above.  Objective 4.2 in the 
Community Assets chapter of the City’s Comprehensive Plan wants 
future development to “enhance the City’s visual appearance and 
identity.”  The proposed 120’ lattice communication tower is located 
in an area along the Parks Highway that has open views of the 
mountain range.  Although there is an existing tower in the 
immediate area, it is a monopole and is approximately 20’ shorter in 
height.   

   
16.16.020 Procedure for elevations. 
 

Once a permit approval has been elevated for review (see Section 
16.12.040), the following procedures apply: 
 

A. Public Notice. If the planners’ approval is elevated the planner shall: 
1. Place the application on the agenda of the next available 

meeting of the commission; 
2. Publish the agenda item in a newspaper of general circulation 

or place a public service announcements on radio or television. The published 
notice must set out the time, date and place of the hearing, the name of the 
applicant the address or general location of the property and subject or nature of 
the action; 

3.  Within five days of elevation issue a public hearing notice; 
4.   Mail or electronically transfer a copy of the public hearing 

notice to the applicant, the commission members, the neighborhood association 
if the neighborhood has an approved neighborhood plan and to appropriate 
reviewing parties; 

5.   The public hearing notice shall be sent to the owners of 
property, as listed on the Matanuska-Susitna Borough property tax rolls, located 
within a minimum of one thousand two hundred (1,200) feet of the lot lines of the 
development. The public notice shall be posted in city hall and on the site. Staff 
will allow a minimum of ten (10) days (fourteen (14) calendar days) from the date 
of public notice mailing before scheduling a public hearing on the request before 
the planning commission. 

  
B. Decision. The commission shall review the planners draft 

recommendation, and may hear comment(s) from reviewing parties, the applicant 
and the public. The commission shall decide either to deny, approve or approve 
with conditions, or the commission may with concurrence of the applicant return 
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the approval to the planner for further review as a new use permit application. 
(Prior code § 16.43.502) 
 
IV. COMPLIANCE WITH WMC 16.16.050 – GENERAL APPROVAL CRITERIA 
 
16.16.050 An administrative approval, use permit, elevated 

administrative approval, elevated use permit or conditional 
use may be granted if the following general approval criteria 
and any applicable specific approval criteria of Section 
16.16.060 are complied with. The burden of proof is on the 
applicant to show that the proposed use meets these criteria 
and applicable specific criteria for approval. An approval shall 
include a written finding that the proposed use can occur 
consistent with the comprehensive plan, harmoniously with 
other activities allowed in the district and will not disrupt the 
character of the neighborhood. Such findings and conditions 
of approval shall be in writing and become part of the record 
and the case file.  

 
16.16.050(1)&(5)  Neighbors/Neighborhoods. Due deference has been given to 

the neighborhood plan or comments and recommendations 
from a neighborhood with an approved neighborhood plan. 

 
Staff Finding: This criterion is not applicable since this parcel is not part of an 

adopted neighborhood plan. 
 
16.16.050(2) Plans. The proposal is substantially consistent with the city 

comprehensive plan and other city adopted plans. 
 
 Staff Finding: The subject property is consistent with the Comprehensive Plan’s 

Expected Future Land Use Map designation, “Generally 
Residential” and the Rural Residential zoning that implements the 
adopted Comprehensive Plan.   

 
16.16.050(3) Special Uses. The proposal is substantially consistent with the 

specific approval criteria of Section 16.16.060. 
 
Staff Finding:  The proposed kennel complies with the specific approval criteria for 

kennel in WMC 16.16.060(J), which requires all kennel buildings, 
dog runs or other outside housing areas be separated from any 
residentially zoned lot line by a minimum of 50 feet.  According to 
the site plan date stamped November 30, 2011, the outside kennel 
areas are 120± feet from the eastern lot line, 55± feet from the 
southern lot line, and 125± feet from the western property line.  

  
16.16.050(4) Reviewing Parties. Due deference has been given to the 

comments and recommendations of reviewing parties. 
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Staff Finding: The City mailed 110 notices to neighboring property owners within 
1200’, 25 review agencies, and the City Council and Planning 
Commission members.  Staff received seven comments from 
neighbors objecting to the kennel, one neighbor in support of the 
kennel, and three comments from review agencies indicating no 
objections.  Any comments received after the compilation of the 
packet will be provided at the public hearing and can be addressed 
at that time.     

 
16.16.050(6) Fire Safety and Emergency Access. The proposal shall not 

pose a fire danger as determined by the State Fire Marshal or 
the fire chief of the district in which the proposed use is 
located. Adequate access for emergency and police vehicles 
must be provided. 

 
Staff Finding: Fire safety and emergency access is currently available from Cindy 

Circle. 
  
16.16.050(7) Traffic. The proposed use shall not overload the street system 

with traffic or result in unsafe streets or dangers to 
pedestrians… 

 
Staff Finding: The proposed kennel will not increase street traffic since it is a 

private kennel and will not generate any customer traffic. 
     
16.16.050(8) Dimensional Standards. The dimensional requirements of 

Section 16.24.010 are met. 
 
Staff Finding:  The site plan for the kennel complies with the minimum setbacks 

and maximum height requirements of §16.24.010.   
 
16.24.050(9)  Parking.  The parking, loading areas, and snow storage sites 

for the proposed development shall be adequate, safe and 
properly designed.  The developer may be required to install 
acceptable lighting at pedestrian or vehicular access points.   

 
Staff Finding: Additional parking is not required for a private kennel.    
  
16.16.050(10) Utilities. The proposed use shall be adequately served by 

water, sewer, electricity, on-site water or sewer systems and 
other utilities. 

 
Staff Finding:  Adequate utilities are available on this site. 
  
16.16.050(11) Drainage. The proposed use shall provide for the control of 

runoff during and after construction. All roads and parking 
areas shall be designed to alleviate runoff into public streets, 
adjoining lots and protect rivers lakes and streams from 
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pollution. Uses may be required to provide for the 
conservation of natural features such as drainage basins and 
watersheds, and land stability. 

 
Staff Finding: This criterion is not applicable since no construction is proposed.   
 
16.16.050(12) Large Developments. Residential development of more than 

four units or non-residential development of more than ten 
thousand (10,000) square feet gross floor area may be required 
to provide a site plan showing measures to be taken for the 
preservation of open space, sensitive areas and other natural 
features; provision of common signage; provision for 
landscaping and provisions for safe and effective circulation 
of vehicles, pedestrians and bicycles.  Nonresidential large 
developments must be located with frontage on one of the 
following class of streets:  interstate, minor arterial, major 
collector or commercial. 

 
Staff Finding:   This criterion is not applicable.    
 
16.16.050(13) Peak Use. The proposed use shall not result in significantly 

different peak use characteristics than surrounding uses or 
other uses allowed in the district. 

 
Staff Finding:  Since the proposal is for a private kennel at a residence, the peak 

use characteristics should be the same as the surrounding uses. 
 
16.16.050(14) Off-Site Impacts. The proposal shall not significantly impact 

surrounding properties with excessive noise, fumes or odors, 
glare, smoke, light, vibration, dust, litter, or interference in any 
radio or television receivers off the premises, or cause 
significant line voltage fluctuation off the premises. Radio 
transmitters and any electronic communications equipment 
regulated by the Federal Communications Commission is 
specifically excluded from regulation by this section. Welding, 
operation of electrical appliances or power tools, or similar 
activities that cause off site impacts as described above are 
specifically regulated by this subsection. Buffering may be 
required to ameliorate impacts between residential and 
nonresidential uses. The owner of the property upon which the 
buffer is constructed is responsible for the maintenance of the 
buffer in a condition that will meet the intent of these criteria. 

 
Staff Finding:  There should not be any significant off-site impacts since this is a 

private kennel for the resident’s show dogs that are housed in the 
residential structure when not training outdoors. 
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16.16.050(15) Landscaping.  The proposed use shall be designed in a 
manner that minimizes the removal of trees and vegetative 
cover, and shall conform to the standards in this title 
concerning the provision and maintenance of landscaping, 
and any landscaping plan that is required for the proposed use 
under this title.  The approval authority also may condition 
approval on the provision of the following: 

 a. A fenced storage area for common use, adequate to 
store boats, trailers, snowmobiles, recreational vehicles 
and similar items. 

 b. Adequately sized, located and screened trash 
receptacles and areas.   

 
Staff Finding:    No additional landscaping or vegetation will be removed to 

accommodate the private kennel.  Additionally, since this is a 
private kennel, no additional landscaping is required by the code. 

         
16.16.050(16) Walkways, Sidewalks and Bike Paths.  Pedestrian walkways or 

bicycle paths may be required where necessary to provide 
reasonable circulation or access to schools, playgrounds, 
shopping areas, transportation or other community facilities. 
Improvements must be constructed to standards adopted by 
the engineer. 

 
Staff Finding:  This criterion is not applicable since this is a private residence. 
 
16.16.050(17) Water, Sewage and Drainage Systems. If a proposed use is 

within five hundred (500) feet of an existing, adequate public 
water system, the developer may be required to construct a 
distribution system and the connection to the public system. A 
developer may be required to increase the size of existing 
public water, sewer or drainage lines or to install a distribution 
system within the development. The commission may require 
any or all parts of such installation to be oversized. The 
developer must submit to the engineer an acceptable plan that 
shows that if within ten (10) years an increase in capacity will 
be required to serve other areas how these needs will be met 
by oversized facilities. When installation of oversized facilities 
is required, the developer shall install such facilities at their 
own expense. The developer shall be reimbursed the amount 
determined by the engineer to be the difference in cost 
between the installed cost of the oversized utility lines and the 
installed cost of the utility lines adequate to serve both the 
development concerned and all other land to be served by the 
lines which is owned or under the control of the developer, 
provided the developer may not be required to install facilities 
unless funds for such oversizing have been appropriated for 
the purpose by the city and there is a sufficient unencumbered 
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balance in the balance in the appropriation. No reimbursement 
may be made unless the developer has entered into such 
agreement with the city, including conveyances of personal 
property including lines, lift stations and valves and 
conveyances of land or rights in land, as the city determines 
may be necessary to ensure complete control by the city of its 
sewer, drainage and water lines when they are extended to 
serve the property of the developer.  Notwithstanding the 
requirement that the developer construct improvements to 
existing systems, the commission may elect to accomplish the 
design or construction, or both, of improvements to be made 
to existing public systems.  In such a case, the commission 
may require advance payment to the city of the estimated cost 
of work to be accomplished by the city. The developer shall 
reimburse the city for all expenses of such design or 
construction not paid in advance.  A public system is adequate 
if, in the judgment of the engineer, it is feasible for the 
developer to make improvements to the public system which 
will provide the increased capacity necessary to serve the 
existing users and the new development at the same level as 
is being provided to the existing users.  Prior to approval of a 
use for which a community water system is required, the 
developer must submit evidence showing that there is 
available a satisfactory source of water.  A source of water is 
satisfactory only if it can be shown that the proposed source 
will produce water sufficient in quality and quantity to supply 
the development. The water system and the connection 
between such distribution systems and the source must be 
sized and constructed to meet fire flow and hydrant 
requirements for fire protection and that the developer has 
obtained or can obtain a water appropriation permit or 
certificate for the water from the state. The system must be 
built to city specifications available from the engineer. 

 
Staff Finding:  Adequate utilities are currently available at the single-family 

residence.   
 
16.16.050(18) Historic Resources. The proposed use shall not adversely 

impact any historic resource prior to the assessment of that 
resource by the city. 

 
Staff Finding:  No comments were received from the Matanuska-Susitna Borough 

Cultural Resources Office indicating concerns that there may be 
historic resources on the site.   

    
16.16.050(19)   Appearance. The proposed use may be required to blend in 

with the general neighborhood appearance and architecture. 
Building spacing, setbacks, lot coverage, and height must be 
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designed to provide adequate provisions for natural light and 
air. 

 
Staff Finding:  The site is approximately two acres, which appears sufficient for the 

proposed use.  Additionally, there is significant vegetation that 
provides a buffer to the adjoining property owners to the east and 
west with a road along the north and south property lines. 

 
16.16.050(20) Open Space and Facilities. The applicant may be required to 

dedicate land for open space drainage, utilities, access, parks 
or playgrounds. Any dedication required by the city must be 
based on a written finding that the area is necessary for public 
use or safety and the dedication is in compliance with adopted 
municipal plans and policy. The city finding shall conclude 
that a direct connection exists between the development and 
the need for the provision of the dedication… 

 
Staff Finding: The subject property is approximately two acres and is currently 

developed with one single-family dwelling and associated 
accessory structures.  Additional open space, drainage, or parks is 
not necessary.   

 
 16.16.050(21) Winter Hassles. The proposed use shall not significantly 

increase the impact on the surrounding area from glaciation or 
drifting snow. 

 
Staff Finding: There are no foreseeable problems associated with winter 

conditions anticipated for the proposed kennel.   
   
V. FINDINGS 
 
Process Findings:  
 
Application: Planning staff has determined that the application along with 

supporting data is complete and submission requirements were met 
in a timely manner. 

 
Public Notice:   All public noticing requirements of WMC 16.16.040(B) have been 

met.  Public notice was mailed December 23, 2011 to all properties 
within a 1,200’ radius, allowing for the proper number of days in 
which to comment in accordance with 16.16.040, notices were 
posted on the property, and an advertisement for the hearing ran in 
the January 3, 2011 edition of the Frontiersman. 

 
Comment Period:   The written comment period was appropriately given and 

comments received by mail have been included in the packet.  Any 
comments received after distribution of the January 10, 2012 
packet will be provided at the meeting.  
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Public Hearing:   The public hearing is scheduled in compliance with the 

requirements of WMC 16.16.040(D). 
Decision:   Draft Findings of Fact are included as Exhibit A in the attached 

Planning Commission Resolution Serial No. 12-01 supporting the 
Commission’s decision in compliance with WMC 16.16.040(6). 

 
VI. CONCLUSION AND RECOMMENDED CONDITIONS OF APPROVAL: 
 
Staff recommends approval of this request with the following conditions of approval: 
 

1. The use of a kennel on the property must be consistent with the site plan 
date stamped November 30, 2011, attached as Exhibit B. 

2. No additional vegetation on the site may be removed without prior 
approval from the City Planner.   

3. No more than six dogs over the age of six months may be housed or 
cared for on the property at any time. 

4. All dogs must be owned by the property owner. 
5. No commercial dog boarding or training may occur on the property.   
6. The Planning Commission reserves the right of review and may revoke 

this permit for noncompliance with the conditions of approval.   
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 By: Planning 
 Public Hearing: 01/10/12 
 Adopted:  
  

WASILLA PLANNING COMMISSION 
RESOLUTION SERIAL NO. 12-01  

 
A RESOLUTION OF THE WASILLA PLANNING COMMISSION APPROVING USE 
PERMIT NUMBER UP11-06 TO ALLOW A DOG KENNEL AT A PERSONAL 
RESIDENCE IN THE RURAL RESIDENTIAL (RR) ZONING DISTRICT, LOCATED ON 
LOT 8A, BLOCK 1, WASILLA AIRPORT HEIGHTS SUBDIVISION, GENERALLY 
LOCATED EAST OF LUCUS ROAD, SOUTH OF CINDY CIRCLE, AND NORTH OF 
NELSON AVENUE.     

 
WHEREAS, Terry and Ellen Edwards, owners, submitted an application, Use 

Permit Number 11-06, to allow a dog kennel at their personal residence to the City 

Planning Department on November 30, 2011; and 

 WHEREAS, the application included the narrative and site plan that addresses 

the criteria listed in WMC 16.16.040, 16.16.050, and 16.16.060(J); and 

 WHEREAS, the planning staff mailed notices for this request to property owners 

within 1,200 radial feet of the proposed development; and 

WHEREAS, the City Planner elevated the applicant’s request to the Planning 

Commission per WMC 16.12.040 and 16.16.020; and 

 WHEREAS, the public hearing date and time was publicly advertised; and 

 WHEREAS, the Wasilla Planning Office mailed notices for the Planning 

Commission Public Hearing to property owners within 1,200 radial feet of the subject 

property and to applicable agencies; and 

 WHEREAS, the Planning Commission held a public hearing on this request on 

January 10, 2012; and 

 WHEREAS, the Wasilla Planning Commission deliberated on this request taking 

into account the information submitted by the applicants, evaluation and  
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recommendations of staff contained in the staff report,  public testimony - both written 

and verbal comments, the applicable provisions of the Wasilla Land Development Code 

and Comprehensive Plan, and other pertinent information brought before them; and 

 WHEREAS, the Wasilla Planning Commission adopted Findings of Fact, 

attached as Exhibit A, summarizing basic facts and reasoning of the Commission; and 

 NOW, THEREFORE BE IT RESOLVED, that the Wasilla Planning Commission 

hereby approves this application with the Findings of Fact, attached as Exhibit A and 

incorporated herein, with the following conditions: 

1. The use of a kennel on the property must be consistent with the site plan 

date stamped November 30, 2011, attached as Exhibit B.  

2. No additional vegetation on the site may be removed without prior 

approval from the City Planner.  

3. No more than six dogs over the age of six months may be housed or 

cared for on the property at any time. 

4. All dogs must be owned by the property owner. 

5. No commercial dog boarding or training may occur on the property.   

6. The Planning Commission reserves the right of review and may revoke 

this permit for noncompliance with the conditions of approval.   

ADOPTED by the Wasilla Planning Commission on -, 2012.  

APPROVED: 
 
 
              
ATTEST:      A.C. Buswell, III, Chairman 
 
 
       
Tina Crawford, AICP, City Planner 
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EXHIBIT A 
Wasilla Planning Commission Resolution 12-01 

 
FINDINGS OF FACT – Section 16.16.050, General Approval Criteria 

 
16.16.050 An administrative approval, use permit, elevated 

administrative approval, elevated use permit or conditional 
use may be granted if the following general approval criteria 
and any applicable specific approval criteria of Section 
16.16.060 are complied with. The burden of proof is on the 
applicant to show that the proposed use meets these criteria 
and applicable specific criteria for approval. An approval shall 
include a written finding that the proposed use can occur 
consistent with the comprehensive plan, harmoniously with 
other activities allowed in the district and will not disrupt the 
character of the neighborhood. Such findings and conditions 
of approval shall be in writing and become part of the record 
and the case file.  

 
16.16.050(1)&(5)  Neighbors/Neighborhoods. Due deference has been given to 

the neighborhood plan or comments and recommendations 
from a neighborhood with an approved neighborhood plan. 

 
Finding: This criterion is not applicable since this parcel is not part of an 

adopted neighborhood plan. 
 
16.16.050(2) Plans. The proposal is substantially consistent with the city 

comprehensive plan and other city adopted plans. 
 
Finding: The subject property is consistent with the Comprehensive Plan’s 

Expected Future Land Use Map designation, “Generally 
Residential” and the Rural Residential zoning that implements the 
adopted Comprehensive Plan.   

 
16.16.050(3) Special Uses. The proposal is substantially consistent with the 

specific approval criteria of Section 16.16.060. 
 
Finding:  The proposed kennel complies with the specific approval criteria for 

kennel in WMC 16.16.060(J), which requires all kennel buildings, 
dog runs or other outside housing areas be separated from any 
residentially zoned lot line by a minimum of 50 feet.  According to 
the site plan date stamped November 30, 2011, the outside kennel 
areas are 120± feet from the eastern lot line, 55± feet from the 
southern lot line, and 125± feet from the western property line.  

  
16.16.050(4) Reviewing Parties. Due deference has been given to the 

comments and recommendations of reviewing parties. 
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Finding: The City mailed 110 notices to neighboring property owners within 
1200’, 25 review agencies, and the City Council and Planning 
Commission members.  Staff received seven comments from 
neighbors objecting to the kennel, one neighbor in support of the 
kennel, and three comments from review agencies indicating no 
objections.  Any comments received after the compilation of the 
packet will be provided at the public hearing and can be addressed 
at that time.     

 
16.16.050(6) Fire Safety and Emergency Access. The proposal shall not 

pose a fire danger as determined by the State Fire Marshal or 
the fire chief of the district in which the proposed use is 
located. Adequate access for emergency and police vehicles 
must be provided. 

 
Finding: Fire safety and emergency access is currently available from Cindy 

Circle. 
  
16.16.050(7) Traffic. The proposed use shall not overload the street system 

with traffic or result in unsafe streets or dangers to 
pedestrians… 

 
Finding: The proposed kennel will not increase street traffic since it is a 

private kennel and will not generate any customer traffic. 
     
16.16.050(8) Dimensional Standards. The dimensional requirements of 

Section 16.24.010 are met. 
 
Finding:  The site plan for the kennel complies with the minimum setbacks 

and maximum height requirements of §16.24.010.   
 
16.24.050(9)  Parking.  The parking, loading areas, and snow storage sites 

for the proposed development shall be adequate, safe and 
properly designed.  The developer may be required to install 
acceptable lighting at pedestrian or vehicular access points.   

 
Finding: Additional parking is not required for a private kennel.    
  
16.16.050(10) Utilities. The proposed use shall be adequately served by 

water, sewer, electricity, on-site water or sewer systems and 
other utilities. 

 
Finding:  Adequate utilities are available on this site. 
  
16.16.050(11) Drainage. The proposed use shall provide for the control of 

runoff during and after construction. All roads and parking 
areas shall be designed to alleviate runoff into public streets, 
adjoining lots and protect rivers lakes and streams from 
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pollution. Uses may be required to provide for the 
conservation of natural features such as drainage basins and 
watersheds, and land stability. 

 
Finding: This criterion is not applicable since no construction is proposed.   
 
16.16.050(12) Large Developments. Residential development of more than 

four units or non-residential development of more than ten 
thousand (10,000) square feet gross floor area may be required 
to provide a site plan showing measures to be taken for the 
preservation of open space, sensitive areas and other natural 
features; provision of common signage; provision for 
landscaping and provisions for safe and effective circulation 
of vehicles, pedestrians and bicycles.  Nonresidential large 
developments must be located with frontage on one of the 
following class of streets:  interstate, minor arterial, major 
collector or commercial. 

 
Finding:   This criterion is not applicable.    
 
16.16.050(13) Peak Use. The proposed use shall not result in significantly 

different peak use characteristics than surrounding uses or 
other uses allowed in the district. 

 
Finding:  Since the proposal is for a private kennel at a residence, the peak 

use characteristics should be the same as the surrounding uses. 
 
16.16.050(14) Off-Site Impacts. The proposal shall not significantly impact 

surrounding properties with excessive noise, fumes or odors, 
glare, smoke, light, vibration, dust, litter, or interference in any 
radio or television receivers off the premises, or cause 
significant line voltage fluctuation off the premises. Radio 
transmitters and any electronic communications equipment 
regulated by the Federal Communications Commission is 
specifically excluded from regulation by this section. Welding, 
operation of electrical appliances or power tools, or similar 
activities that cause off site impacts as described above are 
specifically regulated by this subsection. Buffering may be 
required to ameliorate impacts between residential and 
nonresidential uses. The owner of the property upon which the 
buffer is constructed is responsible for the maintenance of the 
buffer in a condition that will meet the intent of these criteria. 

 
Finding:  There should not be any significant off-site impacts since this is a 

private kennel for the resident’s show dogs that are housed in the 
residential structure when not training outdoors. 
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16.16.050(15) Landscaping.  The proposed use shall be designed in a 
manner that minimizes the removal of trees and vegetative 
cover, and shall conform to the standards in this title 
concerning the provision and maintenance of landscaping, 
and any landscaping plan that is required for the proposed use 
under this title.  The approval authority also may condition 
approval on the provision of the following: 

 a. A fenced storage area for common use, adequate to 
store boats, trailers, snowmobiles, recreational vehicles 
and similar items. 

 b. Adequately sized, located and screened trash 
receptacles and areas.   

 
Finding:    No additional landscaping or vegetation will be removed to 

accommodate the private kennel.  Additionally, since this is a 
private kennel, no additional landscaping is required by the code. 

         
16.16.050(16) Walkways, Sidewalks and Bike Paths.  Pedestrian walkways or 

bicycle paths may be required where necessary to provide 
reasonable circulation or access to schools, playgrounds, 
shopping areas, transportation or other community facilities. 
Improvements must be constructed to standards adopted by 
the engineer. 

 
Finding:  This criterion is not applicable since this is a private residence. 
 
16.16.050(17) Water, Sewage and Drainage Systems. If a proposed use is 

within five hundred (500) feet of an existing, adequate public 
water system, the developer may be required to construct a 
distribution system and the connection to the public system. A 
developer may be required to increase the size of existing 
public water, sewer or drainage lines or to install a distribution 
system within the development. The commission may require 
any or all parts of such installation to be oversized. The 
developer must submit to the engineer an acceptable plan that 
shows that if within ten (10) years an increase in capacity will 
be required to serve other areas how these needs will be met 
by oversized facilities. When installation of oversized facilities 
is required, the developer shall install such facilities at their 
own expense. The developer shall be reimbursed the amount 
determined by the engineer to be the difference in cost 
between the installed cost of the oversized utility lines and the 
installed cost of the utility lines adequate to serve both the 
development concerned and all other land to be served by the 
lines which is owned or under the control of the developer, 
provided the developer may not be required to install facilities 
unless funds for such oversizing have been appropriated for 
the purpose by the city and there is a sufficient unencumbered 
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balance in the balance in the appropriation. No reimbursement 
may be made unless the developer has entered into such 
agreement with the city, including conveyances of personal 
property including lines, lift stations and valves and 
conveyances of land or rights in land, as the city determines 
may be necessary to ensure complete control by the city of its 
sewer, drainage and water lines when they are extended to 
serve the property of the developer.  Notwithstanding the 
requirement that the developer construct improvements to 
existing systems, the commission may elect to accomplish the 
design or construction, or both, of improvements to be made 
to existing public systems.  In such a case, the commission 
may require advance payment to the city of the estimated cost 
of work to be accomplished by the city. The developer shall 
reimburse the city for all expenses of such design or 
construction not paid in advance.  A public system is adequate 
if, in the judgment of the engineer, it is feasible for the 
developer to make improvements to the public system which 
will provide the increased capacity necessary to serve the 
existing users and the new development at the same level as 
is being provided to the existing users.  Prior to approval of a 
use for which a community water system is required, the 
developer must submit evidence showing that there is 
available a satisfactory source of water.  A source of water is 
satisfactory only if it can be shown that the proposed source 
will produce water sufficient in quality and quantity to supply 
the development. The water system and the connection 
between such distribution systems and the source must be 
sized and constructed to meet fire flow and hydrant 
requirements for fire protection and that the developer has 
obtained or can obtain a water appropriation permit or 
certificate for the water from the state. The system must be 
built to city specifications available from the engineer. 

 
Finding:  Adequate utilities are currently available at the single-family 

residence.   
 
16.16.050(18) Historic Resources. The proposed use shall not adversely 

impact any historic resource prior to the assessment of that 
resource by the city. 

 
Finding:  No comments were received from the Matanuska-Susitna Borough 

Cultural Resources Office indicating concerns that there may be 
historic resources on the site.   
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16.16.050(19)   Appearance. The proposed use may be required to blend in 
with the general neighborhood appearance and architecture. 
Building spacing, setbacks, lot coverage, and height must be 
designed to provide adequate provisions for natural light and 
air. 

 
Finding:  The site is approximately two acres, which appears sufficient for the 

proposed use.  Additionally, there is significant vegetation that 
provides a buffer to the adjoining property owners to the east and 
west with a road along the north and south property lines. 

 
16.16.050(20) Open Space and Facilities. The applicant may be required to 

dedicate land for open space drainage, utilities, access, parks 
or playgrounds. Any dedication required by the city must be 
based on a written finding that the area is necessary for public 
use or safety and the dedication is in compliance with adopted 
municipal plans and policy. The city finding shall conclude 
that a direct connection exists between the development and 
the need for the provision of the dedication… 

 
Finding: The subject property is approximately two acres and is currently 

developed with one single-family dwelling and associated 
accessory structures.  Additional open space, drainage, or parks is 
not necessary.   

 
 16.16.050(21) Winter Hassles. The proposed use shall not significantly 

increase the impact on the surrounding area from glaciation or 
drifting snow. 

 
Finding: There are no foreseeable problems associated with winter 

conditions anticipated for the proposed kennel.   
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EXHIBIT B 
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                            STAFF REPORT  Case # UP 11-06 
                                Prepared by:                        Planning Staff 

   For the meeting of:         January 10, 2012                      
 

 
I.       SUMMARY FACTS: 
 
Applicant: Dmitriy Pavlus 

 
Owner: Northern Quality Homes 

 
Proposal: Construct a new multi-family structure (4-plex) 

 
Location: 1000 E. Old Matanuska Road 

Lot 2, Block 2, Richmond Hills Subdivision  
 

Parcel Size: 1.18 Acres± 
 

Existing Zoning Commercial 
 

Comprehensive 
Plan: 

Mixed Use 
 

Surrounding Land 
Use: 

North: 
South:   
East:     
West: 

Vacant Commercial 
Glenwood Avenue/Vacant Commercial 
Old Matanuska Road/Vacant Commercial 
Alaska Railroad/Residential 

 
II. STAFF RECOMMENDATION: 

None 
 
III. ELEVATION OF PERMIT DECISION 
 
16.12.040 Elevation. 
 

The planner may elevate any use permit decision to the planning commission 
at any time between the acceptance of the application and the close of the 
decision period. The elevation must be based on a written finding that the permit 
decision satisfies one or more of the following criteria: 

 
     A.     The proposed use could have significant negative effects on or conflict 
with existing land uses adjoining the site in a manner or to a degree that warrants 
consideration by the commission; 
     B.     The proposed use could have significant negative impacts on the utility 
system, traffic flow or city-provided services; 
     C.     The proposed use could conflict with adopted city policies or raises a 
particular issue or set of issues in a manner or to a degree that warrants 
consideration by the commission; 
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     D.     A written request for elevation has been received from an official 
reviewing party. To be valid an objection from a reviewing party must cite 
conflict(s) with city policy or unusual negative impacts from the proposed use; 
     E.     A request to elevate has been received from two or more members of the 
commission. The planner must determine that the request from the commission 
member satisfies one or more of the criteria above. (Prior code § 16.43.406) 
 
STAFF FINDING: Staff is elevating this request to the Planning Commission for their 
review based on Subsection A above.  The subject property abuts the Alaska Railroad 
along the entire length of the western boundary.  The Alaska Railroad forwarded written 
concerns to staff regarding the close proximity of multi-family residential uses next to a 
railroad crossing (Glenwood Ave.)  Specifically, they expressed concerns regarding 
future complaints from the residents regarding signaling noise at the crossing and 
vibration from the trains.  They stated that the location is better suited to commercial 
use, which is consistent with the current zoning.   
   
16.16.020 Procedure for elevations. 
 

Once a permit approval has been elevated for review (see Section 16.12.040), 
the following procedures apply: 
 
     A.     Public Notice. If the planners’ approval is elevated the planner shall: 
          1.     Place the application on the agenda of the next available meeting of the 
commission; 
          2.     Publish the agenda item in a newspaper of general circulation or place 
a public service announcements on radio or television. The published notice 
must set out the time, date and place of the hearing, the name of the applicant the 
address or general location of the property and subject or nature of the action; 
          3.     Within five days of elevation issue a public hearing notice; 
          4.     Mail or electronically transfer a copy of the public hearing notice to the 
applicant, the commission members, the neighborhood association if the 
neighborhood has an approved neighborhood plan and to appropriate reviewing 
parties; 
          5.     The public hearing notice shall be sent to the owners of property, as 
listed on the Matanuska-Susitna Borough property tax rolls, located within a 
minimum of one thousand two hundred (1,200) feet of the lot lines of the 
development. The public notice shall be posted in city hall and on the site. Staff 
will allow a minimum of ten (10) days (fourteen (14) calendar days) from the date 
of public notice mailing before scheduling a public hearing on the request before 
the planning commission. 

 B.     Decision. The commission shall review the planners draft 
recommendation, and may hear comment(s) from reviewing parties, the applicant 
and the public. The commission shall decide either to deny, approve or approve 
with conditions, or the commission may with concurrence of the applicant, return 
the approval to the planner for further review as a new use permit application. 
(Prior code § 16.43.502) 
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IV. COMPLIANCE WITH WMC 16.16.050 – GENERAL APPROVAL CRITERIA 
 
16.16.050 An administrative approval, use permit, elevated 

administrative approval, elevated use permit or conditional 
use may be granted if the following general approval criteria 
and any applicable specific approval criteria of Section 
16.16.060 are complied with. The burden of proof is on the 
applicant to show that the proposed use meets these criteria 
and applicable specific criteria for approval. An approval shall 
include a written finding that the proposed use can occur 
consistent with the comprehensive plan, harmoniously with 
other activities allowed in the district and will not disrupt the 
character of the neighborhood. Such findings and conditions 
of approval shall be in writing and become part of the record 
and the case file.  

 
16.16.050(1)&(5)  Neighbors/Neighborhoods. Due deference has been given to 

the neighborhood plan or comments and recommendations 
from a neighborhood with an approved neighborhood plan. 

 
Staff Finding: This criterion is not applicable since this parcel is not part of an 

adopted neighborhood plan. 
 
16.16.050(2) Plans. The proposal is substantially consistent with the city 

comprehensive plan and other city adopted plans. 
 
 Staff Finding: The subject property is consistent with the Comprehensive Plan’s 

Expected Future Land Use Map designation, “Mixed Use.”  The 
intent of the Mixed Use designation is to “promote innovative 
arrangements of commercial, residential, recreation, and light 
industrial uses, included mixed-use and planned unit developments 
while preserving and enhancing the character of existing 
neighborhoods.”  The Comprehensive Plan further states that this 
designation is to “promote a complimentary mix of residential, 
commercial, light industrial, and recreation uses that minimize the 
impacts of new development on existing resources and facilities by 
allowing a variety of uses in close proximity to one another.”  
Although the proposed multi-family structure is located outside the 
established neighborhood, it is located along and adjacent to a 
railroad crossing that requires signaling by the trains.  The Alaska 
Railroad has expressed concerns regarding potential noise and 
vibrations complaints that they may receive from the new owners or 
tenants and recommend that the property be developed 
commercially, which is consistent with the current zoning district.   
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16.16.050(3) Special Uses. The proposal is substantially consistent with the 
specific approval criteria of Section 16.16.060. 

 
Staff Finding:  This criterion is not applicable since there are no specific approval 

criteria in WMC 16.16.060 for communication towers.  
  
16.16.050(4) Reviewing Parties. Due deference has been given to the 

comments and recommendations of reviewing parties. 
 
Staff Finding: The City mailed 87 notices to neighboring property owners within 

1200’, 25 review agencies, and the City Council and Planning 
Commission members.  Staff received comments indicating no 
objection from five MSB review agencies and one letter of objection 
from the Alaska Railroad. Copies are included in the packet.  Any 
comments received after the compilation of the packet will be 
provided at the public hearing and can be addressed at that time.    

 
16.16.050(6) Fire Safety and Emergency Access. The proposal shall not 

pose a fire danger as determined by the State Fire Marshal or 
the fire chief of the district in which the proposed use is 
located. Adequate access for emergency and police vehicles 
must be provided. 

 
Staff Finding: The State Fire Marshall’s Office will review the plans for compliance 

with all applicable fire codes, building codes and emergency access 
as related to the public health, safety and welfare prior to 
construction. 

  
16.16.050(7) Traffic. The proposed use shall not overload the street system 

with traffic or result in unsafe streets or dangers to 
pedestrians… 

 
Staff Finding: The proposed multi-family structure will not significantly increase 

street traffic.    
     
16.16.050(8) Dimensional Standards. The dimensional requirements of 

Section 16.24.010 are met. 
 
Staff Finding:  The site plan for the proposed multi-family structure site complies 

with the minimum setbacks and maximum height requirements of 
§16.24.010.   

 
16.24.050(9)  Parking.  The parking, loading areas, and snow storage sites 

for the proposed development shall be adequate, safe and 
properly designed.  The developer may be required to install 
acceptable lighting at pedestrian or vehicular access points.   

 
Staff Finding: The site plan shows adequate parking and snow storage areas.    
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16.16.050(10) Utilities. The proposed use shall be adequately served by 

water, sewer, electricity, on-site water or sewer systems and 
other utilities. 

 
Staff Finding:  Adequate utilities are available on this site. 
  
16.16.050(11) Drainage. The proposed use shall provide for the control of 

runoff during and after construction. All roads and parking 
areas shall be designed to alleviate runoff into public streets, 
adjoining lots and protect rivers lakes and streams from 
pollution. Uses may be required to provide for the 
conservation of natural features such as drainage basins and 
watersheds, and land stability. 

 
Staff Finding: The development of the site should not produce any significant 

runoff. 
 
16.16.050(12) Large Developments. Residential development of more than 

four units or non-residential development of more than ten 
thousand (10,000) square feet gross floor area may be required 
to provide a site plan showing measures to be taken for the 
preservation of open space, sensitive areas and other natural 
features; provision of common signage; provision for 
landscaping and provisions for safe and effective circulation 
of vehicles, pedestrians and bicycles.  Nonresidential large 
developments must be located with frontage on one of the 
following class of streets:  interstate, minor arterial, major 
collector or commercial. 

 
Staff Finding:   This criterion is not applicable since only four dwelling units are 

proposed on the site.    
 
16.16.050(13) Peak Use. The proposed use shall not result in significantly 

different peak use characteristics than surrounding uses or 
other uses allowed in the district. 

 
Staff Finding:  The proposed multi-family structure should not generate 

significantly different peak use characteristics than the surrounding 
area since the area contains both commercial and residential 
zoning districts. 

 
16.16.050(14) Off-Site Impacts. The proposal shall not significantly impact 

surrounding properties with excessive noise, fumes or odors, 
glare, smoke, light, vibration, dust, litter, or interference in any 
radio or television receivers off the premises, or cause 
significant line voltage fluctuation off the premises. Radio 
transmitters and any electronic communications equipment 
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regulated by the Federal Communications Commission is 
specifically excluded from regulation by this section. Welding, 
operation of electrical appliances or power tools, or similar 
activities that cause off site impacts as described above are 
specifically regulated by this subsection. Buffering may be 
required to ameliorate impacts between residential and 
nonresidential uses. The owner of the property upon which the 
buffer is constructed is responsible for the maintenance of the 
buffer in a condition that will meet the intent of these criteria. 

 
Staff Finding:  The proposed multi-family structure should not generate any off-site 

impacts. 
   
16.16.050(15) Landscaping.  The proposed use shall be designed in a 

manner that minimizes the removal of trees and vegetative 
cover, and shall conform to the standards in this title 
concerning the provision and maintenance of landscaping, 
and any landscaping plan that is required for the proposed use 
under this title.  The approval authority also may condition 
approval on the provision of the following: 

 a. A fenced storage area for common use, adequate to 
store boats, trailers, snowmobiles, recreational vehicles 
and similar items. 

 b. Adequately sized, located and screened trash 
receptacles and areas.   

 
Staff Finding:    The proposed site plan shows landscaping that is consistent with 

the Wasilla Land Development Code.         
16.16.050(16) Walkways, Sidewalks and Bike Paths.  Pedestrian walkways or 

bicycle paths may be required where necessary to provide 
reasonable circulation or access to schools, playgrounds, 
shopping areas, transportation or other community facilities. 
Improvements must be constructed to standards adopted by 
the engineer. 

 
Staff Finding:  No new sidewalks or bike paths are required for this development. 
 
16.16.050(17) Water, Sewage and Drainage Systems. If a proposed use is 

within five hundred (500) feet of an existing, adequate public 
water system, the developer may be required to construct a 
distribution system and the connection to the public system. A 
developer may be required to increase the size of existing 
public water, sewer or drainage lines or to install a distribution 
system within the development. The commission may require 
any or all parts of such installation to be oversized. The 
developer must submit to the engineer an acceptable plan that 
shows that if within ten (10) years an increase in capacity will 
be required to serve other areas how these needs will be met 
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by oversized facilities. When installation of oversized facilities 
is required, the developer shall install such facilities at their 
own expense. The developer shall be reimbursed the amount 
determined by the engineer to be the difference in cost 
between the installed cost of the oversized utility lines and the 
installed cost of the utility lines adequate to serve both the 
development concerned and all other land to be served by the 
lines which is owned or under the control of the developer, 
provided the developer may not be required to install facilities 
unless funds for such oversizing have been appropriated for 
the purpose by the city and there is a sufficient unencumbered 
balance in the balance in the appropriation. No reimbursement 
may be made unless the developer has entered into such 
agreement with the city, including conveyances of personal 
property including lines, lift stations and valves and 
conveyances of land or rights in land, as the city determines 
may be necessary to ensure complete control by the city of its 
sewer, drainage and water lines when they are extended to 
serve the property of the developer.  Notwithstanding the 
requirement that the developer construct improvements to 
existing systems, the commission may elect to accomplish the 
design or construction, or both, of improvements to be made 
to existing public systems.  In such a case, the commission 
may require advance payment to the city of the estimated cost 
of work to be accomplished by the city. The developer shall 
reimburse the city for all expenses of such design or 
construction not paid in advance.  A public system is adequate 
if, in the judgment of the engineer, it is feasible for the 
developer to make improvements to the public system which 
will provide the increased capacity necessary to serve the 
existing users and the new development at the same level as 
is being provided to the existing users.  Prior to approval of a 
use for which a community water system is required, the 
developer must submit evidence showing that there is 
available a satisfactory source of water.  A source of water is 
satisfactory only if it can be shown that the proposed source 
will produce water sufficient in quality and quantity to supply 
the development. The water system and the connection 
between such distribution systems and the source must be 
sized and constructed to meet fire flow and hydrant 
requirements for fire protection and that the developer has 
obtained or can obtain a water appropriation permit or 
certificate for the water from the state. The system must be 
built to city specifications available from the engineer. 

 
Staff Finding:  The proposed multi-family structure will be required to connect to 

City sewer.  City water is not currently available at this location.   
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16.16.050(18) Historic Resources. The proposed use shall not adversely 
impact any historic resource prior to the assessment of that 
resource by the city. 

 
Staff Finding:  Although the MSB Cultural Resources Division does not find any 

recorded historical sites on the property, they are requesting that 
they be allowed to conduct a free cultural resources survey on this 
site due to its location and topography.   

 
16.16.050(19)   Appearance. The proposed use may be required to blend in 

with the general neighborhood appearance and architecture. 
Building spacing, setbacks, lot coverage, and height must be 
designed to provide adequate provisions for natural light and 
air. 

 
Staff Finding:  The appearance of the proposed structure will be consistent with 

the uses in the surrounding area. 
 
16.16.050(20) Open Space and Facilities. The applicant may be required to 

dedicate land for open space drainage, utilities, access, parks 
or playgrounds. Any dedication required by the city must be 
based on a written finding that the area is necessary for public 
use or safety and the dedication is in compliance with adopted 
municipal plans and policy. The city finding shall conclude 
that a direct connection exists between the development and 
the need for the provision of the dedication… 

 
Staff Finding: The development of a multi-family structure with four dwelling units 

does not justify the dedication of a park since sufficient open space 
exists on the parcel.  

  
 16.16.050(21) Winter Hassles. The proposed use shall not significantly 

increase the impact on the surrounding area from glaciation or 
drifting snow. 

 
Staff Finding: Staff finds that this criterion is met since no foreseeable problems 

associated with winter conditions are anticipated for the proposed 
multi-family structure.   

   
V. FINDINGS 
 
Process Findings:  
 
Application: Planning staff has determined that the application along with 

supporting data is complete and submission requirements were met 
in a timely manner. 
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Public Notice:   All public noticing requirements of WMC 16.16.040(B) have been 
met.  Public notice was mailed December 23, 2011 to all properties 
within a 1,200’ radius, allowing for the proper number of days in 
which to comment in accordance with 16.16.040, notices were 
posted on the property, and an advertisement for the hearing ran in 
the January 3, 2012 edition of the Frontiersman. 

Comment Period:   The written comment period was appropriately given and 
comments received by mail have been included in the packet.  Any 
comments received after distribution of the January 10, 2012 
packet will be provided at the meeting.  

Public Hearing:   The public hearing is scheduled in compliance with the 
requirements of WMC 16.16.040(D). 

Decision:   Draft Findings of Fact are included as Exhibit A in the attached 
Planning Commission Resolution Serial No. 12-02 supporting the 
Commission’s decision in compliance with WMC 16.16.040(6). 

 
VI. CONCLUSION  
 
As indicated above, due to the complexity of this request, staff elevated the required 
use permit application to the Planning Commission after receiving concerns from the 
Alaska Railroad.  Staff recommends that the Planning Commission review the staff 
report and consider testimony from the applicant and concerns expressed by the Alaska 
Railroad along with any other testimony from interested parties to determine whether 
the proposed site is an appropriate location for a multi-family structure (four-plex).   
 
If the Planning Commission decides to approve the request, staff recommends that the 
following conditions be included as part of the approval: 
 

1. Construction on the site must substantially comply with the site plans included in 
this packet.  Any changes to the site plans must be submitted to the City Planner 
for review.  Substantial modifications will require submittal of an amended 
conditional use application, including application fee and Planning Commission 
review and approval.   

2. A real estate disclosure must be signed and recorded each time the property is 
leased or sold that clearly indicates the proximity of the railroad track, the railroad 
crossing at Glenwood Avenue, and the train operation times and signaling 
requirements for this area.  Each disclosure must be recorded with the Alaska 
State Department of Natural Resources Recorder’s Office within 30 days of the 
date of the sale or lease.   
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 By: Planning 
 Public Hearing: 01/10/12 
 Adopted:  
  

WASILLA PLANNING COMMISSION 
RESOLUTION SERIAL NO. 12-02  

 
A RESOLUTION OF THE WASILLA PLANNING COMMISSION APPROVING USE 
PERMIT NUMBER UP11-07 TO ALLOW A MULTI-FAMILY DWELLING IN THE 
COMMERCIAL (C) ZONING DISTRICT, LOCATED ON LOT 2, BLOCK 2, RICHMOND 
HILLS SUBDIVISION, GENERALLY LOCATED SOUTH OF THE PARKS HIGHWAY 
AND NORTH OF GLENWOOD AVENUE.     

 
WHEREAS, Dmitriy Pavlus, agent for Northern Quality Homes, owner, submitted 

an application, Use Permit Number 11-07, to allow a multi-family dwelling to the City 

Planning Department on December 1, 2011; and 

 WHEREAS, the application included the narrative and site plan that addresses 

the criteria listed in WMC 16.16.050; and 

 WHEREAS, the planning staff mailed notices for this request to property owners 

within 1,200 radial feet of the proposed development; and 

WHEREAS, the City Planner elevated the applicant’s request to the Planning 

Commission per WMC 16.12.040 and 16.16.020; and 

 WHEREAS, the public hearing date and time was publicly advertised; and 

 WHEREAS, the Wasilla Planning Office mailed notices for the Planning 

Commission Public Hearing to property owners within 1,200 radial feet of the subject 

property and to applicable agencies; and 

 WHEREAS, the Planning Commission held a public hearing on this request on 

January 10, 2012; and 
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 WHEREAS, the Wasilla Planning Commission deliberated on this request taking 

into account the information submitted by the applicants, evaluation and  

recommendations of staff contained in the staff report,  public testimony - both written 

and verbal comments, the applicable provisions of the Wasilla Land Development Code 

and Comprehensive Plan, and other pertinent information brought before them; and 

 WHEREAS, the Wasilla Planning Commission adopted Findings of Fact, 

attached as Exhibit A, summarizing basic facts and reasoning of the Commission; and 

 NOW, THEREFORE BE IT RESOLVED, that the Wasilla Planning Commission 

hereby approves this application with the Findings of Fact, attached as Exhibit A and 

incorporated herein, with the following conditions: 

1. The development of the site must be consistent with the site plan date 

stamped December 1, 2011, attached as Exhibit B.   

ADOPTED by the Wasilla Planning Commission on -, 2012.  

 
APPROVED: 

 
 
              
ATTEST:      A.C. Buswell, III, Chairman 
 
 
       
Tina Crawford, AICP, City Planner 
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EXHIBIT A 
Wasilla Planning Commission Resolution 12-02 

 
FINDINGS OF FACT – Section 16.16.050, General Approval Criteria 

 
16.16.050 An administrative approval, use permit, elevated 

administrative approval, elevated use permit or conditional 
use may be granted if the following general approval criteria 
and any applicable specific approval criteria of Section 
16.16.060 are complied with. The burden of proof is on the 
applicant to show that the proposed use meets these criteria 
and applicable specific criteria for approval. An approval shall 
include a written finding that the proposed use can occur 
consistent with the comprehensive plan, harmoniously with 
other activities allowed in the district and will not disrupt the 
character of the neighborhood. Such findings and conditions 
of approval shall be in writing and become part of the record 
and the case file.  

 
16.16.050(1)&(5)  Neighbors/Neighborhoods. Due deference has been given to 

the neighborhood plan or comments and recommendations 
from a neighborhood with an approved neighborhood plan. 

 
Finding: This criterion is not applicable since this parcel is not part of an 

adopted neighborhood plan. 
 
16.16.050(2) Plans. The proposal is substantially consistent with the city 

comprehensive plan and other city adopted plans. 
 
 Finding: The subject property is consistent with the Comprehensive Plan’s 

Expected Future Land Use Map designation, “Mixed Use.”  The 
intent of the Mixed Use designation is to “promote innovative 
arrangements of commercial, residential, recreation, and light 
industrial uses, included mixed-use and planned unit developments 
while preserving and enhancing the character of existing 
neighborhoods.”  The Comprehensive Plan further states that this 
designation is to “promote a complimentary mix of residential, 
commercial, light industrial, and recreation uses that minimize the 
impacts of new development on existing resources and facilities by 
allowing a variety of uses in close proximity to one another.”  
Although the proposed multi-family structure is located outside the 
established neighborhood, it is located along and adjacent to a 
railroad crossing that requires signaling by the trains.  The Alaska 
Railroad has expressed concerns regarding potential noise and 
vibrations complaints that they may receive from the new owners or 
tenants and recommend that the property be developed 
commercially, which is consistent with the current zoning district.   
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16.16.050(3) Special Uses. The proposal is substantially consistent with the 
specific approval criteria of Section 16.16.060. 

 
Finding:  This criterion is not applicable since there are no specific approval 

criteria in WMC 16.16.060 for communication towers.  
  
16.16.050(4) Reviewing Parties. Due deference has been given to the 

comments and recommendations of reviewing parties. 
 
Finding: The City mailed 87 notices to neighboring property owners within 

1200’, 25 review agencies, and the City Council and Planning 
Commission members.  Staff received comments indicating no 
objection from five MSB review agencies and one letter of objection 
from the Alaska Railroad. Copies are included in the packet.  Any 
comments received after the compilation of the packet will be 
provided at the public hearing and can be addressed at that time.    

 
16.16.050(6) Fire Safety and Emergency Access. The proposal shall not 

pose a fire danger as determined by the State Fire Marshal or 
the fire chief of the district in which the proposed use is 
located. Adequate access for emergency and police vehicles 
must be provided. 

 
Finding: The State Fire Marshall’s Office will review the plans for compliance 

with all applicable fire codes, building codes and emergency access 
as related to the public health, safety and welfare prior to 
construction. 

  
16.16.050(7) Traffic. The proposed use shall not overload the street system 

with traffic or result in unsafe streets or dangers to 
pedestrians… 

 
Finding: The proposed multi-family structure will not significantly increase 

street traffic.    
     
16.16.050(8) Dimensional Standards. The dimensional requirements of 

Section 16.24.010 are met. 
 
Finding:  The site plan for the proposed multi-family structure site complies 

with the minimum setbacks and maximum height requirements of 
§16.24.010.   

 
16.24.050(9)  Parking.  The parking, loading areas, and snow storage sites 

for the proposed development shall be adequate, safe and 
properly designed.  The developer may be required to install 
acceptable lighting at pedestrian or vehicular access points.   

 
Finding: The site plan shows adequate parking and snow storage areas.    

56 of 84



Exhibit A  Page 5 of 9 
Resolution Serial No. 12-02 

  
16.16.050(10) Utilities. The proposed use shall be adequately served by 

water, sewer, electricity, on-site water or sewer systems and 
other utilities. 

 
Finding:  Adequate utilities are available on this site. 
  
16.16.050(11) Drainage. The proposed use shall provide for the control of 

runoff during and after construction. All roads and parking 
areas shall be designed to alleviate runoff into public streets, 
adjoining lots and protect rivers lakes and streams from 
pollution. Uses may be required to provide for the 
conservation of natural features such as drainage basins and 
watersheds, and land stability. 

 
Finding: The development of the site should not produce any significant 

runoff. 
 
16.16.050(12) Large Developments. Residential development of more than 

four units or non-residential development of more than ten 
thousand (10,000) square feet gross floor area may be required 
to provide a site plan showing measures to be taken for the 
preservation of open space, sensitive areas and other natural 
features; provision of common signage; provision for 
landscaping and provisions for safe and effective circulation 
of vehicles, pedestrians and bicycles.  Nonresidential large 
developments must be located with frontage on one of the 
following class of streets:  interstate, minor arterial, major 
collector or commercial. 

 
Finding:   This criterion is not applicable since only four dwelling units are 

proposed on the site.    
 
16.16.050(13) Peak Use. The proposed use shall not result in significantly 

different peak use characteristics than surrounding uses or 
other uses allowed in the district. 

 
Finding:  The proposed multi-family structure should not generate 

significantly different peak use characteristics than the surrounding 
area since the area contains both commercial and residential 
zoning districts. 

 
16.16.050(14) Off-Site Impacts. The proposal shall not significantly impact 

surrounding properties with excessive noise, fumes or odors, 
glare, smoke, light, vibration, dust, litter, or interference in any 
radio or television receivers off the premises, or cause 
significant line voltage fluctuation off the premises. Radio 
transmitters and any electronic communications equipment 
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regulated by the Federal Communications Commission is 
specifically excluded from regulation by this section. Welding, 
operation of electrical appliances or power tools, or similar 
activities that cause off site impacts as described above are 
specifically regulated by this subsection. Buffering may be 
required to ameliorate impacts between residential and 
nonresidential uses. The owner of the property upon which the 
buffer is constructed is responsible for the maintenance of the 
buffer in a condition that will meet the intent of these criteria. 

 
Finding:  The proposed multi-family structure should not generate any off-site 

impacts. 
   
16.16.050(15) Landscaping.  The proposed use shall be designed in a 

manner that minimizes the removal of trees and vegetative 
cover, and shall conform to the standards in this title 
concerning the provision and maintenance of landscaping, 
and any landscaping plan that is required for the proposed use 
under this title.  The approval authority also may condition 
approval on the provision of the following: 

 a. A fenced storage area for common use, adequate to 
store boats, trailers, snowmobiles, recreational vehicles 
and similar items. 

 b. Adequately sized, located and screened trash 
receptacles and areas.   

 
Finding:    The proposed site plan shows landscaping that is consistent with 

the Wasilla Land Development Code.         
16.16.050(16) Walkways, Sidewalks and Bike Paths.  Pedestrian walkways or 

bicycle paths may be required where necessary to provide 
reasonable circulation or access to schools, playgrounds, 
shopping areas, transportation or other community facilities. 
Improvements must be constructed to standards adopted by 
the engineer. 

 
Finding:  No new sidewalks or bike paths are required for this development. 
 
16.16.050(17) Water, Sewage and Drainage Systems. If a proposed use is 

within five hundred (500) feet of an existing, adequate public 
water system, the developer may be required to construct a 
distribution system and the connection to the public system. A 
developer may be required to increase the size of existing 
public water, sewer or drainage lines or to install a distribution 
system within the development. The commission may require 
any or all parts of such installation to be oversized. The 
developer must submit to the engineer an acceptable plan that 
shows that if within ten (10) years an increase in capacity will 
be required to serve other areas how these needs will be met 
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by oversized facilities. When installation of oversized facilities 
is required, the developer shall install such facilities at their 
own expense. The developer shall be reimbursed the amount 
determined by the engineer to be the difference in cost 
between the installed cost of the oversized utility lines and the 
installed cost of the utility lines adequate to serve both the 
development concerned and all other land to be served by the 
lines which is owned or under the control of the developer, 
provided the developer may not be required to install facilities 
unless funds for such oversizing have been appropriated for 
the purpose by the city and there is a sufficient unencumbered 
balance in the balance in the appropriation. No reimbursement 
may be made unless the developer has entered into such 
agreement with the city, including conveyances of personal 
property including lines, lift stations and valves and 
conveyances of land or rights in land, as the city determines 
may be necessary to ensure complete control by the city of its 
sewer, drainage and water lines when they are extended to 
serve the property of the developer.  Notwithstanding the 
requirement that the developer construct improvements to 
existing systems, the commission may elect to accomplish the 
design or construction, or both, of improvements to be made 
to existing public systems.  In such a case, the commission 
may require advance payment to the city of the estimated cost 
of work to be accomplished by the city. The developer shall 
reimburse the city for all expenses of such design or 
construction not paid in advance.  A public system is adequate 
if, in the judgment of the engineer, it is feasible for the 
developer to make improvements to the public system which 
will provide the increased capacity necessary to serve the 
existing users and the new development at the same level as 
is being provided to the existing users.  Prior to approval of a 
use for which a community water system is required, the 
developer must submit evidence showing that there is 
available a satisfactory source of water.  A source of water is 
satisfactory only if it can be shown that the proposed source 
will produce water sufficient in quality and quantity to supply 
the development. The water system and the connection 
between such distribution systems and the source must be 
sized and constructed to meet fire flow and hydrant 
requirements for fire protection and that the developer has 
obtained or can obtain a water appropriation permit or 
certificate for the water from the state. The system must be 
built to city specifications available from the engineer. 

 
Finding:  The proposed multi-family structure will be required to connect to 

City sewer.  City water is not currently available at this location.   
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16.16.050(18) Historic Resources. The proposed use shall not adversely 
impact any historic resource prior to the assessment of that 
resource by the city. 

 
Finding:  Although the MSB Cultural Resources Division does not find any 

recorded historical sites on the property, they are requesting that 
they be allowed to conduct a free cultural resources survey on this 
site due to its location and topography.   

 
16.16.050(19)   Appearance. The proposed use may be required to blend in 

with the general neighborhood appearance and architecture. 
Building spacing, setbacks, lot coverage, and height must be 
designed to provide adequate provisions for natural light and 
air. 

 
Finding:  The appearance of the proposed structure will be consistent with 

the uses in the surrounding area. 
 
16.16.050(20) Open Space and Facilities. The applicant may be required to 

dedicate land for open space drainage, utilities, access, parks 
or playgrounds. Any dedication required by the city must be 
based on a written finding that the area is necessary for public 
use or safety and the dedication is in compliance with adopted 
municipal plans and policy. The city finding shall conclude 
that a direct connection exists between the development and 
the need for the provision of the dedication… 

 
Finding: The development of a multi-family structure with four dwelling units 

does not justify the dedication of a park since sufficient open space 
exists on the parcel.  

  
 16.16.050(21) Winter Hassles. The proposed use shall not significantly 

increase the impact on the surrounding area from glaciation or 
drifting snow. 

 
Finding: No foreseeable problems associated with winter conditions are 

anticipated for the proposed multi-family structure.   
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EXHIBIT B 
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