
 

Planning Commission Meeting Agenda 
September 22, 2026 at 6:00 p.m. 

Mona Lisa Drexler Assembly Chambers 
Juanita Helms Administration Center 
907 Terminal Street, Fairbanks, AK 

 
 

 
A.  CALL TO ORDER  
B.  ROLL CALL  
C.  MESSAGES 
   

  C.1. Communications to the Planning Commission 
      
  C.1.a. Update from Commissioners Fisher and Muehling and Kellen Spillman, 

Community Planning Director, on the progress of the Regional 
Comprehensive Plan Update. 

      
  C.2. Citizens' Comments - limited to three (3) minutes 
      
  C.2.a. Agenda items not scheduled for public hearing, quasi-judicial hearing, 

legislative hearing, or appeal 
      
  C.2.b. Items other than those appearing on the agenda 
      
  C.3. Disclosure and Statement of Conflict of Interest for items on the consent agenda 
      
D.  APPROVAL OF AGENDA AND CONSENT AGENDA 
  Approval of the consent agenda passes all routine items indicated by asterisk (*) on the 

agenda. Consent agenda items are not considered separately unless any commission 
member or citizen so requests. In the event of such a request, the item is returned to the 
general agenda. 

E.  MINUTES  
  E.1. *Planning Commission meeting minutes from August 25, 2026. 
      
F.  QUASI-JUDICIAL HEARINGS  
  F.1. None 
      
G.  PUBLIC HEARINGS AND LEGISLATIVE HEARINGS  
  G.1. RZ2026-008 

A request by Tomas Valencia, on behalf of multiple property owners, to rezone 
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Planning Commission Meeting September 22, 2026 
 

 
 

Lots 11-20, Block 24 and Lots 11-19A, Block 25, Northwest Portion of Hamilton 
Acres from Single-Family Residential (SF-10) to Multiple-Family Residential (MF). 
This property is located on the north side of Farewell Ave between A Street and 
C Street. (Staff Contact: Sarah Bingham) 

      
H.  REPORTS FROM COMMITTEES  
  H.1. Report from Commissioner Campbell and Kellen Spillman, Community Planning 

Director, on the Fairbanks Area Surface Transportation (FAST) Planning Technical 
Committee. 

      
I.  EXCUSE ABSENT MEMBERS  
J.  COMMISSIONERS' COMMENTS  
K.  ADJOURNMENT  
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FAIRBANKS NORTH STAR BOROUGH 
Planning Commission 

August 25, 2026 
 6:00 p.m. 
 
A. CALL TO ORDER  
 
A regular meeting of the Planning Commission was held Tuesday, August 25, 2026, in 
the Mona Lisa Drexler Assembly Chambers of the Juanita Helms Administration Center, 
907 Terminal Street, Fairbanks, Alaska. 
 
B. ROLL CALL 
 
There were present: 
 

 
 
 
 

 
Comprising a quorum of the Commission, and 
 
Melissa Kellner, Acting Community Planning Director, Ex Officio Member 
Sarah Bingham, Planner III 
Rocky Esposito, Assistant Borough Attorney 
Aurora Marhenke, Assistant Clerk I 

 
Members Absent and Excused 

 
 
 
 
 

C. MESSAGES 
 
C.1. Communications to the Planning Commission 
 
Melissa Kellner, Acting Community Planning Director, commented on the agenda for the 
evening and went over the upcoming Planning Commission schedule for the next few 
months. 
 
  

Walker Ringstad Kerynn Fisher 
Eric Muehling Jennifer Campbell 
Olivia Lunsford, Vice-Chair Kevin McKinley, Chair 

Gregory Corbett (absent) Olivia Rodriguez (absent) 
Brittany Smart (absent) Joseph Collier (absent) 
Christopher Stepovich (excused)  
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MESSAGES – continued 
 

C.1.a. Update from Commissioners Fisher and Muehling and Kellen Spillman, 
Community Planning Director, on the progress of the Regional 
Comprehensive Plan Update. 

 
Melissa Kellner, Acting Community Planning Director, reported that public 
comments had been closed, and a new draft revision of the FNSB Regional 
Comprehensive Plan would be available after incorporating feedback from public 
comments. 
 
C.1.b. Update from Kellen Spillman, Community Planning Director, on the FNSB 

Flood Map Update and review of the public website at http://fnsb.gov/cp to 
include interactive Geographic Information System (GIS) maps. 

 
Melissa Kellner, Acting Community Planning Director, reported on an extensive 
study of the Tanana River and the Borough’s new interactive GIS floodplain map. 
 

C.2. Citizens’ Comments - limited to three (3) minutes 
 

C.2.a. Agenda items not scheduled for public hearing, quasi-judicial hearing, 
legislative hearing, or appeal. 

 
None 

 
C.2.b. Items other than those appearing on the agenda 
 
None 
 

C.3. Disclosure and Statement of Conflict of Interest for items on the consent agenda 
 
None 
 
D. APPROVAL OF AGENDA AND CONSENT AGENDA 
 
Approval of the consent agenda passes all routine items indicated by asterisk (*) on the 
agenda. Consent agenda items are not considered separately unless any commission 
member or citizen so requests. In the event of such a request, the item is returned to the 
general agenda. 
 
MUEHLING, 
Seconded by RINGSTAD 

moved to approve the agenda and consent 
agenda as read. 
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APPROVAL OF AGENDA AND CONSENT AGENDA - continued 
 
VOTE ON MOTION TO APPROVE THE AGENDA AND CONSENT AGENDA AS READ. 
 
Yeses: 
 
 

Noes: 
 
MOTION CARRIED 

Muehling, Campbell, Ringstad, Fisher, 
Lunsford, McKinley 
 
None 
 
6 Yeses, 0 Noes 

 
E. MINUTES 
 
E.1. *Planning Commissions meeting minutes from July 28, 2026. 
 
Without objection this measure was read by title and approved under the consent agenda. 
 
F. QUASI-JUDICIAL HEARINGS 
 
None 
 
G. PUBLIC HEARINGS AND LEGISLATIVE HEARINGS 
 
G.1. RZ2027-001 

A request by Dirk and Heather Richard of Dollhouse LLC, on behalf of the property 
owners, to rezone Lots 4, 5 and 6, Phillips Subdivision Second Addition from Light 
Industrial (LI) with a 50-foot strip of Outdoor Recreation (OR) adjacent to the 
Chena River to Light Industrial with a Waterways Setback designation (WS) overlay 
25 feet landward of the ordinary high water mark of the Chena River. This property 
is located south of Horner Court and west/south of Phillips Field Road. (Staff 
Contact: Sarah Bingham) 

 
Sarah Bingham, Planner III, presented the staff report. Based on the staff analysis, 
Community Planning recommended approval. 
 
Dirk Richard, Applicant, had no questions of staff. 
 
Commissioners questioned staff on the following: 

 Existence of a truss operation in the area; it was answered, correct. 
 Hours of operation limitations; it was answered, no hours of operation limitations 

in the Light Industrial zone. 
 Horner Court turn-a-round; it was answered, unpaved but is a dedicated turn-a-

round for traffic. 
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PUBLIC HEARINGS AND LEGISLATIVE HEARINGS – continued 
 

 Spot zoning; it was answered, a Waterway Protection overlay would be more likely 
to be a spot zone, but a Waterway Setback overlay would not be a spot zone. 

 Bank stabilization; it was answered, a permit would need to be obtained from the 
Army Corps of Engineers for any added reinforcement to the riverbank. 

 Addition of a dock; it was answered, a dock could be added after a zoning permit 
and floodplain permit is acquired. 

 Potential changes to river navigation; it was answered, a floodplain permit would 
require certification that there would be no change in the Chena River’s flow of 
water for any development in the floodway. 

 
Dirk Richard, Applicant, provided information on the following: 

 Process of purchasing the property. 
 Development plans. 
 Intention to maintain character and consistency of the area.  

 
Commissioners questioned the applicant on the following: 

 Understanding of setback requirements; it was answered, yes. 
 Plans for pursual of development within overlay; it was answered, bank 

stabilization for protection from erosion only. 
 Development of cabins; it was answered, will follow all rules and regulations for 

developing cabins. 
 Sewer and water on site; it was answered, no, but intends to add lines from Golden 

Heart Utilities. 
 Lighting; it was answered, minimal lighting similar to a residential dwelling. 

 
Chair McKinley called for public testimony. There being none, public testimony was 
closed. 
 
FISHER, 
Seconded by MUEHLING 

moved to recommend to the Borough 
Assembly approval of RZ2027-001, a 
request to rezone Lots 4, 5 and 6 Phillips 
Subdivision Second Addition from Light 
Industrial (LI) with 50 feet of Outdoor 
Recreation (OR) adjacent to the Chena 
River to Light Industrial (LI) with a 
Waterway Setback (WS) overlay 25 feet 
landward from the Chena River ordinary 
high-water mark, adopting the staff report 
and five findings of fact in support of the 
approval. 
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PUBLIC HEARINGS AND LEGISLATIVE HEARINGS – continued 
 
Discussion ensued on the following: 

 Outdated zoning. 
 Waterway setback being sufficient protection. 
 Regional Comprehensive Plan and Chena Riverfront Plan. 
 Supporting health and safety of the community. 

 
VOTE ON MOTION TO RECOMMEND TO THE BOROUGH ASSEMBLY APPROVAL OF 
RZ2027-001, A REQUEST TO REZONE LOTS 4, 5 AND 6 PHILLIPS SUBDIVISION SECOND 
ADDITION FROM LIGHT INDUSTRIAL (LI) WITH 50 FEET OF OUTDOOR RECREATION 
(OR) ADJACENT TO THE CHENA RIVER TO LIGHT INDUSTRIAL (LI) WITH A WATERWAY 
SETBACK (WS) OVERLAY 25 FEET LANDWARD FROM THE CHENA RIVER ORDINARY 
HIGH-WATER MARK, ADOPTING THE STAFF REPORT AND FIVE FINDINGS OF FACT IN 
SUPPORT OF THE APPROVAL. 
 
Yeses: 
 
 
Noes: 
 
MOTION CARRIED 

Muehling, Ringstad, Fisher, Campbell, 
Lunsford, McKinley 
 
None 
 
6 Yeses, 0 Noes 

 
FINDINGS OF FACT 

 
1. This rezone is consistent with the FNSB Regional Comprehensive Plan Urban land 

use designation. 
 

2. The recommended rezone to a WS overlay 25 feet landward of the ordinary high-
water mark is more consistent with the Comprehensive Plan designation and 
existing adjacent development than the existing OR zoning. This rezone will permit 
decks, docks or boat launches to be constructed with a zoning permit and 
floodplain permit, similar to other nearby properties north of the river. 
 

3. The rezone conforms to the following FNSB Regional Comprehensive Plan goals: 
 

Environmental Goal 3: To protect natural systems 
 

Strategy 9: Support efforts to protect waterways. 
 

Action A: Identify and preserve areas under best 
stewardship practices 

 Replace existing Outdoor Recreational zoning along 
waterways with appropriate zones. 
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PUBLIC HEARINGS AND LEGISLATIVE HEARINGS – continued 
 

Chena Riverfront Plan Goal 1: Recognize and restore the river as the 
crown jewel of the community. 
 

Policy 1: Encourage the creation and maintenance of areas of natural 
and man-made beauty along the river corridor. 

Policy 2: Conserve as much as feasible the integrity of the river’s 
natural system. 

 
Goal V: Ensure that appropriate elements of public safety, protection of 
private property values and river planning efforts are maintained. 
 

Policy 2: Support appropriate comprehensive planning and zoning to 
achieve development that is consistent with this plan. 

 
Objective B: Create a rational and variable river setback 
distance based on consideration of river erosion rates, bank 
stability, aesthetics and habitat. 
 

4. The rezone conforms to the public health, safety and welfare because: 
 

a. The WS zone is intended to protect the banks of rivers and waterways by 
prohibiting most structural development while also allowing property 
owners to develop structures directly related to recreational waterfront 
purposes. 

 
b. Industrial and commercial uses within the rezone area are not permitted to 

direct lighting, glare and general illumination towards the residentially-
zoned properties to the east and south. 

 
5. The proposed rezone is likely a spot zone because: 

 
a. The proposed rezone would contribute to a contiguous 2.5-mile length of 

riverbank with the same overlay designation. 
 
H. REPORTS FROM COMMITTEES 
 
H.1. Report from Commissioner Campbell and Kellen Spillman, Community Planning 

Director, on the Fairbanks Area Surface Transportation (FAST) Planning Technical 
Committee. 

 
No report was given. 
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I. EXCUSE ABSENT MEMBERS 
 
None 
 
J. COMMISSIONERS’ COMMENTS 
 
Commissioner Campbell lamented the passing of Dolly Parton and commented that her 
altruistic work will live on. 
 
Commissioner Fisher commented that it had been the fastest Planning Commission 
meeting ever. 
 
K. ADJOURNMENT 
 
There being no further business to come before the Planning Commission, the meeting 
was adjourned at 6:47 p.m. 
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Fairbanks North Star Borough 
 

COMMUNITY PLANNING 
Division of Planning and Zoning 

planning@fnsb.gov 
Main: (907) 459-1260 

 

Physical: 907 Terminal St. Fairbanks, AK 99701 Website: fnsb.gov Mailing: PO Box 71267, Fairbanks, AK 99707 

  

STAFF REPORT 
 
 
TO:  Fairbanks North Star Borough Planning Commission 
  
THROUGH: Melissa Kellner, Deputy Director 
   Department of Community Planning 
 
FROM:  Sarah Bingham, Planner III  
   Department of Community Planning 
 
DATE:  September 22, 2026 
 
SUBJECT: RZ2026-008: A request by Tomas Valencia, on behalf of multiple property 

owners, to rezone Lots 11-20, Block 24 and Lots 11-19A, Block 25, 
Northwest Portion of Hamilton Acres from Single-Family Residential (SF-10) 
to Multiple-Family Residential (MF). This property is located on the north 
side of Farewell Ave between A Street and C Street. 

 
 
I. EXECUTIVE SUMMARY 
 
The applicant has requested to rezone 19 lots on the north side of Farewell Avenue 
between A and C Street from Single-Family Residential (SF-10) to Multiple-Family 
Residential (MF). Eighty-five percent of the property owners have signed a petition to join 
the applicant’s rezone request.  
 
Staff support this request to rezone the subject area to MF, since it is consistent with the 
Regional Comprehensive Plan and is consistent with the MF-zoned properties west of A 
Street along Farewell Avenue.  
 
II. GENERAL INFORMATION 
 

Property Information 
Applicant Tomas Valencia 
Property Owner Dora Castillo and Tomas Valencia 
Rezone Area 180,000 square feet  
Existing Zoning Single-Family Residential (SF-10) 
Existing Land Use 2 churches, 5 single family residences (SFRs) and 1 triplex 
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Proposed Zoning Multiple-Family Residential (MF) 
Comprehensive Plan Urban Area 
Flood Zone X: Protected By Levee  
Code Violations CE 2021-23 triplex in SF-10 zone 

CE 2027-24 vehicles parked in alley 
 

Adjacent Zoning/Land Use 
North Single-Family Residential (SF-10) / SFRs 
South Two-Family Residential (TF) / duplexes & SFRs 
East SF-10 / SFRs 
West Multiple-Family Residential (MF) / 4-plexs & SFRs 

 
Public Services 

Water & Sewer Golden Heart Utilities 
Electricity Golden Valley Electrical Association 
Police City of Fairbanks 
Fire City of Fairbanks 

 
Transportation 

Access Farewell Ave, A Street, B Street, C Street and an alley 
Road Type A St, B St, C St and Farewell Ave: minor collectors  
Maintenance Authority City of Fairbanks 
AADT Farewell Avenue: 5,020 in 20251 

C Street & Trainor Gate: 1,880 in 2025 
 

Zoning History 
August 13, 1952 NW Portion of Hamilton Acres created via Plat #133-941   
September 28, 1965 Annexed into the City of Fairbanks 
March 28, 1968 Zoned General Residential via Ord 67-34 
June 16, 1969 Zoned Restricted Residential via Ord 69-16 
June 11, 1970 Zoned Restricted Residential II via Ord 70-18 
April 25, 1988 Zoned to Single-Family Residential (SF-10) via Ord 88-010  

 
Existing SF-10 Zoning Standards2 

Permitted Uses Single-family detached dwellings; bed & breakfast (homestay); 
child care (home or group home); church buildings; home 
occupations; market garden; neighborhood community 

 
1 Annual Average Daily Traffic Counts 
2 FNSBC 18.44 
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garden; playground; small wireless facility; and urban 
livestock. 

Conditional Uses Bed & breakfast residence; child care center; communications 
tower; regional community garden; parking lot as a principal 
use; private neighborhood recreation center; public utility and 
service uses; school buildings; and trade/technical/vocational 
school. 

Minimum Lot Size 10,000 square feet 
Setback 
Requirement 

20 feet from front lot line  
5 feet from side lot line  
10 feet from rear lot line 

Building Height Unlimited 
 

Proposed MF Zoning Standards3 
Permitted Uses Any permitted use in SF-10; two-family attached dwellings; 

multiple-family dwellings and bed and breakfast residence  
Conditional Uses Any conditional use in SF-10 & TF; group homes; libraries; 

mobile home parks; museums and art galleries; nursing 
homes and similar institutions; public recreation buildings 
and community centers; roominghouse; schools: art, music, 
dance, trade, business, and similar educational uses 

Minimum Lot Size 5,000 square feet for a single-family detached dwelling or 
7,000 square feet for a two-family attached dwelling 
2,000 square feet per dwelling unit for 3 or more attached 
dwelling units  

Setback 
Requirement 

20 feet from front lot line  
10 feet from the side and rear lot lines 

Building Height Unlimited 
 
III. REZONE REQUEST DESCRIPTION 
On August 22, 2019, the applicant’s request for legal nonconforming status (grandfather 
rights) for the triplex on Lot 14, Block 24 within the rezone area was denied, since there 
was no evidence of the lot being used as a triplex before September 28, 1965. The 
applicant has received the signatures of 85% of the property owners within the rezone 
area who have agreed to change their properties’ zoning district from SF-10 to MF.   
 
Within the rezone area, there are four lots that currently have more than one dwelling 
unit. Two out of these four lots have received legal nonconforming status, or grandfather 
rights, for having more than one dwelling unit. Multiple-family dwellings were permitted 
within the subject area prior to 1965. 

 
3 FNSBC 18.52 
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IV. STAFF ANALYSIS 
 
Zoning and Land Use 
The Northwest Portion of Hamilton Acres was created in 1952 when the final plat was 
recorded at the Fairbanks Recording District. There were no zoning standards for the 
rezone area until it was annexed into the City of Fairbanks in 1965, so there was no limit 
to the number of dwelling units on one lot. After annexation, the rezone area was zoned 
General Residential, which permitted a maximum of two dwelling units per lot. The area 
was rezoned to further limit the number of dwelling units per lot to one in 1969. 
 
The block west of A Street is zoned MF and has been developed with one fourplex per 
lot. These lots were created at the same time as the lots in the rezone area. The MF zone 
is “intended for high density residential development provided through a variety of 
housing types… where community sewer and water systems are available.” The number 
of dwelling units permitted is dependent on the lot’s size. 
 
The blocks south of Farewell Avenue are zoned Two-Family Residential (TF) which 
permits either one or two dwelling units per lot depending on the lot’s size. A lot with a 
single-family detached dwelling requires at least 5,000 square feet and a lot with a duplex 
requires a total of 7,000 square feet.  
 
Traffic and Trip Generation 
According to the FNSB Transportation Planner, the rezone area consists of 12 lots with 
18 dwelling units currently, which generate approximately 134 one-way trips per day. If 
rezoned to MF and each residential lot was developed with a multiple family dwelling, the 
total dwellings permitted to be developed would be four per lot for a total of 48 dwelling 
units. Adding 48 dwelling units would increase the total number of one-way trips to 

Figure 1 2026 imagery of rezone area 
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approximately 279 per day, increasing the number of vehicular trips by 48% on the 
adjacent street.  
 
While this rezone has the potential to increase vehicular traffic in this area, all adjacent 
streets are classified as minor collectors, which “typically carry between 2K and 5K 
vehicles per day and connect to higher order classified roads like…3rd Street, a Major 
Collector, and… Trainor Gate Road, another Major Collector.”4 Although Farewell Avenue 
has slightly more than 5,000 vehicular trips just west of A Street, “as we move east traffic 
peels off onto intersecting streets and by the time the roadway gets just past S Street 
traffic volumes have dropped significantly to slightly more than 2,000 vehicles per day… 
Additionally this area of Farewell Avenue is fortunate to have full alley access behind the 
lots.”5     
 
This area is also directly adjacent to three MACS transit stops between A and C Streets 
offering residents alternatives to private vehicle travel. Farewell Avenue has sidewalks on 
both sides of the street to provide safe walkways for pedestrians as well.  
 
Since the City of Fairbanks6 maintains the streets and alleys adjacent to this area, staff 
contacted them to comment about this rezone request. They responded with no concerns 
or objections to this rezone request, stating, “(s)hould the rezone be approved, Farewell 
Avenue can absorb the impacts of it and the issues with parking can be resolved through 
on-site maneuverability, and alleyway access.”7 
 
Comprehensive Plan Designations 
The subject area is designated as Urban in the Regional Comprehensive Plan (RCP), which 
is described as an “(a)rea that is served or can be served with community water and 
sewer, and contains the most intensive residential, commercial and industrial 
development.”8 It is an area intended to have a high level of public improvements 
available including water and sewer, public road maintenance, fire/medical services, 
community police protection, telephone, and power. 
 
The applicant’s request to rezone the subject area to MF is supported by the following 
comprehensive plan goals: 
 
RCP Land Use Goal 3: To have a variety of land uses that fit the diverse needs of the 
community. 

Strategy 7: Provide a variety of residential land use opportunities 
Action A: Designate residential areas on the Comprehensive Plan map. 

• Provide different housing types, densities and costs 

 
4 Attachment 8: Agency comments – FNSB Transportation Planner 
5 Attachment 8: Agency comments – FNSB Transportation Planner 
6 Attachment 8: Agency comments – City of Fairbanks 
7 Attachment 8: Agency comments – FNSB Transportation Planner 
8 Regional Comprehensive Plan page 15 
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Rezoning the subject area to the MF zone would allow the existing twelve residential 
properties to add more dwelling units through obtaining a zoning permit, rather than 
being limited to one dwelling per lot. Zoning permit applications for multiple-family 
residences are reviewed administratively to ensure that the new use and/or structure 
would continue to meet the standards in Title 18. For multiple-family residences, there 
needs to be at least one parking space per dwelling unit and sufficient room for vehicles 
to turn around on the lot without having to back onto Farewell Avenue for a zoning permit 
to be approved.   
 

Action B: Encourage a mix of lot sizes 
• Address compatibility of the surrounding community, conformance 

with natural systems, and availability of public or private water/sewer 
facilities. 

 
Most of the lots north of Farewell Avenue are smaller than 10,000 square feet, the 
minimum lot size for the SF-10 zone. These property owners either have received or are 
able to apply for grandfather rights. This rezone would decrease the minimum lot size for 
the lots within the rezone area, and these lots would become conforming with the MF 
zone’s minimum lot size standards. All of these lots have utility-provided sewer and water 
facilities. 
 
RCP Land Use Goal 4: To enhance development opportunities that minimize public and 
private costs, both initial and long-term. 

Strategy 10: Attract and support development that is compatible with and 
enhances existing land use. 

Action A: Support innovative land development and compatible land use 
that addresses special area needs, site constraints, energy, or design 
objectives. 

• Encourage energy-efficient land use through higher densities and 
clustered housing. 
 

One of the limitations housing developers face is the cost of expanding utility lines to 
their housing developments. Many property owners with a single-family residence have 
expressed to staff an interest in adding more dwelling units to their lot. This rezone would 
enable these property owners to add more dwelling units in an  area with existing utilities 
and in a way that would conform with zoning standards.   
 
RCP Transportation and Infrastructure Goal 2: 

Strategy 9: Encourage safe and full utilization of available public utilities (i.e. public 
water and sewer services) 

Action A: Encourage optimal development where public water and sewer 
exist. 
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Staff contacted the utility companies that serve the rezone area about this rezone request 
on August 20, 2026. One company commented that they did not have any objection to 
this rezone application. Since this area is served by Golden Heart Utilities, Golden Valley 
Electric Association, Interior Gas, ACS and GCI, this rezone would enable more dwelling 
units to utilize the existing utility services. 
  
V. PLANNING COMMISSION RECOMMENDATION CRITERIA [FNSBC 
18.104.020 (C)] 
 

(1) The proposed rezone conforms to the comprehensive plan. 
 

The applicant’s request for MF is consistent with the Urban Area land use designation. It 
is supported by RCP Land Use Goal 1, Strategy 2; Goal 3, Strategy 7; and Transportation 
and Infrastructure Goal 2, Strategy 5, as discussed above.  

 
(2) The proposed rezone conforms to the public health, safety and 

welfare. 
 

Although the rezone could increase traffic on adjacent roads, those roads are designed 
to accommodate the additional volume. Additionally, Farewell Avenue has been 
developed with sidewalks and bus stops which provide alternatives to private vehicle 
travel.  
 
VI. PUBLIC NOTICE 
 
The Department of Community Planning mailed 426 Dear Property Owner (DPO) notices 
on August 21, 2026. As of publishing, staff has received two written comments from 
individuals opposing this request who cited concerns with increased traffic or having more 
rentals in the area, while two other members of the public had general inquiries but no 
comments about this rezone request.9 Three public hearing notification signs were posted 
on September 2, 2026, complying with FNSBC 18.104.010(C)(3).10 
 
VII. AGENCY COMMENTS 
 
Community Planning contacted the following agencies for comments (Attachment 5): 
 

a. City of Fairbanks 
b. Golden Valley Electric Association (GVEA) 
c. Golden Heart Utilities 
d. FNSB Longe Range Planner 
e. FNSB Transportation Planner 

 
 

9 Attachment 7: Public comments log & written comment 
10 Attachment 9: Sign Posting Affidavit 
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VIII. SPOT ZONE ANALYSIS 
The Alaska Supreme Court has stated that the classic definition of spot zoning is, “the 
process of singling out a small parcel of land for a use classification totally different from 
that of the surrounding area, for the benefit of the owner of such property and to the 
detriment of other owners.” Determining whether a rezone constitutes spot zoning 
depends on the facts and circumstances of each case. In Griswold v. City of Homer, 925 
P.2d 1015, Alaska, 1996, the court stated it would consider the following three factors in 
determining the constitutionality of spot zoning: 
 

1. The consistency of the amendment w ith the comprehensive plan; 
The proposed rezone area is within the Urban Area in the RCP, which is primarily intended 
for areas with “a high level of public improvements" such as a community water and 
sewer system, and is located along a MACS transit bus line and three bus stops on 
Farewell Avenue, giving residents another transportation option. 
 
This rezone has the potential to double the amount of dwelling units permitted on the 
subject lot and is consistent with RCP Land Use Goals 3 and 7 and Transportation and 
Infrastructure Goal 2, as described above. 

 
2. The benefits and detriments of the amendment to the owners, adjacent 

landowners, and community; and 
The MF zone allows for all the same permitted and conditional uses as the SF-10 zone 
with the addition of a duplex or multiple-family dwelling depending on the lot size as a 
permitted use. The lots south of Farewell Avenue are zone Two-Family Residential, which 
has the same minimum lot size standards for single-family detached dwellings and 
duplexes as the MF zone. The MF zone continues to be compatible with the 
Comprehensive Plan designations and is consistent with the nearby MF-zoned properties.  
 
Multiple-family dwellings would be required to provide enough on-site parking and 
vehicular maneuverability to ensure safe vehicular access on to Farewell Avenue. Lots 
with only one or two dwelling units are not required to meet the off-street parking 
requirements in Title 18, so the ten lots within the rezone area with less than three 
dwelling units are not required to provide space for vehicle maneuverability.  
Developments that meet the off-street parking requirements in Title 18 decrease the 
likelihood of traffic accidents on adjacent roads. 
 

3. The size of the area rezoned 
While case law does not give an exact size for making a spot zone determination, it does 
provide guidance that parcels less than 3 acres are almost always a spot zone and parcels 
over 13 acres are almost always found not to be a spot zone. This rezone application 
expands the MF zone west of A Street. The size of the area of the rezone is a little more 
than four acres and increases the size of the MF zone to be a little more than 22 acres.  
It would not permit uses that are totally different from the uses in the SF-10 zone.  
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IX. SITE VISIT 
 
A site visit was conducted and pictures11 were taken on September 3, 2026. 
 
X. RECOMMENDATION 
 
Based on the staff analysis above, the Department of Community Planning recommends 
approval of this rezone request.  
 
XI. FINDINGS OF FACT 
 
The Department of Community Planning further recommends adoption of the staff report 
and the following four (4) Findings of Fact in support of APPROVAL of the rezone. 
 

1. This MF zone is consistent with the FNSB Regional Comprehensive Plan land use 
designation of Urban area because it allows for an increase of residential density 
along minor collector roads and an alley with the ability to absorb the increase of 
vehicular traffic from multiple-family dwellings.  
 

2. The rezone to MF conforms to the following FNSB Regional Comprehensive Plan 
goals: 

 
RCP Land Use Goal 3: To have a variety of land uses that fit the diverse needs of the 
community. 

Strategy 7: Provide a variety of residential land use opportunities 
Action A: Provide different housing types, densities and costs 
Action B: Encourage a mix of lot sizes 
 

RCP Land Use Goal 4: To enhance development opportunities that minimize public and 
private costs, both initial and long-term. 

Strategy 10: Attract and support development that is compatible with and 
enhances existing land use: 

Action A: Support innovative land development and compatible land use 
that addresses special area needs, site constraints, energy, or design 
objectives. 

• Encourage energy-efficient land use through higher densities and 
clustered housing 

 
RCP Transportation and Infrastructure Goal 2: To have sufficient public utilities and 
infrastructure to meet existing and future goals 

Strategy 9: Encourage safe and full utilization of available public utilities (i.e. 
public water and sewer services). 

 
11 Attachment 6: Site Visit Pictures 
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Action A: Encourage optimal development where public water and sewer 
exist. 

 
3. The rezone conforms to the public health, safety and welfare because:  

a. The MF zone and the SF-10 zones share the same permitted and conditional 
uses with the only difference of adding a duplex or multiple-family residence 
as a permitted use to a lot depending on its size. 

b. Multiple-family dwellings are required to provide adequate on-site parking 
and space for vehicle maneuverability, decreasing the likelihood of a traffic 
accident on the adjacent roads.  

c. Farewell Avenue, A Street, B Street and C Street are minor collector roads 
and have the capacity to absorb the impacts of this rezone. 
 

4. The proposed rezone is likely not a spot zone because: 
a. The rezone is consistent with the Regional Comprehensive Plan land use 

designation, as well as Land Use Goals 3 and 4, and Transportation and 
Infrastructure Goal 2. 

b. The rezone area is adjacent to the nearest MF-zoned properties west of A 
Street.  

DRAFT PLANNING COMMISSION MOTION: 

I move to recommend approval of RZ2026-008, rezoning Lots 11-20, Block 24 
and Lots 11-19A, Block 25, Northwest Portion of Hamilton Acres from Single-
Family Residential (SF-10) to Multiple-Family Residential (MF). 
 
Attachment 1: Complete Application 
Attachment 2: Sign Posting Affidavit 
Attachment 3: Zoning Map 
Attachment 4: Regional Comprehensive Plan Map 
Attachment 5: Transportation Map 
Attachment 6: Site Visit Pictures 
Attachment 7: Public comments log & written comment 
Attachment 8: Agency comments 
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Page 1 

Rezoning Narrative Letter 

Property Address: Lots 11-20, Block 24; Lots 11-19A, Block 25
Current Zoning: Single-Family Residential (SF-10) 

Requested Zoning: Multiple-Family Residential (MF) 

Rezone Area PANs: 72974, 72982, 72991, 73008, 73016, 73024, 73032, 73041, 73059, 73067, 73164, 73172, 

73181, 73199, 73202, 73211, 73229, 73237, 73245 

1. Why the Existing Zone is Unsatisfactory

The existing SF-10 zoning does not fully reflect the residential character and development potential of the 

proposed rezone area. The area is within an established residential neighborhood and is adjacent to existing 

Multiple-Family Residential (MF) zoning west of A Street. 

The property owners desires to maintain and provide additional dwelling units where existing infrastructure can 
support increased residential use. Rezoning the area to MF would allow additional housing opportunities and 

more efficient use of properties within an established area, subject to applicable Borough requirements. 

2. Conformance with the FNSB Regional Comprehensive Plan

The proposed rezoning is consistent with the goals of the Fairbanks North Star Borough Regional 

Comprehensive Plan by supporting residential infill, efficient use of existing infrastructure, and additional 

housing opportunities within an established urban area. 

The rezone area is adjacent to an existing MF zone west of A Street. Extending MF zoning into the proposed 

rezone area would be consistent with the surrounding zoning pattern and would support additional residential 

development where roads, utilities, and public services are already available. 

3. Protection of Public Health, Safety, and Welfare

The proposed rezoning is not expected to negatively impact public health, safety, or welfare. The rezone area is 

located along Farewell Avenue, which carries more traffic than the SF-10 residential area to the north. This 

location can accommodate additional residential use without directing increased traffic through the SF-10 

neighborhood. 

Future development within the rezone area would be required to comply with applicable MF development 

standards. The MF zone requires buildings to be set back 20 feet from the front lot line and 10 feet from the side 

and rear lot lines. 

Residences with more than two dwelling units are also required to meet the off-street parking standards in 

FNSBC 18.96.060. These requirements help ensure that future residential development provides appropriate 

parking and minimizes impacts on surrounding streets and neighboring properties. 

Overall, the proposed MF zoning would allow additional housing in an established area while ensuring that 

future development complies with Borough standards intended to protect neighboring properties and the 

surrounding community. 

We respectfully request that the Borough considers our application to rezone this portion of  Farewell Avenue to 

Multi-Family Residential (MFR). This change will formally recognize the property's existing configuration , 

ensure ongoing compliance with Borough regulations, and help meet the regions long term housing goals.  

Please feel free to contact us with any questions or additional information. 

Sincerely  
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Attachment 2: Sign Posting Affidavit (3 pages)
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Attachment 6: Site Visit Pictures (6 pages)  

Multiple family residences west of A Street
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Top: Looking south at the Farewell Avenue and A Street intersection from the northern alley

Bottom: Looking east on Farewell Avenue from the A Street intersection
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Top: Looking west on Farewell Avenue from the B  Street intersection

Bottom: Looking east on Farewell Avenue from the B Street intersection
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Top: Public hearing sign posted on the north side of Farewell Avenue, just east of B Street

Bottom: Sidewalk on the south side of Farewell Avenue
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Top: Looking west on Farewell Avenue from the C Street intersection

Bottom: Looking north on C Street 
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Top: Alley north of rezone area  between Farewell & Eureka Avenue

Bottom: Intersection of D Street & Farewell Avenue lookeast towards the rezone area
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RZ2026-008 Public Comments 
Summer 2026

Date Contact Comment 

1 26-Aug DPO recipient Came to the counter with general questions about the application. 
No comments or objections given about this application.

2 28-Aug DPO recipient / 
rifrafson@hotmail.com

Called with general questions and requested to see the rezone 
application. 

3 3-Sep Gallagher / 207 D Street opposed to rentals but not to townhomes & condos / In favor of 
more accessible dwelling units (see written comment)

4 3-Sep George Lampe / 316 & 320 
Farewell Ave

opposed to rezone / concerned about the increase in traffic and 
property values (see written comment)

5 8-Sep Ann Spannagel / 221 
Farewell (Lot 4)

Concern that there's intent to tear down existing buildings and put 
up a big apartment complex. "If they put an apartment complex 
there I am gone." Said the sewer will need upgrading. She said she is 
okay with them doing multifamily use within the lot lines. Questions 
about applicant's plans and the process. 

6

7

8

9

10

11

12

13

Attachment 7: Public comments log (3 pages)
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