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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.  JUNE 26, 2012 
 
I. CALL TO ORDER 
 
II. ROLL CALL 
  
III. PLEDGE OF ALLEGIANCE 
 
IV. APPROVAL OF AGENDA  

 
V. REPORTS 
  

A. City Deputy Administrator  
 B. City Public Works Director 
 C. City Attorney 
 D. City Planner 
  
VI. PUBLIC PARTICIPATION (five minutes per person, for items not scheduled for 

public hearing) 
 
VII. CONSENT AGENDA 
 

A. Minutes of June 12, 2012, regular meeting. 
 
VIII. NEW BUSINESS (five minutes per person) 
 

A. Public Hearing 
1. Resolution Serial No. 12-12:  Recommending that the Matanuska-

Susitna Borough (MSB) and the MSB School District involve the 
residents of the Iditaway Park Subdivision throughout the design 
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process for the proposed elementary school on the parcels abutting 
the subdivision to the north (Parcel ID #2388000T00A & 
17N01W03C021) to minimize negative impacts on the subdivision. 
a. City Staff 

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

B. Committee of the Whole 
1. Downtown Area Plan discussion. 
 

IX. UNFINISHED BUSINESS 
 

X. COMMUNICATIONS 
  
 A. Permit Information 
 B. Enforcement Log 

 
XI.   AUDIENCE COMMENTS (five minutes per person) 
 
XII. STAFF COMMENTS 
 
XIII. COMMISSION COMMENTS 
 
XIV. ADJOURNMENT 

 

2 of 53



 

City of Wasilla  June 12, 2012 
Regular Planning Commission Meeting Minutes  Page 1 of 5 
 

WASILLA PLANNING COMMISSION   REGULAR MEETING MINUTES 
 TUESDAY, JUNE 12, 2012 
 
REGULAR MEETING 
 
I. CALL TO ORDER 
 
The regular meeting of the Wasilla Planning Commission was called to order at 7:00 PM 
on Tuesday, June 12, 2012, in Council Chambers of City Hall, Wasilla, Alaska by  
A.C. Buswell, III, Chairman.   
 
II. ROLL CALL   
 
Commissioners present and establishing a quorum were:     

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

 
Commissioners excused and absent were: 

Mr. Patrick Brown, Seat A  
Mr. Steven DeHart, Seat C 
Ms. Glenda Ledford, Seat E  

 
Staff in attendance were:   

Mr. Richard Payne, City Attorney 
Mr. Bert Cottle, Deputy Administrator 
Mr. Archie Giddings, Public Works Director 
Ms. Tina Crawford, City Planner  

 Ms. Sandi Connolly, Public Works Clerk 
  
III. PLEDGE OF ALLEGIANCE 
 
A. Ms. Crawford led the Pledge of Allegiance.   
 
IV. APPROVAL OF AGENDA 
 
GENERAL CONSENT: The agenda was approved as changed: 
VIII. NEW BUSINESS (five minutes per person) 

A. Public Hearing 
1. Resolution Serial No. 12-1112-09:  Approving Conditional Use 

(CU #12-01), which allows construction of a 10,400 square feet 
building in the Commercial Zoning District.  The property is located 
on Lot 5, Block 1, Overlook Business Park Subdivision; generally 
located on the north side of the Parks Highway just west of Hermon 
Road. 
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V. REPORTS 
 
A. City Deputy Administrator   
Mr. Cottle stated that: 
 the property for the new Wasilla Library and the Lake Lucille Park transfer will be 

introduced at the next Borough Assembly meeting on June 28, 2012, and then up 
for approval at the first meeting in July 2012; and 

 he and Mayor traveled to Fairbanks last week to meet with the Mayors for North 
Star Borough, North Pole, and the City of Fairbanks.  During which time the 
move of the F-16s were discussed.  They also met with General Post at Eielson 
Air Force base who then stated that approximately 3,500 would be effected 
directly in the move to Anchorage.  This move will have an indirect effect on the 
Wasilla area. 

 
B. City Public Works Director  
Mr. Giddings stated that: 
 Bristol Construction finished paving Apron D, the northern most apron on the 

west side of the runway at the Wasilla Airport, which is Phase 2  of the 
construction contract; 

 the City will be bidding out the road contract for the Aviation Avenue extension to 
S. Mack Drive, which hopefully will be done this fall; 

 the Community Garden across the street from City Hall is ready and already has 
some users; 

 they have a couple small road projects, which includes repaving Nelson Avenue 
along IditaPark and installing about 1,000 feet of bike path that will now connect 
a gap in the existing bike path along the west side of Lucille Street; 

 the City will do some strip paving on Susitna to the condominiums; and 
 the City plans to have the downtown water station building, located at the corner 

of Weber Street and Nelson Street, operational by the end of the summer. 
 
C. City Attorney  
No report given. 
 
D. City Planner 
Ms. Crawford stated the City Council adopted the Hazard Mitigation Plan on June 11, 
2012, and although parliamentary procedure training was scheduled for June, the 
training will be rescheduled for July and since Commissioner DeHart will be absent for 
both meetings in June. 
 
VI. PUBLIC PARTICIPATION (five minutes per person, for items not scheduled for 

public hearing) 
Mr. Garvin Bucaria stated that: 
 he represents himself and the Iditaway Park Subdivision, which has nine lots; 
 the notice sent out by the Borough asking for input on the land acquisition for the 

new site for the Iditarod school was supported by the property owners; and 

2 of 51



 

City of Wasilla  June 12, 2012 
Regular Planning Commission Meeting Minutes  Page 3 of 5 
 

 he provided a copy of his letter requesting that the Wasilla Planning Commission 
approve a resolution asking the Matanuska-Susitna Borough and the School 
Board to coordinate with the property owners during the design process to 
minimize negative impacts on the neighborhood.  

 
Commissioner Miller asked if there a conflict with the design from the Borough. 
 
Mr. Bucaria stated they have not seen a design but have had problems with actions on 
that property. 
 
Ms. Crawford asked the Commission to come to a general agreement to have staff 
bring forward a resolution addressing Mr. Bucaria’s concerns. 
 
Commissioner Kelly asked the staff to bring forth a resolution for support of these items 
in the letter presented by Mr. Bucaria. 
 
Mr. Giddings stated that when the Borough sends a site plan out for review, they must 
involve the City and then the City provides feedback. 
 
Chair Buswell closed Public Participation with no one else present to speak. 
 
VII. CONSENT AGENDA  
 
A. Minutes of May 22, 2012, meeting.  
 
GENERAL CONSENT:   Minutes were approved as presented. 
 
VIII. NEW BUSINESS (five minutes per person) 
 
A. Public Hearing 
1. Resolution Serial No. 12-11:  Approving Conditional Use (CU #12-01), which 

allows construction of a 10,400 square feet building in the Commercial Zoning 
District.  The property is located on Lot 5, Block 1, Overlook Business Park 
Subdivision; generally located on the north side of the Parks Highway just west of 
Hermon Road. 

 
a. City Staff:   
Ms. Crawford introduced Resolution Serial No. 12-11 and provided an additional 
resolution that contained three conditions that were in the staff report and requested 
that the Commission adopt that resolution. 
 
b. Applicant 
Mr. Andrew Gumley, owner of Special Events Alaska, discussed his intentions for 
development of the site. 
 
Discussion moved to the Commission. 
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c. Private person supporting or opposing the proposal 
Chair Buswell opened the public hearing on Resolution Serial No. 12-11. 
 
Mr. Bucaria stated that Sun Mountain Avenue runs all along that road from Lowes to 
Cottonwood Creek and he has concerns that State of Alaska Department of 
Transportation has not reduced drainage and pollution into the creek.  He stated that 
the site plan showed the drainage from this site going toward the road, which would add 
additional runoff into the creek. 
 
With no one else present to speak, Chair Buswell closed the public hearing for 
Resolution Serial No. 12-11. 
 
d. Applicant 
No additional comments were provided by the applicant. 
 
MOTION: Commissioner Kelly moved to approved Resolution Serial No. 12-11 with 

the conditions, as amended.  
 
VOTE: The motion moved to adopt Resolution Serial No. 12-11, as amended, 

passed unanimously. 
 
IX. UNFINISHED BUSINESS    
None. 
 
XI. COMMUNICATIONS 
No statements made regarding the following items. 
 
A. Permit Information 
B. Enforcement Log 
 
XII. AUDIENCE COMMENTS 
Mr. Bucaria stated that there is a real problem in this town regarding drainage and DOT 
has not alleviated the problem with Cottonwood Creek and Wasilla Lake.  He said that 
the City of Wasilla needs to try help improve the situation. 
 
XIII. STAFF COMMENTS 
No comments. 
 
XIV. COMMISSION COMMENTS:  
 
Commissioner Kelly stated that it was interesting that Mr. Bucaria brought up the 
drainage problem and he noticed all of the water in the parking lot at the Mat-Su 
Regional Medical Center and wondered where it was going. 
 
Mr. Giddings explained that they have an on-site drainage site. 
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Chair Buswell thanked everyone for attending tonight’s meeting. 
 
XV. ADJOURNMENT 
 
The regular meeting adjourned at 7:38 PM. 
 
       
             
       A.C. BUSWELL, III, Chairman 
 
ATTEST: 
 
 
       
TAHIRIH REVET, Planning Clerk 
 
Adopted by the Wasilla Planning Commission -, 2012. 
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 By:   Planning 
 Public Hearing:  06/26/12 
    Adopted:   

 
WASILLA PLANNING COMMISSION 

RESOLUTION SERIAL NO. 12-12  
 

A RESOLUTION OF THE WASILLA PLANNING COMMISSION RECOMMENDING 
THAT THE MATANUSKA-SUSITNA BOROUGH (MSB) AND THE MSB SCHOOL 
DISTRICT INVOLVE THE RESIDENTS OF THE IDITAWAY PARK SUBDIVISION 
THROUGHOUT THE DESIGN PROCESS FOR THE PROPOSED ELEMENTARY 
SCHOOL ON THE PARCELS ABUTTING THE SUBDIVISION TO THE NORTH 
(PARCEL ID #2388000T00A & 17N01W03C021) TO MINIMIZE NEGATIVE IMPACTS 
ON THE SUBDIVISION.   

 
WHEREAS, the Matanuska-Susitna Borough (MSB) mailed a public notice 

regarding the proposed acquisition of land immediately north of the Iditaway Park 

Subdivision for the replacement site for the Iditarod Elementary School; and 

WHEREAS, the residents of the Iditaway Park Subdivision prepared a letter of 

response to the public notice indicating support of the purchase containing signatures 

from eight of the nine property owners; and 

WHEREAS, the letter also requested that the MSB ensure that the development 

of the site will not adversely impact the lots in the subdivision and that the residents be 

allowed to participate in the site design planning for the proposed school; and 

WHEREAS, Garvin Bucaria, resident of the Iditaway Park Subdivision, submitted 

a copy of the letter to the MSB from the residents to the Planning Commission during 

the public participation portion of the June 12, 2012 meeting; and 

WHEREAS, the residents requested a resolution of support from the Planning 

Commission for the residents’ future involvement in the site design planning for the 

proposed school site; and 
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WHEREAS, the Planning Commission agrees that the residents should be 

involved in the school site design planning process and that the MSB should take the 

necessary steps to minimize adverse impacts to the subdivision. 

THEREFORE BE IT RESOLVED that the Wasilla Planning Commission hereby 

supports the request from the residents of the Iditaway Park Subdivision to be involved 

in the site design process for the proposed elementary school and requests that the 

MSB Assembly and MSB School District include them throughout the entire design 

process.  

APPROVED by the Wasilla Planning Commission on -, 2012. 

 

       APPROVED: 
 
 
              
        A.C. Buswell, III, Chairman 
 
 
ATTEST: 
 
 
       
Tina Crawford, AICP, City Planner 
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DOWNTOWN 
 
LAND USE 
 
Issues/Concerns 

 Poor traffic flow 
 Limited parking 
 Lack of trails and connectivity between businesses 

o Auto-oriented design 
 Lack of downtown identity/unattractive appearance 
 Outgrown facilities 

o Library 
o Post Office 

 
Recommendations 

 Create Downtown Overlay District 
o Develop design standards 
o Promote infill development 

 Mixed use 
o Revise Land Development Code  
o Form-based codes 
o Enable development of small lots 

 Streamline re-platting process 
 City land acquisition to enable future development 

 
SEE “ISSUE/GOAL/OBJECTIVE” TABLE FOR ADDITIONAL RECOMMENDATIONS 
 
ECONOMIC DEVELOPMENT 
 
Recommendations 

 Develop Economic Incentives 
o Tax abatements/deferrals – work with Borough 
o Density increases 
o Expedited permit processing 

 Create a Business Improvement District (BID) – pg. 24 of 90 
 Create a Tax Increment Finance District (TIF) – pg. 24 of 90 
 Create public/private partnerships 
 Increased intergovernmental coordination 
 Identify funding sources 
 Utilize municipal funds for parking facility 
 Establish a Gateway Committee 

o Wayfinding 
o Gateway entrances 
o Theme 

 Implement marketing programs to promote downtown 
 Support revitalization efforts 
 Improve “transparency” of public records and information 
 Increase public relations 

o PSAs 
o Newspaper 
o Mailings 
o Website 

 
SEE “ISSUE/GOAL/OBJECTIVE” TABLE FOR ADDITIONAL RECOMMENDATIONS 
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DOWNTOWN 
 
TRANSPORTATION 
 
Issues/Concerns 

 Poor traffic flow through downtown 
 Limited multi-modal transport options 
 Heavy traffic on Parks Highway 
 Unsafe and inconvenient for pedestrians 
 Limited parking 
 Limited/No public transit 

 
Recommendations 

 Identify traffic improvements appropriate for Wasilla 
 Improve accessibility to civic services and heavy-traffic uses 
 Ensure multi-modal facilities are climate sensitive 
 Improve pedestrian access 
 Expand public transit options, if feasible 
 Pursue public/private partnership to create parking garage 
 Incorporate parking garages into design standards 
 Integrate public transit and pedestrian access with downtown parking areas 
 Improve appearance of parking areas 

 
SEE “ISSUE/GOAL/OBJECTIVE” TABLE FOR ADDITIONAL RECOMMENDATIONS 
 
PUBLIC FACILITIES AND UTILITIES 
 
Recommendations 

 Encourage businesses to self-audit accessibility 
 Prepare utilities inventory 

o Identify current and future level of service needs 
o Implement action items in Sewer and Water master plans 

 Prepare public facilities inventory 
o ADA compliance audit 

 Prioritize actions to address deficiencies 
o Prioritize actions to upgrade facilities to accommodate growing population 
o Implement action items in Trails and Parks master plans 
o Create partnerships to fund and acquire additional land/upgrades to public 

facilities 
 
SEE “ISSUE/GOAL/OBJECTIVE” TABLE FOR ADDITIONAL RECOMMENDATIONS 
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DOWNTOWN PLAN 
 
Downtown is the cornerstone of Wasilla’s small town charm. It is a community 
crossroads where neighbors and friends stop to say hello and chat for a while at 
local businesses and parks. Residents congregate at the grocery store, the post 
office, parks, and plazas. Downtown is a center of public services, arts, and 
education. The community character that attracts people is maintained and  
enhanced. 
 
Residents value the quality of life and community bonds that flourish here. 
 
Downtown is a key gathering place for Wasilla residents and the business 
community. The area is zoned almost exclusively commercial but has a few 
pockets of residential areas. 
 
Vacant lots are interspersed throughout Downtown, providing opportunities for 
infill development. Existing development includes parks, schools, artistic and 
historic venues, a performing arts facility, local specialty shops and restaurants 
within strip malls, and several City government offices. Residents cited the 
foremost challenges for this area to include:  traffic congestion, a lack of overall 
connectivity to multiple destinations, inadequate parking for existing facilities, and 
a general lack of landscaping to provide aesthetic appeal. 
 
VISION SUMMARY 
In 1917, the first buildings in Wasilla were constructed in present-day Downtown. 
These buildings were the beginning of a city that residents continue to be proud 
of. Many of the original buildings still exist and are included on the National 
Register of Historic Places—notably, Teeland’s Country Store and the Dorothy 
Page Museum. This is an historic area of Wasilla that set the stage for 
transforming the City to its present day Character. 
 
Downtown is zoned almost exclusively commercial but has a few pockets of 
residential areas. The area has vacant lots interspersed with developed lots that 
are ideal locations for infill development. In Downtown you will find parks, 
schools, art and history, a performing arts facility, local specialty shops and 
restaurants within strip malls, and several City government offices. 
 
This area is challenged with traffic congestion, a lack of overall connectivity to 
multiple destinations, and inadequate parking for the facilities located here. 
Residents feel that additional landscaping would improve aesthetic appeal.  
 
The lack of a distinct identity for Downtown is also a great challenge. Residents 
have grappled with the question, “What makes a downtown?” They have 
identified characteristics such as a community meeting place, an area that 
fosters a sense of place and a sense of pride, and a place that represents the 
values and the history of the area. While the architecture and the infrastructure 
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are important in a downtown, the activities that occur in the area are vitally 
important as well. 
 
OVERVIEW 
In 1917, the first buildings in Wasilla were constructed in present-day Downtown. 
These buildings were the beginning of a city that residents continue to be proud 
of. Many of the original buildings still exist and are included on the National 
Register of Historic Places—notably, Teeland’s Country Store and the Dorothy 
Page Museum. This is an historic area of Wasilla that set the stage for 
transforming the City to its present day character. 
 
Downtown is zoned almost exclusively commercial but has a few pockets of 
residential areas. The area has vacant lots interspersed with developed lots that 
are ideal locations for infill development. In Downtown you will find parks, 
schools, art and history, a performing arts facility, local specialty shops and 
restaurants within strip malls, and several City government offices. 
 
This area is challenged with traffic congestion, a lack of overall connectivity to 
multiple destinations, and inadequate parking for the facilities located here. 
Residents feel that additional landscaping would improve aesthetic appeal. 
 
The lack of a distinct identity for Downtown is also a great challenge. Residents 
have grappled with the question, “What makes a downtown?” They have 
identified characteristics such as a community meeting place, an area that 
fosters a sense of place and a sense of pride, and a place that represents the 
values and the history of the area. While the architecture and the infrastructure 
are important in a downtown, the activities that occur in the area are vitally 
important as well. 
 
COMMUNITY CHARACTER 
 
Growth will be promoted that provides services to residents, encourages young 
families to establish roots in the community, and offers a comfortable 
environment for retirees.  Downtown will be aesthetically appealing to residents 
and visitors, and will be a place where all come to shop, dine, work, and live.  
Pragmatic design standards that are pedestrian-oriented will complement the 
quality of life provided by the small town atmosphere and natural environment of 
Alaska. 
 
RECOMMENDED LAND USES 
Developers will be encouraged to build here with mutually beneficial incentives. 
Small lots that now pose challenges to development will be combined with 
adjacent lots or zoning changes will be made that will make development more 
practical. New development will integrate open space in design. Downtown will 
be distinguished by pedestrian-oriented design and developed cross streets  
offering shopping and services as well as increased connectivity to parks, multi-
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use trails, and Wasilla and Lucille lakes. Additional parks, trails, greenbelts, and 
cultural and community facilities will be encouraged and supported. Mixed use 
that accommodates and benefits both young and old will be promoted to provide 
increased services for residents and contribute to aesthetics. Downtown Wasilla 
will continue to serve as the cultural center of the community, featuring a library 
and performing arts venues. The history of Wasilla’s beginnings will be preserved 
to enrich the lives of residents and visitors. 
 
ECONOMIC DEVELOPMENT 
 
Downtown will become a center for public and education services and be 
recognized as a prime location for successful businesses, government offices, 
and educational institutions. Nodes of mixed use development will contribute to 
business growth by offering a variety of commercial services in the same 
buildings where residents can live and work. These improvements to Downtown 
will attract more businesses providing additional professional employment 
opportunities and alternatives for residents, fostering greater economic 
sustainability. 
 
GROWTH 
 
Downtown will be a proud centerpiece of the community that provides user-
friendly full service amenities for residents and visitors such as shopping, dining, 
and cultural community centers. As the community continues to expand, 
Downtown will serve as an anchor. Growth will be directed towards infill 
opportunities in Downtown. 
 
TRANSPORTATION 
 
Downtown will have improved traffic flow with well-planned transportation 
upgrades, new transportation corridors, parking areas, pedestrian-oriented 
sidewalk connections, and convenient multi-modal and public transit options to 
ease traffic congestion. 
 
Common Ideas 
� Government offices 
� Expanded library and post office 
Unique Ideas 
� College campus 
� ATV trail around downtown 
� Boardwalk and restaurants on west end of Wasilla Lake 
� Frontage road 
Other Highlights 
� Mixed use areas 
� Expanded education complex with facilities and services located nearby 
� Upgrade streets, sidewalks, lighting and parking 

21 of 51



� Pedestrian overpasses on busy streets 
� Community Center 
� Teen Center 
 
ISSUES, GOALS, & OBJECTIVES 
 
Assets (Strengths) 
Historical Features:  
Historic/cultural venues; Dorothy Page Museum; Teeland Building; potential 
historic district  
Parks and Open Space: Wonderland Park (amphitheatre and skate park) 
appeals to a variety of interests; lake recreation 
Location: Centrally located 
Municipal Services & Infrastructure: 
Post office; library; local government; water; sewer; power 
Shopping & Services: 
Variety of small business; access to large and small businesses and services; 
centralized shopping and services; destination 
Economic & Development Potential: 
High traffic count; available land to develop; historic features to draw tourism; 
tourism traffic nearby 
 
Challenges (Weaknesses) 
Traffic: Poor traffic flow; no traffic plan; post office location contributes to 
congestion 
Parking: Limited availability; no parking with a Downtown atmosphere 
Access: No ease of accessibility; lack of connectivity—too spread out, must use 
car to go everywhere; lack of sidewalks 
Parks & Trails: Parks not connected; lack of trails 
Identity & Appearance: Lack of identifiable Downtown area; no theme, no 
architectural appeal; not viewed as a destination; not well-planned; unattractive, 
uninviting, not a good representation of citizens and skills in the area 
Existing Structures: Outgrowing what is there, i.e. library, post office, etc. 
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LAND USE 
 
OVERVIEW 
The future of land use in Downtown Wasilla will incorporate development 
centering on the individual and community needs to retain and attract residents 
and visitors. Residents feel that Downtown currently lacks a distinct identity and 
future land uses will work to bring an identity to this area. 
 
New development should offer architectural appeal keeping with the rural 
character of Wasilla, complement existing development, and incorporate climate 
sensitive design. Realizing the community’s vision for land use will result in a 
more livable community that residents will continue to be proud to call home. 
 
PLANNING CONSIDERATIONS 
Downtown is a community center with several anchors to build from. Downtown 
offers several parks, locally owned retail shops and restaurants, and civic 
services and offices. These land uses serve the community by providing a full 
spectrum of employment opportunities and services for Wasilla and surrounding 
areas. 
 
A barrier to development is the small parcel sizes found throughout Downtown. 
Prominent land uses shaped goals for the area. Goals and objectives were 
developed taking the following specifics about each land use into consideration.  
 
RESIDENTIAL 
o Residents expressed a desire for mixed use development in Downtown. 
o Traffic congestion and connectivity problems complicate getting around  
Downtown. 
 
RETAIL 
o Retail locations in Downtown contribute to the small town charm because the 
shops are small and locally owned. 
o Downtown provides centrally located and diverse commercial services. 
o As Wasilla continues to grow, Downtown retail services should be diverse and 
unique to compete with other commercial areas in the City and region. 
 
HOSPITALITY/CULTURAL ENTERTAINMENT 
o Residents value the history of Downtown, the museum, and the historic  
townsite buildings. 
o Downtown is lacking a strong entertainment component—there are no teen 
centers, clubs, or venues for large artistic or event performances. 
o As Downtown revitalization projects are developed, managers and business 
owners should consider development of visitor service infrastructure and 
establishments to attract tourism to the area. 
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OFFICE 
o Downtown houses most City offices. 
o Residents would like to have more public services centralized in Downtown. 
o More office space for government and private sectors would increase demand 
for other land uses. 
 
EDUCATION 
o Three schools are located Downtown. 
o Residents suggested co-locating complementing land uses with education 
facilities (e.g., teen center and library). 
 
RECREATION 
o Residents desire additional sidewalks in Downtown to make pedestrian 
movement easier. 
o The lack of sidewalks, particularly in the Main Street area, and the lack of 
discernable crosswalks hinders pedestrian movement in Downtown. 
o Location of parks, retail, and government services in proximity to each other 
could promote pedestrian friendly activities such as holiday decoration tours, 
landscaping contests or floral displays, and art displays. 
o Residents want multi-use trails to accommodate various modes of recreation. 
o Parks in Downtown should have connectivity to one another. 
 
DOWNTOWN LAND USE & DEVELOPMENT GOALS 
Downtown will be developed as a center of civic and education services 
supported by mixed use development. As a destination for residents and visitors, 
the area will incorporate more pedestrian-friendly design with new development. 
Mixed use development will provide commercial and public services for 
downtown residents, reducing traffic and the need for area parking. Connectivity 
throughout Downtown will be improved with multi-use trails, multi-modal 
connections, and centralized parking. 
 
RECOMMENDATIONS 
 
With the exception of platting authority, the City has the powers needed to 
achieve the vision identified for Downtown. Following are descriptions of tools 
that the City can use by making small adjustments to current approaches, as well 
as some innovative new mechanisms that can also be used. 
 
Design Standards  
Cohesive design and architecture firmly establish an area identity. 
 
o Design standards should be flexible, and not dictated by one group or 
government entity. Design standards can succeed if they are crafted as a 
collaborative effort by the primary stakeholders such as developers and business 
owners. A community survey that incorporates comparative photographs may be 
useful to determine what is aesthetically appealing to consumers. Design 
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standards should be divided to include mandatory and voluntary standards 
backed by incentives. 
 
o The first floor of mixed use buildings should command attention from passersby 
and be visually appealing and inviting. Examples to include in standards are 
transparent façades, benches, awnings, and decorative lighting. 
o Infill development should complement existing development. Standards should 
include guidance on building colors, types, heights, and signage that are 
complementary. 
o Climate sensitive design standards should be incorporated with new 
development Downtown. Climate sensitive design can increase the amount of 
natural light allowed in the building through the amount of window cover on the 
façade and/or skylights. Conifer trees planted along the sidewalk can provide a 
wind break for pedestrians while also contributing to the visual appeal of the 
street. 
o Incentives should be established to promote design standards. Ideas include 
variances from other requirements and expedited permit processing. For 
instance, if a developer commits to including a certain percentage of voluntary 
design standards, the City can expedite necessary permits or provide a variance 
to setbacks. Also, the City could consider relaxing number of spaces parking 
requirements for a mixed use structure and focus on parking location. 
 
Infill 
Promoting infill development in Downtown will provide more services that 
residents desire and is an efficient use of currently available infrastructure like 
water and wastewater lines. Consolidation of small lots can promote large mixed 
use and government development. 
 
o Use infill to encourage mixed use. Downtown has several small vacant lots that 
have been viewed as undevelopable due to size. These lots provide suitable 
sites for mixed use development, which places a greater emphasis on vertical 
development and a combination of uses within one building. Adjustments will 
need to be made to the current zoning code to remove barriers to this type of 
development. 
 
Zoning 
Changes to existing zoning code can help address the small lot sizes found in 
Downtown and help create a more solid economic base through increased 
development. 
 
Zoning Revision 
o Changes to existing zoning code and district boundaries can help address 
development difficulties with the small lot sizes found in the northern sub area 
and reduce land use conflicts with existing zoning.  
 
Form-Based Codes 
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o Form-based codes emphasize building types, design, and parking location 
versus land uses and density. This type of zoning can bring cohesiveness to an 
area, while allowing the owner to determine the use of the building. The 
community aesthetics are more stable throughout the years, while the uses may 
be quite dynamic. 
o Districts define form-based codes, and there is an awareness of the 
relationship between multiple elements like roads, parking, neighborhoods, and 
retail corridors. 
 
Overlay Zoning Districts 
o An Overlay Zoning District would create a distinct district that delineates 
specific regulations within the current zoning boundaries. This zoning district can 
be arranged to protect certain resources (e.g., the historic townsite), or promote a 
specific type of development in a particular area (e.g., community gathering 
places or tourist services). 
o Overlay zoning districts should be created in Downtown to promote 
government office development and mixed use. 
o Overlay zoning districts should include provisions requiring specific design, 
public art, or landscaping elements that contribute to the distinctiveness of the 
district. 
 
Platting Authority 
Platting configures parcels of land, either dividing or consolidating them. 
 
o The City should pursue negotiations with the Mat-Su Borough to establish an 
intergovernmental cooperation agreement that transfers some or all of the 
platting authority to the City. 
o Downtown has several small vacant parcels that are difficult to develop 
because of the lot size. If the City had platting authority, the re-platting process 
could be streamlined as an incentive to stimulate development. 
o This would reduce the burden on the Mat-Su Borough and provide Wasilla with 
increased autonomy and increased efficiency with re-platting and development. 
 
Land Bank 
A municipal land bank can be organized to work as a real estate arm of the City 
to consolidate land by purchasing and reselling key parcels that have been 
identified for targeted future land uses. 
 
o The City should establish a land bank that serves as a repository for land with 
the intent that the parcels will later be disposed. 
o The land bank can include and manage parcels of City land that are currently 
vacant. 
o The land bank can also strategically purchase parcels that are too small for 
development but would be adequate if re-platted into larger parcels. 
o Disposal or acquisition of land must be at fair market value and can occur by 
any method including outright sale or exchange. 
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