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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 6 P.M.  June 10, 2014 
 
 
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 (three minutes per person, for items not scheduled for 

public hearing) 
 
VII. CONSENT AGENDA 

A. Minutes of May 13, 2014 regular meeting 
 
VIII. NEW BUSINESS (five minutes per person) 
 

A. PUBLIC HEARINGS 

MAYOR  CITY PLANNER
Verne E. Rupright   Tina Crawford 
 
WASILLA PLANNING COMMISSION 
Claudia Pinard, Seat A 
Daniel Kelly Jr., Seat B 
Jessica Dean, Seat C 
Loren Means III, Seat D 
Glenda Ledford, Seat E 
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1. Item: Conditional Use Permit #14-05 (Reso. #14-14) 

Request: Approval to build an 11,940 square foot office/warehouse 
building.   

Applicant: Troy Davis Homes  
Owner: Kurt & Jeannette Newcomb 
Total Area: 0.92 acres± 
Location: 1171 S. Knik-Goose Bay Road 
 Lot 2, Fern Plaza Subdivision 
Zoning: Commercial 
a.         City Staff 
b.         Applicant 
c.         Private person supporting or opposing the proposal 
d.         Applicant 
 

2. Item: Conditional Use Permit #14-06 (Reso. #14-15) 
Request: Approval to build a 60,000 square foot fun center, which 

contains an indoor race track, laser tag, bumper cars, game 
room, and other amenities.   

Applicant: LaQuita Chmielowski, Enterprise Engineering, Inc.  
Owner: John Schweiger 
Total Area: 5.15 acres± 
Location: 1450 S. Seward Meridian Parkway 
 Lot A8, Township 17N, Range 1W, Section 13 
Zoning: Commercial 
a.         City Staff 
b.         Applicant 
c.         Private person supporting or opposing the proposal 
d.         Applicant 
 

3. Item: Variance #14-04 (Reso. #14-16) 
Request: Approval of a 25 foot variance to the minimum 25 foot front 

yard setback to allow a zero setback along South Seward 
Meridian Parkway.    

Applicant: LaQuita Chmielowski, Enterprise Engineering, Inc.  
Owner: John Schweiger 
Total Area: 5.15 acres± 
Location: 1450 S. Seward Meridian Parkway 
 Lot A8, Township 17N, Range 1W, Section 13 
Zoning: Commercial 
a.         City Staff 
b.         Applicant 
c.         Private person supporting or opposing the proposal 
d.         Applicant 

 



City of Wasilla  June 10, 2014 
Regular Planning Commission Meeting Agenda Page 3 of 3 

4. Item: Conditional Use Permit #14-07 (Reso. #14-17) 
Request: Approval to build a 10,136 square foot addition (three 

theaters containing 409 seats) to an existing 36,350 square 
foot movie theater (12 theaters containing 1,450 seats.)   

Applicant: LaQuita Chmielowski, Enterprise Engineering, Inc.  
Owner: John Schweiger 
Total Area: 7.67 acres± 
Location: 3331 E. Old Matanuska Road 
 Lot A9, Township 17N, Range 1W, Section 13 
Zoning: Commercial 
a.         City Staff 
b.         Applicant 
c.         Private person supporting or opposing the proposal 
d.         Applicant 

 
B. Committee of the Whole 

1. Review of Comprehensive Plan Chapter 7, Economic Vitality. 
 
 IX. UNFINISHED BUSINESS 

 
X. COMMUNICATIONS 
 A. Permit Information 
 B. Enforcement Log 
 
XI.   AUDIENCE COMMENTS (three minutes per person) 
 
XII. STAFF COMMENTS 
 
XIII. COMMISSION COMMENTS 
 
XIV. ADJOURNMENT 
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WASILLA PLANNING COMMISSION   REGULAR MEETING MINUTES 
 TUESDAY, MAY 13, 2014 
REGULAR MEETING 
 
I. CALL TO ORDER 
The regular meeting of the Wasilla Planning Commission was called to order at 6:00 PM 
on Tuesday, May 13, 2014, in Council Chambers of City Hall, Wasilla, Alaska by  
Glenda Ledford, Chairman.   
 
II. ROLL CALL   
Commissioners present and establishing a quorum were:     

Claudia Pinard, Seat A 
Daniel Kelly Jr., Seat B  
Jessica Dean, Seat C (initially via teleconference; arrived at 6:13 PM) 
Loren Means, Seat D 
Glenda Ledford, Seat E 
 

Staff in attendance were:   
Mr. Archie Giddings, Public Works Director 
Mr. Richard Payne, City Attorney 
Ms. Tina Crawford, City Planner  

 Ms. Tahirih Revet, Planning Clerk 
  
III. PLEDGE OF ALLEGIANCE 
A. Mr. Giddings led the Pledge of Allegiance.   
 
IV. APPROVAL OF AGENDA 
GENERAL CONSENT: The agenda was approved as presented.  
 
V. REPORTS 
A. City Deputy Administrator  
No report given. 
 
B. City Public Works Director  
No report given. 
 
C. City Attorney 
No report given. 
 
D. City Planner 
No report given. 
 
VI. PUBLIC PARTICIPATION (five minutes per person, for items not scheduled for 

public hearing) 
No one stepped forward to make a comment.  
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VII. CONSENT AGENDA  
A. Minutes of April 8, 2014, regular meeting 
 
GENERAL CONSENT: Minutes were approved as presented. 
  
VIII. NEW BUSINESS (five minutes per person) 
A. PUBLIC HEARINGS 
1. Item:  Conditional Use Permit #14-01 (Reso. #14-05) 

Request: Approval to build a 1,764 square foot storage addition (two-story) to 
an existing 30,892± square foot office building.   

Applicant: Dennis Smith  
Owner: Wasilla Station, LLC 
Total Area: 1.62 acres± 
Location: 600 E. Railroad Avenue 
  Block 5, Floyd 2010 Subdivision 
Zoning: Commercial 
 

2. Item:  Variance #14-01 (Reso. #14-06)  
Request: Approval of a 14 foot variance to the minimum 25 foot rear yard 

setback to allow an 11 foot rear yard setback along Susitna 
Avenue.   

Applicant: Dennis Smith  
Owner: Wasilla Station, LLC 
Total Area: 1.62 acres± 
Location: 600 E. Railroad Avenue 
  Block 5, Floyd 2010 Subdivision 
Zoning: Commercial 

 
a.         City Staff 
Ms. Crawford provided a brief summary of the applicant’s request for a conditional use 
permit to construct an addition and variance to the rear yard setback for Agenda Items 1 
and 2.  
 
b.         Applicant 
Mr. Dennis Smith, owner, provided a statement on the request for the addition and 
variance to the rear yard setback. 
 
Discussion moved to the Commission. 
 
c.         Private person supporting or opposing the proposal 
Chair Ledford opened the public hearing for Items 1 and 2.  
 
With no comments, Chair Ledford closed the public hearing. 
 
d.         Applicant 
No comments. 
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MOTION: Commissioner Means moved to approve Resolution Serial No. 14-06, as 
presented. 

 
VOTE: The motion to approve Resolution Serial No. 14-06, passed unanimously. 
 
MOTION: Commissioner Means moved to approve Resolution Serial No. 14-05, as 

presented. 
 
Discussion moved to the Commission. 
 
VOTE: The motion to approve Resolution Serial No. 14-05, passed unanimously. 
 
3. Item:  Rezone #14-01 (Reso. No. 14-07)  

Request: Rezone from Rural Residential (RR) to Commercial (C) zoning 
district.   

Applicant: City of Wasilla 
Owner: Alaska Railroad Corporation (ARRC) 
Total Area: 11.97 acres± 
Location: 630 E. Old Matanuska Road 

Lot 4, ARR-DOT Subdivision 
Generally located at the intersection of E. Old Matanuska Road and Financial 
Drive (parcel with the old Kenai Supply building.) 
 

a. City Staff 
Ms. Crawford provided a brief summary of the request for the rezone.  
 
Discussion moved to the Commission. 
 
b. Applicant 
Mr. Paul Farnsworth, representative from Alaska Railroad, provided a brief statement on 
the proposed use of the existing building. 
 
Discussion ensued. 
 
c.         Private person supporting or opposing the proposal 
Chair Ledford opened the public hearing. 
 
Mr. Steve Smith asked about the access to his property and if the rezone is approved 
would the railroad be required to provide access. 
 
Mr. Giddings stated that question is not relevant to the request for the rezone. 
With no other comments, Chair Ledford closed the public hearing. 
 
d. Applicant 
No further comments by the applicant. 
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MOTION: Commissioner Kelly moved to approve Resolution Serial No. 14-07, as 
presented. 

 
Discussion moved to the Commission. 
 
VOTE: The motion to approve Resolution Serial No. 14-07 as presented, passed 

with Commissioner Dean, Kelly, Pinard and Chair Ledford in favor and 
Commissioner Means opposed. 

 
4. Item:  Conditional Use Permit #14-02 (Reso. #14-08) 

Request: Approval to construct an 11,600 square foot commercial car wash 
facility including an indoor commercial car cleaning area and pet 
washing facility.   

Applicant: K & S Enterprises, Ltd. 
Owner: Peter Zamarello Living Trust 
Total Area: 0.99 acres± 
Location: 1900 W. Rupee Circle 
 Lot 2, Block 2, Carol Subdivision 
Zoning: Commercial 

 
a. City Staff 
Ms. Crawford provided a brief summary of the applicant’s request for a conditional use 
permit to construct a commercial car wash.  
 
Commissioner Kelly stated that he is a neighbor to Mr. Zamarello but didn’t recuse 
himself since he would not receive any financial gain from the project. 
 
No one was opposed to Commissioner Kelly participating in the decision of approving or 
denying the request. 
 
b. Applicant 
Mr. Steve Mahoy, owner, provided a brief summary on the request for the commercial 
car wash. 
 
Discussion moved to the Commission. 
 
c.         Private person supporting or opposing the proposal 
Chair Ledford opened the public hearing. 
 
With no one commenting, Chair Ledford closed the public hearing. 
 
d. Applicant 
No further comments by the applicant. 
 
MOTION: Commissioner Kelly moved to approve Resolution Serial No. 14-08, as 

presented. 
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Discussion moved to the Commission. 
 
VOTE: The motion to approve Resolution Serial No. 14-08 as presented, passed 

unanimously. 
 

5. Item:  Conditional Use Permit #14-03 (Reso. #14-09) 
Request: Approval to construct a 6,000 square foot commercial building on a 

lot with 9,268 existing commercial square footage (Pizza Hut & 
Midas).   

Owner: Kurban Kurani 
Total Area: 2.03 acres± 
Location: 101 N. Crusey 
 Lot A19, Township 17N, Range 1W, Section 10 
Zoning: Commercial 

 
6. Item:  Variance #14-02 (Reso. #14-10) 

Request: A variance of 25 feet to the minimum 25 foot rear yard setback in 
order to construct a 6,000 square foot commercial building.   

Owner: Kurban Kurani 
Total Area: 2.03 acres± 
Location: 101 N. Crusey 
 Lot A19, Township 17N, Range 1W, Section 10 
Zoning: Commercial 

 
7. Item:  Conditional Use Permit #14-04 (Reso. #14-11) 

Request: Approval to build an 8,280 square foot commercial building in the 
Residential Multifamily zoning district. 

Owner: Kurban Kurani 
Total Area: 0.86 acres± 
Location: 918 E. Westpoint Drive 
 Lot 16A, Block 1, Lakeshore Resubdivision 
Zoning: Residential Multifamily 

 
8. Item:  Variance #14-03 (Reso. #14-12) 

Request: A variance of five feet to the minimum five foot side yard setback to 
allow a zero side yard setback on the western side of the lot AND a 
variance of 15 feet to the minimum 25 foot front yard setback to 
allow a 10 foot front yard setback along Westpoint Drive in order to 
construct an 8,280 square foot commercial building.   

Owner: Kurban Kurani 
Total Area: 0.86 acres± 
Location: 918 E. Westpoint Drive 
 Lot 16A, Block 1, Lakeshore Resubdivision 
Zoning: Residential Multifamily 
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a.         City Staff 
Ms. Crawford provided a brief summary of the applicants request for a conditional use 
permit to construct a commercial building and variance to the rear yard setback for 
Agenda Item’s 5, 6, 7 and 8.  
 
b.         Applicant 
Mr. Michael James, representative for owner, provided an overview of the proposed 
development. 
 
Discussion moved to the Commission. 
 
c.         Private person supporting or opposing the proposal 
Chair Ledford opened the public hearing for Items 5, 6, 7 and 8. 
  
Mr. Jason Harris asked if there could be access between the park and building A. 
 
Mr. Giddings stated he didn’t think that would be an option. 
 
Ms. Sun Oh stated she is a property owner off of Westpoint Drive and expressed 
concerns regarding egress and ingress off of the property with the proposed 
development. 
 
Mr. Fred DeRue stated he is a property owner on Westpoint Drive and stated his 
concerns regarding egress and ingress off of the property with the proposed 
development. 
 
With no other comments, Chair Ledford closed the public hearing. 
 
d.         Applicant 
Mr. James stated there will not be any new power poles added to the site. 
 
Discussion ensued with the Commission. 
 
MOTION: Commissioner Pinard moved to approve Resolution Serial No. 14-10, as 

presented. 
 
Discussion moved to the Commission. 
 
VOTE: The motion to approve Resolution Serial No. 14-10, passed unanimously. 
 
MOTION: Commissioner Dean moved to approve Resolution Serial No. 14-09, as 

presented. 
 
Discussion moved to the Commission. 
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MOTION: Commissioner Kelly moved to amend Resolution Serial No. 14-09 to add a 
condition to the Conditional Use Permit to require a transportation impact 
analysis be prepared and provided to the City Public Works Director and 
City Planner. 

 
VOTE: The motion to amend Resolution Serial No. 14-09 to add to the 

Conditional Use Permit to require preparation of a transportation impact 
analysis, passed unanimously. 

 
MOTION: Commissioner Dean moved to amend Resolution Serial No. 14-09 to 

require the applicant to obtain a Matanuska-Susitna Borough Flood 
Hazard Development Permit prior to any construction on the site. 

 
VOTE: The motion to amend Resolution Serial No. 14-09 to add a condition to 

obtain a Matanuska-Susitna Borough Flood Hazard Development Permit 
prior to any construction on the site, passed unanimously. 

 
MOTION: Commissioner Kelly moved to amend Resolution Serial No. 14-09 to add a 

condition to the Conditional Use Permit to require that any new electric 
service lines on the lot must be installed underground. 

 
VOTE: The motion to amend Resolution Serial No. 14-09 to add a condition to the 

Conditional Use Permit to require that any new electric service lines on the 
lot must be installed underground, passed unanimously. 

 
VOTE: The motion to approve Resolution Serial No. 14-09 as amended, passed 

unanimously. 
 
Recessed at 7:59 PM for five minutes. 
 
Resumed at 8:04 PM 
 
MOTION: Commissioner Kelly moved to adopt Resolution Serial No. 14-12, as 

presented. 
 
VOTE: The motion to adopt Resolution Serial No. 14-12, passed unanimously. 
 
MOTION: Commissioner Pinard moved to adopt Resolution Serial No. 14-11, as 

presented. 
 
MOTION: Commissioner Dean moved to amend Resolution Serial No. 14-11 to add 

conditions to the Conditional Use Permit that requires a transportation 
impact analysis be prepared and provided to the City Public Works 
Director and City Planner and that any new electric service lines on the lot 
must be installed underground. 
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VOTE: The motion to amend Resolution Serial No. 14-11 to add conditions to the 
Conditional Use Permit that requires preparations of a transportation 
impact analysis and that any new electric service lines on the lot must be 
installed underground, passed unanimously. 

 
VOTE: The motion to adopt Resolution Serial No. 14-11 as amended, passed 

with Commissioners Dean, Pinard, Kelly, and Chair Ledford in favor and 
Commissioner Means in opposition. 

 
 9. Resolution Serial No. 14-13:  Recommending approval of 30-year 

lease of Lots 7, 8, & 9, New Wasilla Airport, to construct a building 
14,000 square feet to operate a helicopter contract and charter 
service; generally located south of the Parks Highway off of 
Aviation Avenue.  

 
Mr. Giddings proved a brief overview on the requested lease and the history of the 
airport lease lots. 
 
Discussion moved to the Commission. 
 
Chair Ledford opened the public hearing. 
 
With no one stepping forward, Chair Ledford closed the public hearing. 
 
MOTION: Commissioner Dean moved to adopt Resolution Serial No. 14-13, as 

presented. 
 
VOTE: The motion to adopt Resolution Serial No. 14-13, passed unanimously. 
 
IX. UNFINISHED BUSINESS    
No unfinished business. 
 
X. COMMUNICATIONS 
No statements made regarding the following items. 
A. Permit Information 
B. Enforcement Log 
 
XI. AUDIENCE COMMENTS 
No comments. 
 
XII. STAFF COMMENTS 
Mr. Payne stated he appreciated how the meeting was run. 
 
Mr. Giddings stated he is happy about the approval for the new lease and that the new 
KGB upgrades will be brought in front of the Commission for discussion at future 
Planning Commission meetings. 
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Ms. Crawford stated she appreciates all the comments and questions that were raised 
and there will be a couple items on next months’ agenda. 
 
XIII. COMMISSION COMMENTS   
Commissioner Kelly he thought the meeting went well tonight. 
 
Commissioner Pinard stated she appreciated the public comments. 
 
Commissioner Dean thanked staff for their help and apologized for her tardiness. 
 
Chair Ledford thanked everyone for showing up. 
 
 
XIV. ADJOURNMENT 
The regular meeting adjourned at 8:24 PM. 
  
      
ATTEST:             
       GLENDA LEDFORD, Chairman      Date 
 
       
TAHIRIH REVET, Planning Clerk 
 
Adopted by the Wasilla Planning Commission -, 2014. 
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                               STAFF REPORT  Case # CU 14-05 
          Prepared by:    Planning Staff 

                           For the meeting of:               June 10, 2014                           
 

 
I.       SUMMARY FACTS: 
 
Applicant: Troy Davis Homes 

 
Land Owner: Kurt M. & Jeannette B. Newcomb 

 
Proposal: Approval to construct an 11,940 square foot office/warehouse 

building.   

Location: 1171 S. Knik-Goose Bay Road, Lot 2, Fern Plaza Subdivision 

Parcel Size: 0.92 acres±  

Existing Zoning Commercial 

Future Land Use: Generally Commercial/Business 

Surrounding 
Zoning: 

North:   Commercial 
South:  Commercial  
East:     Commercial 
West:    Unzoned – Outside of city limits 

 
II.        STAFF RECOMMENDATION: 

 Approval with conditions 
 
III. 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. 
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16.16.050(2) Plans. The proposal is substantially consistent with the city 

comprehensive plan and other city adopted plans. 
 
 Staff Finding: The proposed office/warehouse is consistent with the 

Comprehensive Plan’s Expected Future Land Use Map 
designation, “Generally Commercial/Business” and the Commercial 
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 specific approval criteria under 16.16.060 are not applicable 

since an office/warehouse is not one of the special uses with 
additional criteria.  

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

comments and recommendations of reviewing parties. 
 
Staff Finding: The City mailed 32 notices to neighboring property owners within 

1200’ and the 25 review agencies that are typically provided with 
the opportunity to comment.  Four comments were received – one 
from the Borough Platting Division with no comments, one from the 
Borough Code Compliance Department with no comments, one 
comment from a property owner in favor of the development, and 
one comment from a property owner opposing the development. 
Copies of the comments received by staff are included in this 
packet.  Any comments received after the compilation of the packet 
will be provided at the public hearing.   

  
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 Borough Fire Chief’s office will review the proposed 

office/warehouse for compliance with all applicable fire codes, 
building codes and emergency access as related to the public 
health, safety and welfare. 

  
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 office/warehouse will not significantly impact the 

street system or create a danger to pedestrians.     
     
16.16.050(8) Dimensional Standards. The dimensional requirements of 

Section 16.24.010 are met. 
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Staff Finding:  The attached site plan submitted by the applicant 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 attached site plan indicates the required 27 paved parking 

spaces (including 2 handicapped spaces and 1 loading space), 
adequate paved aisle widths, and adequate snow storage on the 
site.    

  
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:  The development will utilize an on-site well and septic system and 

other utilities are available in the area. 
  
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: Runoff and drainage of the site is controlled on-site by the use of 

percolation areas with landscaping that surround the site.  Water 
runoff is directed to these areas to prevent runoff into the streets. 

 
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:   No additional open space is required and there are no sensitive 

areas or natural areas to be preserved on site.   
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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 use will not result in significantly different peak use 

characteristics than the surrounding uses or area since the property 
is located in an area that is zoned Commercial.   

 
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:  The proposed office/warehouse will not have any negative impacts 

on the surrounding area and no additional buffering is required 
since the subject parcel is surrounded by commercial zoning.   

   
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 the required landscaping and 30% 

vegetation.     
 
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. 
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Staff Finding:  A multi-purpose bike path is currently located along Knik-Goose 

Bay Road. 
 
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 
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  
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 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 development will utilize an on-site well and septic systems 

since water and sewer is not available for the site. 
 
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:  The Mat-Su Borough Cultural Resources Office was notified of this 

application and provided the opportunity to comment but did not 
provide any objections.   

    
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 & air. 

 
Staff Finding:  The proposed office/warehouse blends in with the building 

architecture 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: No additional land is necessary for open space and facilities.  
  
 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 anticipated from winter 

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

1. The Matanuska-Susitna Borough Fire Chief’s office shall review this 
proposal for compliance with all applicable fire codes, building codes and 
emergency access as related to the public health, safety and welfare prior 
to construction. 

2. The applicant shall obtain all necessary well and septic permits and 
consult with DEC and follow the appropriate stormwater procedures and 
regulations. 

3. Construction on the site must substantially comply with the site plan date 
stamped May 20, 2014 and elevation drawings date stamped May 15, 
2014, attached as Exhibit B to Resolution Serial No. 14-14.  Any changes 
to the site plan must be submitted to the City Planner for review.  
Substantial modifications will require submittal of an amended conditional 
use permit application, including application fee and Planning Commission 
review and approval. 

4. A landscape bond or guaranty, consistent with the requirements in 
§16.44.040 of the Wasilla Municipal Code, must be submitted to the 
Planning Department prior to any clearing or construction on the site. 

5. An as-built survey must be submitted to the Planning Department after 
completion of the addition. 
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 By: Planning 
 Public Hearing: 06/10/14 
 Adopted:  
  

WASILLA PLANNING COMMISSION 
RESOLUTION SERIAL NO. 14-14 

 
A RESOLUTION OF THE WASILLA PLANNING COMMISSION APPROVING 
CONDITIONAL USE PERMIT NUMBER CU 14-05 TO CONSTRUCT AN 11,940 
SQUARE FOOT OFFICE/WAREHOUSE BUILDING, LOCATED ON LOT 2, FERN 
PLAZA SUBDIVISION, IN THE COMMERCIAL ZONING DISTRICT.       

 
WHEREAS, Troy Davis Homes, applicant, submitted Conditional Use Permit 

Number 14-05 requesting approval to construct an 11,940 square foot office/warehouse 

building on May 8, 2014; and 

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

addresses the general approval criteria in §16.16.050 of the Wasilla Municipal Code; 

and 

WHEREAS, notice of the application was mailed to all property owners within a 

1,200 feet radius, the appropriate review agencies, the Wasilla Planning Commission, 

and the Wasilla City Council as required by §16.16.040(A)(2) of the Wasilla Municipal 

Code; and  

 WHEREAS, a notice of the public hearing was published in the Frontiersman on 

June 3, 2014; and 

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

June 10, 2014; and 

 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  
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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 Matanuska-Susitna Borough Fire Chief’s office shall review this 

proposal for compliance with all applicable fire codes, building codes and 

emergency access as related to the public health, safety and welfare prior 

to construction. 

2. The applicant shall obtain all necessary well and septic permits and 

consult with DEC and follow the appropriate stormwater procedures and 

regulations. 

3. Construction on the site must substantially comply with the site plan date 

stamped May 20, 2014 and elevation drawings date stamped May 15, 

2014, attached as Exhibit B to Resolution Serial No. 14-14.  Any changes 

to the site plan must be submitted to the City Planner for review.  

Substantial modifications will require submittal of an amended conditional 

use permit application, including application fee and Planning Commission 

review and approval. 

4. A landscape bond or guaranty, consistent with the requirements in 

§16.44.040 of the Wasilla Municipal Code, must be submitted to the 

Planning Department prior to any clearing or construction on the site. 
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5. An as-built survey must be submitted to the Planning Department after 

completion of the addition. 

6. An as-built survey must be submitted to the Planning Department after 

completion of the addition. 

ADOPTED by the Wasilla Planning Commission on -, 2014.  

APPROVED: 
 
 
              
      Glenda Ledford, Chairman   Date 
ATTEST: 
 
 
      
Tina Crawford, AICP, City Planner 
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EXHIBIT A 
Wasilla Planning Commission Resolution 14-05 

FINDINGS OF FACT – Section 16.16.050, General Approval Criteria 
 

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 proposed office/warehouse is consistent with the 

Comprehensive Plan’s Expected Future Land Use Map 
designation, “Generally Commercial/Business” and the Commercial 
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 specific approval criteria under 16.16.060 are not applicable 

since an office/warehouse is not one of the special uses with 
additional criteria.  

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

comments and recommendations of reviewing parties. 
 
Finding: The City mailed 32 notices to neighboring property owners within 

1200’ and the 25 review agencies that are typically provided with 
the opportunity to comment.  Four comments were received – one 
from the Borough Platting Division with no comments, one from the 
Borough Code Compliance Department with no comments, one 
comment from a property owner in favor of the development, and 
one comment from a property owner opposing the development. 
Copies of the comments received by staff are included in this 
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packet.  Any comments received after the compilation of the packet 
will be provided at the public hearing.   

 
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 Borough Fire Chief’s office will review the proposed 

office/warehouse for compliance with all applicable fire codes, 
building codes and emergency access as related to the public 
health, safety and welfare. 

  
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 office/warehouse will not significantly impact the 

street system or create a danger to pedestrians.     
     
16.16.050(8) Dimensional Standards. The dimensional requirements of 

Section 16.24.010 are met. 
 
Finding:  The attached site plan submitted by the applicant 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 attached site plan indicates the required 27 paved parking 

spaces (including 2 handicapped spaces and 1 loading space), 
adequate paved aisle widths, and adequate snow storage on the 
site.     

  
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:  The development will utilize an on-site well and septic system and 

other utilities are available in the area. 
  
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, 
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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: Runoff and drainage of the site is controlled on-site by the use of 

percolation areas with landscaping that surround the site.  Water 
runoff is directed to these areas to prevent runoff into the streets. 

 
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:   No additional open space is required and there are no sensitive 

areas or natural areas to be preserved on 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 use will not result in significantly different peak use 

characteristics than the surrounding uses or area since the property 
is located in an area that is zoned Commercial.    

    
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. 
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Finding:  The proposed office/warehouse will not have any negative impacts 
on the surrounding area and no additional buffering is required 
since the subject parcel is surrounded by commercial zoning.   

   
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 the required landscaping and 30% 

vegetation.   
 
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:  A multi-purpose bike path is currently located along Knik-Goose 

Bay Road.   
 
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 
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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 development will utilize an on-site well and septic systems 

since water and sewer is not available for the site.   
 
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:  The Mat-Su Borough Cultural Resources Office was notified of this 

application and provided the opportunity to comment but did not 
provide any objections.   
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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 & air. 

 
Finding:  The proposed office/warehouse blends in with the building 

architecture 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: No additional land is necessary for open space and facilities.  
  
 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 anticipated from winter 

conditions.  
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                               STAFF REPORT  Case # CU 14-06 
          Prepared by:    Planning Staff 

                            For the meeting of:                June 10, 2014                           
 

 
I.       SUMMARY FACTS: 
  

Applicant: LaQuita Chmielowski, Enterprise Engineering, Inc.  

Owner: John Schweiger 

Proposal: Approval to build a 60,000 square foot fun center, which contains 
an indoor race track, laser tag, bumper cars, game room, and 
other amenities.     

Location: 1450 S. Seward Meridian Parkway, Lot A8, Township 17N, 
Range 1W, Section 13 

Parcel Size: 5.15 acres±  

Existing Zoning Commercial 

Future Land Use: Generally Commercial/Business 

Surrounding 
Zoning: 

North:   Commercial 
South:   Rural Residential 
East:     Unzoned – outside city limits 
West:    Commercial 

 
II.        STAFF RECOMMENDATION: 

Approval with conditions 
 
III. 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. 
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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 proposed fun center is consistent with the Comprehensive 

Plan’s Expected Future Land Use Map designation, “Generally 
Commercial/Business”, and the Commercial 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 specific approval criteria under 16.16.060 are not applicable 

since a fun center is not one of the special uses with additional 
criteria.  

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

comments and recommendations of reviewing parties. 
 
Staff Finding: The City mailed 49 notices to neighboring property owners within 

1200’ and the 25 review agencies that are typically provided with 
the opportunity to comment.  Three comments were received – one 
from the Borough Platting Division with no comments, one from the 
Borough Code Compliance Department with no comments, and 
one comment from a property owner opposing the development. 
Copies of the comments received by staff are included in this 
packet.  Any comments received after the compilation of the packet 
will be provided at the public hearing.   

 
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 Borough Fire Chief’s office will review this proposed building 

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

  
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 fun center will not significantly impact the street 

system or create a danger to pedestrians.     
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16.16.050(8) Dimensional Standards. The dimensional requirements of 
Section 16.24.010 are met. 

 
Staff Finding:  The attached site plan submitted by the applicant complies with the 

minimum setbacks and maximum height requirements of 
§16.24.010 with the exception of the front yard setback along 
Seward Meridian Parkway (see site plan for details.)  The applicant 
has submitted a variance application requesting a variance of 25 
feet to the required 25 foot setback in this area.  With approval of 
the variance, this criterion is met.    

 
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 attached site plan indicates 222 paved parking spaces, 

adequate paved aisle widths, and the applicant adequate snow 
storage on the site.    

  
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:  Water, sewer, and other utilities are available in the area. 
  
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 proposed site plan shows the drainage directed to an on-site 

stormwater retention system.   
 
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. 
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Staff Finding:   The site plan indicates sufficient open space, vehicle and 
pedestrian circulation, and landscaping.  Also, the site is located on 
Seward Meridian Parkway, which is designated as an Arterial 
roadway, and Old Matanuska Road, which is a Major Collector 
roadway.  Signage will be reviewed for consistency with Title 16 at 
time of submittal of sign permit.    

 
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 use will not result in significantly different peak use 

characteristics than the surrounding uses or area since the property 
is located in an area that is predominantly developed and zoned 
Commercial.   

 
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:  The proposed addition will not have any negative impacts on the 

surrounding area and no additional buffering is required since the 
subject parcel is surrounded by commercial uses and/or zoning.   

   
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.   

 



Conditional Use 14-06   
June 10, 2014 Planning Commission Meeting  Page 5 of 7  

Staff Finding:    As part of the conditional use request, the applicant is requesting a 
waiver of 6%, which would allow 24% of the lot to remain cleared of 
vegetation.  If approved, the site will comply with the landscaping 
chapter of the City code. The attached site plan show the 
proposed/existing landscaping on the site.   

 
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:  Adequate pedestrian walkways are provided on-site and provide 

interconnectivity with the movie theater.   
 
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 
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 
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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:  Water and sewer is available for the site and the applicant will 

coordinate with the Public Works department to obtain any 
necessary City permits.  Additionally, the site plan shows the 
drainage directed to an on-site stormwater retention system.   

 
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:  The Mat-Su Borough Cultural Resources Office was notified of this 

application and provided the opportunity to comment but did not 
provide any objections.   

    
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 & air. 

 
Staff Finding:  However, the building design shown by the applicant in the 

proposed elevation drawings is not consistent with the appearance 
and architecture of the commercial buildings in the surrounding 
area.  The majority of the commercial businesses in this area, and 
all of the new buildings, have enhanced architectural design that 
includes three-color paint and/or stone work, cornices on the top of 
the walls, awnings, columns, windows, fenestration (building 
openings), articulated facades, and features that break up a 
continuous blank wall.  The majority of the commercial businesses 
in this area, and all of the new buildings, have enhanced 
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architectural design that includes three-color paint and/or stone 
work, cornices on the top of the walls, awnings, columns, windows, 
fenestration (building openings), articulated facades, and features 
that break up a continuous blank wall.   

 
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: No additional land is necessary for open space and facilities.  
  
 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 anticipated from winter 

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

1. The Matanuska-Susitna Borough Fire Chief’s office shall review this 
proposal for compliance with all applicable fire codes, building codes and 
emergency access as related to the public health, safety and welfare prior 
to construction. 

2. The applicant shall consult with DEC and follow the appropriate 
stormwater procedures and regulations. 

3. The applicant must coordinate with the City Public Works Department to 
obtain the permit approvals needed for water and sewer connections. 

4. Revised elevation drawings must be submitted to the Planning 
Department prior to construction that contains enhanced design elements, 
including but not limited to, window awnings, columns, and 
cornicesConstruction on the site must substantially comply with the site 
plan and landscape plans date stamped May 21, 2014, attached as 
Exhibit B to Resolution Serial No. 14-15.  Any changes to the site plan 
must be submitted to the City Planner for review.  Substantial 
modifications will require submittal of an amended conditional use permit 
application, including application fee and Planning Commission review 
and approval. 

5. A landscape bond or guaranty, consistent with the requirements in 
§16.44.040 of the Wasilla Municipal Code, must be submitted to the 
Planning Department prior to any clearing or construction on the site. 

6. An as-built survey must be submitted to the Planning Department after 
completion of the addition. 
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 By: Planning 
 Public Hearing: 06/10/14 
 Adopted:  
  

WASILLA PLANNING COMMISSION 
RESOLUTION SERIAL NO. 14-15 

 
A RESOLUTION OF THE WASILLA PLANNING COMMISSION APPROVING 
CONDITIONAL USE PERMIT NUMBER CU 14-06 TO CONSTRUCT A 60,000 
SQUARE FOOT FUN CENTER, LOCATED ON LOT A8, TOWNSHIP 17N, RANGE 
1W, SECTION 13, IN THE COMMERCIAL ZONING DISTRICT.        

 
WHEREAS, John Schweiger, owner,  submitted Conditional Use Permit Number 

14-06 requesting approval to construct a 60,000 square foot fun center on May 16, 

2014; and 

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

addresses the general approval criteria in §16.16.050 of the Wasilla Municipal Code; 

and 

WHEREAS, notice of the application was mailed to all property owners within a 

1,200 feet radius, the appropriate review agencies, the Wasilla Planning Commission, 

and the Wasilla City Council as required by §16.16.040(A)(2) of the Wasilla Municipal 

Code; and  

 WHEREAS, a notice of the public hearing was published in the Frontiersman on 

June 3, 2014; and 

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

June 10, 2014; and 

 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  
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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 Matanuska-Susitna Borough Fire Chief’s office shall review this proposal for 

compliance with all applicable fire codes, building codes and emergency access 

as related to the public health, safety and welfare prior to construction. 

2. The applicant shall consult with DEC and follow the appropriate stormwater 

procedures and regulations. 

3. The applicant must coordinate with the City Public Works Department to obtain 

the permit approvals needed for water and sewer connections. 

4. Construction on the site must substantially comply with the site plan and 

landscape plans date stamped May 21, 2014, attached as Exhibit B to Resolution 

Serial No. 14-15.  Any changes to the site plan must be submitted to the City 

Planner for review.  Substantial modifications will require submittal of an 

amended conditional use permit application, including application fee and 

Planning Commission review and approval. 

5. A landscape bond or guaranty, consistent with the requirements in §16.44.040 of 

the Wasilla Municipal Code, must be submitted to the Planning Department prior 

to any clearing or construction on the site. 
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6. An as-built survey must be submitted to the Planning Department after 

completion of the addition. 

ADOPTED by the Wasilla Planning Commission on -, 2014.  

 
APPROVED: 

 
 
              
ATTEST:     Glenda Ledford, Chairman   Date 
 
 
      
Tina Crawford, AICP, City Planner 
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EXHIBIT A  
Wasilla Planning Commission Resolution 14-15 

FINDINGS OF FACT – Section 16.16.050, General Approval Criteria 
 

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 proposed commercial building is consistent with the 

Comprehensive Plan’s Expected Future Land Use Map 
designation, “Generally Commercial/Business” and the Commercial 
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 specific approval criteria under 16.16.060 are not applicable 

since a commercial building is not one of the special uses with 
additional criteria.  

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

comments and recommendations of reviewing parties. 
 
Finding: The City mailed 49 notices to neighboring property owners within 

1200’ and the 25 review agencies that are typically provided with 
the opportunity to comment.  Three comments were received – one 
from the Borough Platting Division with no comments, one from the 
Borough Code Compliance Department with no comments, and 
one comment from a property owner opposing the development. 
Copies of the comments received by staff are included in this 
packet.  Any comments received after the compilation of the packet 
will be provided at the public hearing.    
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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 Borough Fire Chief’s office will review this proposed building 

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

  
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 commercial building will not significantly impact the 

street system or create a danger to pedestrians.     
     
16.16.050(8) Dimensional Standards. The dimensional requirements of 

Section 16.24.010 are met. 
 
Finding:  The attached site plan submitted by the applicant complies with the 

minimum setbacks and maximum height requirements of 
§16.24.010 with the exception of a very small portion of the rear 
setback along the property line abutting Lot 16A (see site plan for 
details.)  The applicant has submitted a variance application 
requesting a variance of 25 feet to the required 25 foot setback in 
this area.  With approval of the variance, this criterion is met.    

 
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 attached site plan indicates 110 paved parking spaces, 

adequate paved aisle widths, and the applicant adequate snow 
storage on the site.        

  
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:  Water, sewer, and other utilities are available in the area. 
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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 proposed site plan shows the drainage directed to the south, 

which will be directed to an on-site stormwater retention system.   
 
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:   The site plan indicates sufficient open space, vehicle and 

pedestrian circulation, and landscaping.  A 75’ setback is required 
from the water’s edge which will preserve sensitive or natural areas 
along the lake.  Also, the site is located on Crusey Street, which is 
designated as a Major Collector roadway and signage will be 
reviewed for consistency with Title 16 at time of submittal of sign 
permit.    

 
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 use will not result in significantly different peak use 

characteristics than the surrounding uses or area since the property 
is located in an area that is developed and zoned Commercial with 
the exception of the property adjacent to the east.  That property is 
zoned Residential Multifamily but the applicant also owns that lot 
and is seeking conditional use approval for a commercial building.  

    
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 



Exhibit A  Page 7 of 13 
Resolution Serial No. 14-15 

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 addition will not have any negative impacts on the 

surrounding area and no additional buffering is required since the 
subject parcel is surrounded by commercial uses and/or zoning.   

   
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 the required landscaping and 

vegetation.   
 
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:  Sidewalks currently existing along Crusey but none are located on 

Westpoint Drive.  Staff is recommending that the applicant 
construct a sidewalk along Westpoint Drive that connects to the 
sidewalk shown for Building “B”.   

 
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 
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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 
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 
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certificate for the water from the state. The system must be 
built to city specifications available from the engineer. 

 
Finding:  Water and sewer is available for the site and the applicant will 

coordinate with the Public Works department to obtain any 
necessary City permits.  Additionally, the site plan shows the 
drainage directed to the south, which will be directed to an on-site 
stormwater retention system.   

 
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:  The Mat-Su Borough Cultural Resources Office was notified of this 

application and provided the opportunity to comment but did not 
provide any objections.   

    
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 & air. 

 
Finding:  The proposed commercial building blends in with the building 

architecture 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: No additional land is necessary for open space and facilities.  
  
 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 anticipated from winter 

conditions.  
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                                           STAFF REPORT:       Case # V14-04 
                                                  Prepared by:        Planning Staff 
                                       For the meeting of:        June 10, 2014 

 
 

II.        STAFF RECOMMENDATION: 
 
Staff recommends approval with conditions.   
 
III. SUMMARY OF REQUEST 
 
The applicant is requesting a variance of 25’ from the minimum 25’ front yard in order to 
construct a 60,000 square foot fun center.   
 
WMC 16.28.110 provides for variances to density, setback, or height standards of this 
chapter.   

 
WMC 16.24.030 Setbacks and height  

A. Setbacks are measured from the outermost portion of the building to the 
nearest lot line or building as appropriate.  Temporary buildings may be 
permitted within the side or rear yard area as administrative approval by 
the city planner.  Where other setback standards are applicable, the most 
restrictive setback standards apply.  The following are the building setback 
and height standards: 

 

I.       SUMMARY FACTS: 
 
Applicant: LaQuita Chmielowski, Enterprise Engineering Inc. 

Owner: John Schweiger 

Proposal: Variance of 25 feet from the minimum 25 foot front yard 
setback to allow a zero setback along Seward meridian 
Parkway in order to construct a 60,000 square foot fun center.  
 

Location: 1450 S. Seward Meridian Parkway 
Lot A8, Township 17N, Range 1W, Section 13 
 

Parcel size: 5.15 Acres± 

Zoning District: Commercial 

Future Land Use: Generally Commercial/Business 

Surrounding Zoning: North:   Commercial                  East:  Unzoned – Outside City 
South:   Rural Residential         West:  Commercial 
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1. Front and rear yard setbacks are twenty-five (25) feet from the lot line.  
In the commercial district the city planner may modify the front and rear 
setbacks by averaging the existing building line and applying this 
average setback to the building.   

  
IV. ISSUES REGARDING CODE 
 
Wasilla Municipal Code sets forth the requirements for variance approvals in 
§16.28.110.  The procedural requirements and variance standards are identified below 
with appropriate staff findings for each.   
 
16.28.110(A) Application. 

 An application for a variance must be submitted to the 
planner. The application must be accompanied by a site plan 
of the relevant part of the parcel or lot. The planner may 
require that the site plan be produced by a registered 
professional engineer or land surveyor. The site plan shall 
depict all information relevant to the variance request. 

 
Staff Finding: A complete application was submitted to the Planning Department 

on May 16, 2014.   
 
16.28.110(B) Variance requests must be heard by the commission. Notice, 

comment period and hearing procedures follow the format 
outlined in WMC16.16.040. 

 
Staff Finding: The public hearing was scheduled in a timely manner for the next 

available Planning Commission meeting and the hearing format is 
consistent with the requirements in WMC 16.16.040(E).  Public 
notices were mailed on May 22, 2014 to all properties within a 
1,200’ radius.  

  
16.28.110(C) Variance Standards. 

    
1.   The conditions upon which the variance application is 
based do not apply generally to properties in the district or 
vicinity other than the property for which the variance is 
sought; 
 

Staff Finding: The conditions do not apply generally to other properties in the 
Commercial zoning district or vicinity.  Lot A8 has an unusual lot 
configuration, as shown in the site plan and has a significant 
change in elevation from Seward Meridian Parkway to the 
developable surface of the lot.     
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2.   Such conditions arise out of natural features inherent in 
the property such as shape or topographical conditions of the 
property or because of unusual physical surroundings or such 
conditions arise out of surrounding development or 
conditions; 
 

Staff Finding: As stated above, the lot has unusual topography and lot 
configuration/access that presents development challenges. 

 
3.   Because of such conditions the strict application to the 
property of the requirements of this chapter will result in an 
undue, substantial hardship to the owner of the property such 
that no reasonable use of the property could be made; 
 

Staff Finding: Strict application of the code setbacks will unnecessarily limit the 
area that can be developed on this lot and will impact intertal 
connectivity with the existing theater.   
 
4. The special conditions that require the variance are not 
caused by the person seeking the variance, a predecessor in 
interest, or the agent of either; and 
 

Staff Finding: The special conditions are due to natural physical conditions and 
were not caused by the property owner.   
 
5. The variance is not sought solely to relieve pecuniary 
hardship or inconvenience. 

 
Staff Finding: The variance is not sought to relieve a pecuniary (financial) 

hardship or inconvenience.   
 
16.28.110(D) If a property qualified for a variance under this section, the 

variance granted must meet the following conditions: 
 
1.   The deviation from the requirement of this title that is 
permitted by variance may be no more than is necessary to 
permit a reasonable use of the lot; 
 

Staff Finding: The variance is the minimum necessary to allow reasonable use of 
the lot and allows a better design that preserves the shoreline of 
the lake. 

 
2.   The variance will not permit a land use that is prohibited by 
this title; 
 

Staff Finding: The proposed fun center is permitted by the Commercial zoning 
district. 
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3.   The variance is in keeping with the spirit and intent of this 
chapter and the requirements from which relief is sought; 
 

Staff Finding: The variance is in keeping with the spirit and intent of the chapter. 
 

4.   The variance will not be detrimental to the public health, 
safety or welfare; and 

 
Staff Finding: The variance will not be detrimental to public health or welfare. 

 
5. The variance will not significantly adversely affect other 
property. 

 
Staff Finding: The requested variance will not significantly adversely affect other 

properties in the area.   
 
16.16.040(A)(6)  Decision. 
 
The commission shall decide to deny, approve or approve with conditions the 
proposal or appeal. The burden of proof shall be on the applicant. The 
commission’s decision may be made immediately following the public hearing 
portion of the commission meeting. The decision of the commission shall set 
forth the facts it finds relevant to its decision and the reasons for its decision. 
The effective date of the decision is the date the findings and the reasons are set 
out in writing and signed by the commission chairperson or the chairperson’s 
designee. 
 
V.  CONCLUSION AND RECOMMENDED CONDITIONS 
 
Based on the above findings, staff research, and information provided by the applicant, 
staff recommends that the Planning Commission approve the requested variance with 
the following conditions: 
 

1. The Matanuska-Susitna Borough Fire Chief’s office must review this proposal for 
compliance with all applicable fire codes, building codes and emergency access 
as related to the public health, safety and welfare. 
 

2. Construction on the site must substantially comply with the site plan and 
landscape plans date stamped May 21, 2014, attached as Exhibit B to Resolution 
Serial No. 14-16.  Any changes to the site plan must be submitted to the City 
Planner for review.  Substantial modifications will require submittal of an 
amended conditional use permit application, including application fee and 
Planning Commission review and approval. 
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 By:   Planning  
 Public Hearing: 06/10/14  
 Adopted:    

 
WASILLA PLANNING COMMISSION 

RESOLUTION SERIAL NO. 14-16 
 

A RESOLUTION OF THE WASILLA PLANNING COMMISSION APPROVING 
VARIANCE NO. V14-04 FOR A VARIANCE OF 25 FEET TO THE MINIMUM 25 FOOT 
FRONT YARD SETBACK TO ALLOW A ZERO SETBACK ALONG THE SEWARD 
MERIDIAN PARKWAY IN ORDER TO CONSTRUCT A 60,000 SQUARE FOOT FUN 
CENTER, LOCATED ON LOT A8, TOWNSHIP 17N, RANGE 1W, SECTION 13, IN 
THE COMMERCIAL ZONING DISTRICT. 
 
 WHEREAS, John Schweiger, owner, submitted an application for a variance on 

May 16, 2014, along with a site plan and application fee; and 

WHEREAS, notice of the application was mailed to all property owners within a 

1,200 feet radius and review agencies and the Planning Commission as required by 

§16.16.040(A)(2) of the Wasilla Municipal Code; and  

 WHEREAS, a notice of the Planning Commission public hearing was published 

in the Frontiersman on June 3, 2014; and 

 WHEREAS, the Wasilla Planning Commission conducted a public hearing on the 

requested variance taking into account the information submitted by the applicant, the 

information contained in the staff report,  written and verbal  testimony, the applicable 

provisions of the Wasilla Municipal 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. 
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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 Matanuska-Susitna Borough Fire Chief’s office must review this proposal for 

compliance with all applicable fire codes, building codes and emergency access 

as related to the public health, safety and welfare. 

2. Construction on the site must substantially comply with the site plan and 

landscape plans date stamped May 21, 2014, attached as Exhibit B to Resolution 

Serial No. 14-16.  Any changes to the site plan must be submitted to the City 

Planner for review.  Substantial modifications will require submittal of an 

amended conditional use permit application, including application fee and 

Planning Commission review and approval. 

ADOPTED by the Wasilla Planning Commission on -, 2014. 

 

       APPROVED: 

     
              

Glenda Ledford, Chairman  Date 
 

 
ATTEST:  
 
 
       
Tina Crawford, AICP, City Planner 
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EXHIBIT A  
Wasilla Planning Commission Resolution 14-16 

FINDINGS OF FACT – 16.28.110 
 

16.28.110(A) Application. 
 An application for a variance must be submitted to the 

planner. The application must be accompanied by a site plan 
of the relevant part of the parcel or lot. The planner may 
require that the site plan be produced by a registered 
professional engineer or land surveyor. The site plan shall 
depict all information relevant to the variance request. 

 
Finding: A complete application was submitted to the Planning Department 

on April 21, 2014.   
 
16.28.110(B) Variance requests must be heard by the commission. Notice, 

comment period and hearing procedures follow the format 
outlined in WMC16.16.040. 

 
Finding: The public hearing was scheduled in a timely manner for the next 

available Planning Commission meeting and the hearing format is 
consistent with the requirements in WMC 16.16.040(E).  Public 
notices were mailed on April 21, 2014 to all properties within a 
1,200’ radius.  

  
16.28.110(C) Variance Standards. 

    
1.   The conditions upon which the variance application is 
based do not apply generally to properties in the district or 
vicinity other than the property for which the variance is 
sought; 
 

Finding: The conditions do not apply generally to other properties in the 
Commercial zoning district or vicinity.  Lots A19 and 16A have an 
unusual lot configuration, as shown in the site plan, the lots are 
abut Wasilla Lake and have a 75’ shoreline setback requirement, 
and they are owned by the same individual.  Additionally, both lots 
have distinct changes in topography that impact the ability to 
develop the lots.    

 
2.   Such conditions arise out of natural features inherent in 
the property such as shape or topographical conditions of the 
property or because of unusual physical surroundings or such 
conditions arise out of surrounding development or 
conditions; 
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Finding: As stated above, the lots have unusual shapes, are located along a 
lake, and have topographic changes that present development 
challenges. 

 
3.   Because of such conditions the strict application to the 
property of the requirements of this chapter will result in an 
undue, substantial hardship to the owner of the property such 
that no reasonable use of the property could be made; 
 

Finding: Strict application of the code setbacks will significantly limit the area 
that can be developed on this lot.  The lot meets the 75’ setback 
from the water’s edge and the proposed building only encroaches 
into the minimum 25’ setback from the adjoining lot line, which is 
also owned by the applicant, for a small portion of the lot. 

 
4. The special conditions that require the variance are not 
caused by the person seeking the variance, a predecessor in 
interest, or the agent of either; and 
 

Finding: The special conditions are due to natural physical conditions and 
were not caused by the property owner.   

 
5. The variance is not sought solely to relieve pecuniary 
hardship or inconvenience. 

 
Finding: The variance is not sought to relieve a pecuniary (financial) 

hardship or inconvenience.   
 
16.28.110(D) If a property qualified for a variance under this section, the 

variance granted must meet the following conditions: 
 
1.   The deviation from the requirement of this title that is 
permitted by variance may be no more than is necessary to 
permit a reasonable use of the lot; 
 

Finding: The variance is the minimum necessary to allow reasonable use of 
the lot and allows a better design that preserves the shoreline of 
the lake. 

 
2.   The variance will not permit a land use that is prohibited by 
this title; 
 

Finding: The proposed commercial building is permitted in the Commercial 
zoning district. 
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3.   The variance is in keeping with the spirit and intent of this 
chapter and the requirements from which relief is sought; 
 

Finding: The variance is in keeping with the spirit and intent of the chapter. 
 

4.   The variance will not be detrimental to the public health, 
safety or welfare; and 

 
Finding: The variance will not be detrimental to public health or welfare. 

 
5. The variance will not significantly adversely affect other 
property. 

 
Finding: The requested variance will not significantly adversely affect other 

properties in the area since the abutting property is also owned by 
the applicant.   

 



Exhibit B   Page 6 of 7 
Resolution Serial No. 14-16 

 



Exhibit B   Page 7 of 7 
Resolution Serial No. 14-16 

 



 

 

 

 

 

PAGE 

 

INTENTIONALLY 

 

LEFT 

 

BLANK 



Conditional Use 14-06   
June 10, 2014 Planning Commission Meeting  Page 1 of 7  

                               STAFF REPORT  Case # CU 14-07 
          Prepared by:    Planning Staff 

                            For the meeting of:                June 10, 2014                           
 

 
I.       SUMMARY FACTS: 
  

Applicant: LaQuita Chmielowski, Enterprise Engineering, Inc.  

Owner: John Schweiger 

Proposal: Approval to build a 10,136 square foot addition (three theaters 
containing 409 seats) to an existing 36,350 square foot movie 
theater (12 theaters containing 1,450 seats.)     

Location: 3331 E. Old Matanuska Road, Lot A9, Township 17N, Range 1W, 
Section 13 

Parcel Size: 7.67 acres±  

Existing Zoning Commercial 

Future Land Use: Generally Commercial/Business 

Surrounding 
Zoning: 

North:   Commercial 
South:   Rural Residential 
East:     Unzoned – outside city limits 
West:    Commercial 

 
II.        STAFF RECOMMENDATION: 

Approval with conditions 
 
III. 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. 
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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 proposed fun center is consistent with the Comprehensive 

Plan’s Expected Future Land Use Map designation, “Generally 
Commercial/Business”, and the Commercial 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 specific approval criteria under 16.16.060 are not applicable 

since a fun center is not one of the special uses with additional 
criteria.  

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

comments and recommendations of reviewing parties. 
 
Staff Finding: The City mailed 49 notices to neighboring property owners within 

1200’ and the 25 review agencies that are typically provided with 
the opportunity to comment.  Three comments were received – one 
from the Borough Platting Division with no comments, one from the 
Borough Code Compliance Department with no comments, and 
one comment from a property owner opposing the development. 
Copies of the comments received by staff are included in this 
packet.  Any comments received after the compilation of the packet 
will be provided at the public hearing.   

 
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 Borough Fire Chief’s office will review this proposed building 

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

  
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 fun center will not significantly impact the street 

system or create a danger to pedestrians.     
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16.16.050(8) Dimensional Standards. The dimensional requirements of 
Section 16.24.010 are met. 

 
Staff Finding:  The attached site plan submitted by the applicant complies with the 

minimum setbacks and maximum height requirements of 
§16.24.010 with the exception of the front yard setback along 
Seward Meridian Parkway (see site plan for details.)  The applicant 
has submitted a variance application requesting a variance of 25 
feet to the required 25 foot setback in this area.  With approval of 
the variance, this criterion is met.    

 
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 attached site plan indicates 222 paved parking spaces, 

adequate paved aisle widths, and the applicant adequate snow 
storage on the site.    

  
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:  Water, sewer, and other utilities are available in the area. 
  
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 proposed site plan shows the drainage directed to an on-site 

stormwater retention system.   
 
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. 
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Staff Finding:   The site plan indicates sufficient open space, vehicle and 
pedestrian circulation, and landscaping.  Also, the site is located on 
Seward Meridian Parkway, which is designated as an Arterial 
roadway, and Old Matanuska Road, which is a Major Collector 
roadway.  Signage will be reviewed for consistency with Title 16 at 
time of submittal of sign permit.    

 
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 use will not result in significantly different peak use 

characteristics than the surrounding uses or area since the property 
is located in an area that is predominantly developed and zoned 
Commercial.   

 
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:  The proposed addition will not have any negative impacts on the 

surrounding area and no additional buffering is required since the 
subject parcel is surrounded by commercial uses and/or zoning.   

   
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.   
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Staff Finding:    As part of the conditional use request, the applicant is requesting a 
waiver of 6%, which would allow 24% of the lot to remain cleared of 
vegetation.  If approved, the site will comply with the landscaping 
chapter of the City code. The attached site plan show the 
proposed/existing landscaping on the site.   

 
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:  Adequate pedestrian walkways are provided on-site and provide 

interconnectivity with the movie theater.   
 
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 
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 
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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:  Water and sewer is available for the site and the applicant will 

coordinate with the Public Works department to obtain any 
necessary City permits.  Additionally, the site plan shows the 
drainage directed to an on-site stormwater retention system.   

 
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:  The Mat-Su Borough Cultural Resources Office was notified of this 

application and provided the opportunity to comment but did not 
provide any objections.   

    
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 & air. 

 
Staff Finding:  The proposed commercial building blends in with the building 

architecture 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 
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that a direct connection exists between the development and 
the need for the provision of the dedication… 

 
Staff Finding: No additional land is necessary for open space and facilities.  
  
 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 anticipated from winter 

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

1. The Matanuska-Susitna Borough Fire Chief’s office shall review this 
proposal for compliance with all applicable fire codes, building codes and 
emergency access as related to the public health, safety and welfare prior 
to construction. 

2. The applicant shall consult with DEC and follow the appropriate 
stormwater procedures and regulations. 

3. The applicant must coordinate with the City Public Works Department to 
obtain the permit approvals needed for water and sewer connections. 

4. Construction on the site must substantially comply with the site plan and 
landscape plans date stamped May 21, 2014, attached as Exhibit B to 
Resolution Serial No. 14-15.  Any changes to the site plan must be 
submitted to the City Planner for review.  Substantial modifications will 
require submittal of an amended conditional use permit application, 
including application fee and Planning Commission review and approval. 

5. A landscape bond or guaranty, consistent with the requirements in 
§16.44.040 of the Wasilla Municipal Code, must be submitted to the 
Planning Department prior to any clearing or construction on the site. 

6. An as-built survey must be submitted to the Planning Department after 
completion of the addition. 
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 By: Planning 
 Public Hearing: 06/10/14 
 Adopted:  
  

WASILLA PLANNING COMMISSION 
RESOLUTION SERIAL NO. 14-17 

 
A RESOLUTION OF THE WASILLA PLANNING COMMISSION APPROVING 
CONDITIONAL USE PERMIT NUMBER CU 14-07 TO BUILD A 10,136 SQUARE 
SOOT ADDITION (THREE THEATERS CONTAINING 409 SEATS) TO AN EXISTING 
36,350 SQUARE FOOT MOVIE THEATER (12 THEATERS CONTAINING 1,450 
SEATS), LOCATED ON LOT A9, TOWNSHIP 17N, RANGE 1W, SECTION 13, IN THE 
COMMERCIAL ZONING DISTRICT.       

 
WHEREAS, John Schweiger, owner,  submitted Conditional Use Permit Number 

14-07 requesting approval to build a 10,136 square foot addition to an existing 36,350 

square foot movie theater on May 16, 2014; and 

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

addresses the general approval criteria in §16.16.050 of the Wasilla Municipal Code; 

and 

WHEREAS, notice of the application was mailed to all property owners within a 

1,200 feet radius, the appropriate review agencies, the Wasilla Planning Commission, 

and the Wasilla City Council as required by §16.16.040(A)(2) of the Wasilla Municipal 

Code; and  

 WHEREAS, a notice of the public hearing was published in the Frontiersman on 

June 3, 2014; and 

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

June 10, 2014; and 

 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  
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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 Matanuska-Susitna Borough Fire Chief’s office shall review this proposal for 

compliance with all applicable fire codes, building codes and emergency access 

as related to the public health, safety and welfare prior to construction. 

2. The applicant shall consult with DEC and follow the appropriate stormwater 

procedures and regulations. 

3. The applicant must coordinate with the City Public Works Department to obtain 

the permit approvals needed for water and sewer connections. 

4. Construction on the site must substantially comply with the site plan and 

landscape plans date stamped May 21, 2014, attached as Exhibit B to Resolution 

Serial No. 14-17.  Any changes to the site plan must be submitted to the City 

Planner for review.  Substantial modifications will require submittal of an 

amended conditional use permit application, including application fee and 

Planning Commission review and approval. 

5. A landscape bond or guaranty, consistent with the requirements in §16.44.040 of 

the Wasilla Municipal Code, must be submitted to the Planning Department prior 

to any clearing or construction on the site. 
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6. An as-built survey must be submitted to the Planning Department after 

completion of the addition. 

ADOPTED by the Wasilla Planning Commission on -, 2014.  

 
APPROVED: 

 
 
              
ATTEST:     Glenda Ledford, Chairman   Date 
 
 
      
Tina Crawford, AICP, City Planner 
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EXHIBIT A  
Wasilla Planning Commission Resolution 14-17 

FINDINGS OF FACT – Section 16.16.050, General Approval Criteria 
 

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 proposed commercial building is consistent with the 

Comprehensive Plan’s Expected Future Land Use Map 
designation, “Generally Commercial/Business” and the Commercial 
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 specific approval criteria under 16.16.060 are not applicable 

since a commercial building is not one of the special uses with 
additional criteria.  

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

comments and recommendations of reviewing parties. 
 
Finding: The City mailed 49 notices to neighboring property owners within 

1200’ and the 25 review agencies that are typically provided with 
the opportunity to comment.  Three comments were received – one 
from the Borough Platting Division with no comments, one from the 
Borough Code Compliance Department with no comments, and 
one comment from a property owner opposing the development. 
Copies of the comments received by staff are included in this 
packet.  Any comments received after the compilation of the packet 
will be provided at the public hearing.   



Exhibit A  Page 5 of 12 
Resolution Serial No. 14-17 

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 Borough Fire Chief’s office will review this proposed building 

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

  
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 commercial building will not significantly impact the 

street system or create a danger to pedestrians.     
     
16.16.050(8) Dimensional Standards. The dimensional requirements of 

Section 16.24.010 are met. 
 
Finding:  The attached site plan submitted by the applicant complies with the 

minimum setbacks and maximum height requirements of 
§16.24.010 with the exception of a very small portion of the rear 
setback along the property line abutting Lot 16A (see site plan for 
details.)  The applicant has submitted a variance application 
requesting a variance of 25 feet to the required 25 foot setback in 
this area.  With approval of the variance, this criterion is met.    

 
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 attached site plan indicates 110 paved parking spaces, 

adequate paved aisle widths, and the applicant adequate snow 
storage on the site.        

  
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:  Water, sewer, and other utilities are available in the area. 
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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 proposed site plan shows the drainage directed to the south, 

which will be directed to an on-site stormwater retention system.   
 
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:   The site plan indicates sufficient open space, vehicle and 

pedestrian circulation, and landscaping.  A 75’ setback is required 
from the water’s edge which will preserve sensitive or natural areas 
along the lake.  Also, the site is located on Crusey Street, which is 
designated as a Major Collector roadway and signage will be 
reviewed for consistency with Title 16 at time of submittal of sign 
permit.    

 
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 use will not result in significantly different peak use 

characteristics than the surrounding uses or area since the property 
is located in an area that is developed and zoned Commercial with 
the exception of the property adjacent to the east.  That property is 
zoned Residential Multifamily but the applicant also owns that lot 
and is seeking conditional use approval for a commercial building.  

    
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 addition will not have any negative impacts on the 

surrounding area and no additional buffering is required since the 
subject parcel is surrounded by commercial uses and/or zoning.   

   
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 the required landscaping and 

vegetation.   
 
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:  Sidewalks currently existing along Crusey but none are located on 

Westpoint Drive.  Staff is recommending that the applicant 
construct a sidewalk along Westpoint Drive that connects to the 
sidewalk shown for Building “B”.   

 
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 
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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 
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 
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certificate for the water from the state. The system must be 
built to city specifications available from the engineer. 

 
Finding:  Water and sewer is available for the site and the applicant will 

coordinate with the Public Works department to obtain any 
necessary City permits.  Additionally, the site plan shows the 
drainage directed to the south, which will be directed to an on-site 
stormwater retention system.   

 
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:  The Mat-Su Borough Cultural Resources Office was notified of this 

application and provided the opportunity to comment but did not 
provide any objections.   

    
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 & air. 

 
Finding:  The proposed commercial building blends in with the building 

architecture 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: No additional land is necessary for open space and facilities.  
  
 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 anticipated from winter 

conditions.  
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Chapter 7. Economic Vitality

7.1 Current Conditions and Trends
Regional Commercial and Service Center

The last decade has firmly established the City’s 
“crossroads” as the region’s major commercial 
center. This development, largely zoned 
Commercial, is focused along the Parks Highway, 
generally from the Palmer-Wasilla Highway to KGB 
Road. Commercial development is also radiating 
from this center along collector roads, including 
into areas with Rural Residential zoning. 

As the region’s population grows, the City is beginning to reach a critical mass in terms of the size 
of the population served and the market’s ability to support a greater diversity of service and 
retail providers. For example, in the past decade it has attracted new large retailers and a number 
of service organizations and company branch offices including Target, South Central Foundation, 
and Providence Hospital.

As part of updating the Plan, in September 2009 a Wasilla Area Retail Office, Commercial, and 
Market Analysis Market Study (“Market Study”) was completed by the Gibbs Planning Group and 
is included in Appendix D. This analysis was completed so that future development plans reflect 
actual market conditions and potentials. The Market Study indicated that the City is in the midst of 
evolving from a bedroom community of Anchorage to a more self-sufficient community, meeting 
some regional retail needs. Moreover, the September 2009 study determined that in 2009 the 
City’s commercial district was serving a regional trade area population of around 90,000. State 
population projections indicate this could exceed 150,000 by 2034 (ADLWD 2010).

In terms of specific commercial and economic opportunities, the study points out that historic 
retailers have been convenience and neighborhood oriented in size and scale, but that the City 
has successfully attracted community scale retailers (Target, Sears, Walmart, Fred Meyer, etc.).  
Under current economic conditions,  growth in retail development is anticipated to be able to 
support an additional 177,000 square feet of additional retail. See Table 10 for specific categories. 

An Attraction for Residents and Visitors

A year-round recreation paradise, the City has historical ties to the renowned Iditarod Trail 
Sled Dog Race and is the home of the Tesoro Iron-Dog 2000, the world’s longest snowmobile 
race. Fishing, swimming, boating, hiking, and biking are popular activities during summer’s long 
daylight hours, and mountains, lakes, streams, wetlands, tundra, and boreal forests are within 
easy reach. The quality of life is excellent, the water is clean and abundant, the air is fresh, and the 
people are friendly. The City embodies the small-town values of family, community, and caring for 
neighbors. The unique locale appeals to those who seek an Alaskan lifestyle while raising a family, 
taking advantage of economic prospects, or retiring in comfort. In terms of City finances, total 
revenues and expenditures over a number of years show that the City is consistently in the black.

The City has become the region’s major commercial 
center.

© North Star Multimedia
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Work Where You Play

Although the City has a growing number of 
jobs related to its growth as a retail and service 
center, most residents’ jobs remain outside 
the community. During public meetings, and 
in the survey, City residents expressed support 
for expanding new industrial and employment 
areas and were excited about the prospect of 
shifting more jobs to the City. Specific ideas and opportunities for creating new enterprises and 
jobs in the City that emerged during the planning process include: 

Multi-Modal Related Enterprises at the Airport

The City has industrially zoned land located at its airport. Enhanced rail, road and air transportation 
linkages can support a range of enterprises that could create local jobs, including the following: 
• New local product development and manufacturing;
• Attracting high tech businesses that can take advantage of the technical skills and education 

of former military and North Slope workers;
• Material transport and resource storage/staging; 

• Transit-oriented tourism and connectivity to the Museum of Alaska Transportation and 
Industry. This could include large scale Denali tour train passenger drop-offs, train and bus 
transfer, and shuttling or walking options to reach nearby private developments, which 
are proposed to include a large private hotel and convention center complex (west end of 
Jacobson Lake).

Regional Offices, Branches, and Service Centers

A number of commercial, financial, and government entities have realized that Wasilla serves as 
the central node for the Valley, the closest accessible point for all Valley residents and consumers. 
Just as shopping closer to home has brought significant resources into the local economy (see 
the demographics discussion) so would bringing business closer to home. This could provide win-
wins allowing these entities to provide better services directly in the Borough’s population growth 
center, and to allow commuting employees the option of working in their community. 

2009 WASILLA RETAIL, OFFICE AND 
LODGING MARKET ANALYSIS

Additional retail in the City supportable based on 
current demographics and trends

72,600 sf of general merchandise stores
34,600 sf of dine in and carry out restaurants
17,000 sf of apparel and accessories stores
14,000 sf of hardware and lawn/garden retail
9,000 sf of sporting goods and hobby retail
6,600 sf of electronic and appliance retail
5,900 sf of home furnishings
3,900 sf of specialty food stores
2,500 sf of health care and personal services
1,400 sf of jewelry, luggage and leather retail
9,500 sf of miscellaneous neighborhood retailers 
(e.g., florists, pet supplies, video and gift shops).
Table 10. Supportable Additional Retail in the Wasilla Area 
(Source: Gibbs Planning Group Retail Office and Lodging 
Market Analysis, September 28, 2009).

The City has attracted major retailers including 
Sears, Walmart, Target, and Home Depot.

© Ron Day
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Gateway to Recreation

The City provides residents a virtual outdoor 
playground with access to some of Alaska’s 
most sought after year-round recreational spots 
just a short scenic drive from home including 
the Matanuska and Knik glaciers, Hatcher Pass, 
several state game refuges and recreation areas, 
world-class fishing rivers, and Denali National Park 
and Preserve. Moreover, Wasilla has a growing 
tourism sector, and could market itself as the 
affordable, fun, and logical place for Alaskans and 
visitors to stay while pursuing their recreational 
experiences. 

Diverse regional recreational destinations 
are easily accessible to the City, and could be 
“packaged” in sample itineraries. Travel planning 
materials could help visitors locate lodging and 
other desired services to support their itinerary. 
Lodging in the City will place visitors that much 
closer to destinations. 

This effort is largely a task of marketing and 
packaging and would need the marketing 
expertise of the Wasilla Chamber of Commerce, 
Matanuska-Susitna Convention and Visitors 
Bureau, and regional guides and outfitters.

The Valley’s Meeting and Convention Center

The Curtis D. Menard Memorial Sports Center has 
gained regional interest as a place to hold large 
public events, seminars, and small conventions.  
Income from these activities are a growing 
segment, and are helping to cover the high costs 
of operating the recreational aspects.

Additionally, new plans for a rail and road-based 
convention center, hotel, condos, and restaurant 
are being explored in the Jacobson Lake area. 
Although mainly intended to support the region’s 
growing meeting space needs, the facility 
could also bring out of state travelers by bus or 
eventually with rail service direct from the Ted 
Stevens Anchorage International Airport.

7.2 Desired Future Conditions
The City’s economy in the future is 
more diverse and vibrant. The region’s 
commercial and service sectors provide 
competitive products keeping regional 
dollars in the local economy.  

The City attracts additional residents 
and visitors. The population grows, 
as does the City’s tourism sector. The 
already high quality of life, in addition to 
a revitalized Downtown and enhanced 
community image, make the City a 
desirable place to live, visit, and play.

The City now has a stable and growing 
job sector that utilizes its well-qualified 
workforce. Every year, more and more 
commuters are shifting to employment 
in the local economy.

City of Wasilla Resident Survey 
Opinions Regarding Economic Vitality

√   Residents support City efforts to expand  
new industrial and employment areas:

52% residents - Very Supportive
31% residents - Somewhat Supportive
8% residents - Neutral
9% residents - Not Supportive

√   City residents broadly support expanding 
Wasilla’s development areas (Airport, 
Downtown, Wasilla Heights, etc.):

36% residents - Very Supportive
38% residents - Somewhat Supportive
16% residents - Neutral
11% residents - Not Supportive

√   Residents generally agree that Wasilla 
needs to strengthen its small city identity:

24% residents - Strongly Agree
31% residents - Agree
30% residents - Neutral
10% residents - Disagree
6% residents - Strongly Disagree

Source: 2010 Community Survey (see page 1-4)
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7.3 Goals, Objectives and Actions
Goal 1.  Continue to promote and enhance the City’s future as the region’s 
major center for commerce, services, visitor hospitality, culture and arts, 
transportation and industry.
Objective Actions

1.1  Adopt policies and programs 
that will ensure that the City 
remains the preferred place in 
the Valley for shopping, services, 
employment, arts, entertainment, 
sports, and culture.

1.1.1 Develop a strategic economic plan that considers how to 
secure Wasilla’s future as the leading commercial center 
given its location and proximity to growing population 
nodes, particularly Knik/Fairview.

1.2  Develop a plan to creating 
a more diverse economic base 
that will attract a wider range of 
employment opportunities.

 1.2.1 Identify ways to ensure that the City continues to support 
appropriate development.  

 1.2.2 Continue to offer efficient and affordable permitting to 
foster improvements to and investments in the area’s 
housing stock and business properties.

 1.2.3 Coordinate with non-City utility providers to expand 
services that will support new commercial, industrial, and 
manufacturing investment.  

 1.2.4 Identify key commercial and industrial areas of the City 
for development; promote the advantages for businesses 
to build or expand in these locations such as availability 
of City services, access to utilities, and the value of being 
adjacent to other businesses.

 1.2.5 Encourage developers and investors to work with the 
comprehensive planning process to help formulate plans 
for community and economic development.

1.3  Encourage the development 
of new anchor developments, 
facilities, and attractions that 
generate economic activity.

 1.3.1 Support community initiatives to strengthen the City as a 
regional center of art, culture, and education (e.g. Valley 
Performing Arts expansion, new Wasilla Library, new Sports 
Dome).

 1.3.2 Promote opportunities for creating a destination hotel, 
restaurant, timeshare and convention center in areas such 
the multi-modal transit center and the Museum of Alaska 
Transportation and Industry and Wasilla Heights.

 1.3.3 Promote and support new activities, festivals, and 
recreational opportunities that encourage visitors and 
tourists to visit the City (e.g., fishing derbies, new mining 
history display, winter festival, etc.).

1.4  Promote the City as a base 
for Valley recreation and a 
“Gateway to Adventure.”

 1.4.1 Partner with the Mat-Su Convention and Visitors Bureau and 
Wasilla Chamber of Commerce and other recreation-oriented 
interests to promote the City’s visitor hospitality services and 
location as the gateway to recreational opportunities.

 1.4.2 Identify opportunities for tourist attractions within the City.
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Goal 2. Diversify the economic base and attract new employment generators.
Objective Actions

2.1 Continue to expand the 
City airport and encourage 
development of adjacent 
economic generators on 
City-owned land.

2.1.1 Identify ways to attract new product manufacturing and 
assembly plants, including focused on producing specialty items 
using local resources.

2.1.2 Seeks funds to be used for capital improvements that serve as 
an incentive to attract new employers to the City.  

2.2 Encourage employment 
opportunities within the 
City to reduce commuting 
to Anchorage for jobs.

2.2.1 Reach out to commercial, financial, and government entities 
headquartered in Anchorage and Palmer and promote local 
branch Wasilla offices, both to provide better services directly 
in MSB’s population growth center, and to allow commuting 
employees the option of working in their community.

The Curtis D. Menard Memorial Sports Center has gained regional interest as a place to hold large 
public events, seminars, and small conventions.  

Economic Vitality Element Supplementary Documents
This comprehensive plan chapter presents a broad vision, intended for 
incremental implementation over the next ten or more years. Please consult 
other documents, including those listed below, for more specific and up to date 
information, priorities and projects:

City of Wasilla 
Airport Master Plan
Wasilla Area Plans
Retail, Office, and Lodging Market Analysis for the Wasilla Area

Matanuska-Susitna Borough Areawide Plans
Economic Development Strategic Plan © North Star Multimedia
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