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City and Borough of Wrangell 

Planning and Zoning Commission  

AGENDA  

 

 

Tuesday, March 17, 2020  Location: Borough Assembly Chambers 

6:00 PM  City Hall  

 

Planning and Zoning Commission Meeting 03-17-2020 

6:00 PM 

 
A. CALL TO ORDER / ROLL CALL 

B. AMENDMENTS TO THE AGENDA 

C. CONFLICTS OF INTEREST 

D. APPROVAL OF MINUTES 

1. Approval of the Minutes of the February 13, 2020 Regular Meeting 

E. PERSONS TO BE HEARD 

F. CORRESPONDENCE 

1. Letter dated March 13, 2020 from Carol Rushmore to Leif Larsson and Diane Larsson 
regarding violations on Lot 7BB, Larsson-Buhler Replat. 

H. NEW BUSINESS 

1. (PH)   Conditional  Use permit request for agricultural development on Lot 14A and Lot 
14B,  USS 2589, zoned Waterfront Development, requested by owners Laura and Dwane 
Ballou of Oceanview Gardens, LLC. 

2. (PH)  Modification to a Contract Zone Agreement allowing a third storage unit building 
on Lot C, Torgramsen-Glasner Subdivision, Plat No. 2016-2, zoned Light Industrial per 
the Contract Zone Agreement, requested by owner Don Glasner.  

3. (PH)  Variance permit request for reduction in setbacks for the construction of a wooden 
fence  on Lot 4A, Bylow Subdivision, Plat No. 2018-8, zoned Single Family Residential, 
requested by Brooke Reynolds.  

4. (PH)  Conditional Use permit request for a trailer to be used as temporary housing for 
up to 18 months while constructing a permanent residence on Lot 8, Block 6, USS 2127, 
zoned Single Family Residential, requested by Greg and Tammi Meissner. 

G. OLD BUSINESS 

1. Discussion of Institute property proposed zoning changes.  

I. PUBLIC COMMENT 

J. COMMISSIONERS’ REPORTS AND ANNOUNCEMENTS  

K. ADJOURNMENT 
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City and Borough of Wrangell, Alaska 

WRANGELL PLANNING AND ZONING COMMISSION 

February 13, 2020 

6:00pm  

Minutes 
 
A. CALL TO ORDER / ROLL CALL 

Vice Chair McConachie called the meeting to order at 6:01 p.m. 

PRESENT 
Vice-Chair Donald McConachie 
Commissioner Apryl Hutchinson 
Commissioner Kate Hein 
Commissioner Jillian Privett 
 
ABSENT 
Chair Terri Henson 

Also present was staff Aleisha Mollen 

B. AMENDMENTS TO THE AGENDA 

None.  

C. CONFLICTS OF INTEREST 

None.  

D. APPROVAL OF MINUTES 

Approval of the Minutes of the January 9, 2020 Regular Meeting 

Motion made by Commissioner Hutchinson, Seconded by Commissioner Hein to approve 
the minutes of the January 9, 2020 Regular Meeting.  

Voting Yea: Vice-Chair McConachie, Commissioner Hutchinson, Commissioner Hein, 
Commissioner Privett 
 

E. PERSONS TO BE HEARD 

None.  

F. CORRESPONDENCE 

None.  

H. NEW BUSINESS 

 



 

 

 

1. Final Plat approval of the Smith/Young Subdivision, a subdivision of Lot 6, Block 7, 
Wrangell Island West Subdivision, Plat 83-11, Creating Lots 6A and 6B, Zoned Rural 
Residential, requested by Dan Smith and owner Scott Young 

Motion made by Commissioner Hein, Seconded by Commissioner Hutchinson to approve 
the final plat as presented.  

Voting Yea: Vice-Chair McConachie, Commissioner Hutchinson, Commissioner Hein, 
Commissioner Privett 
 

2. (PH)  Conditional Use Permit application for a Bed and Breakfast on Lot 9, Block 3, USS 
1593, zoned Single Family Residential, requested by Theresa Allen. 

Public Hearing opened at 6:06 p.m. No one was present to speak to this item. Public Hearing 
closed at 6:07 p.m. 

Motion made by Commissioner Hutchinson, Seconded by Commissioner Privett to 
approve the findings of fact and the conditional use permit request for a home occupation 
allowing the lower level of the residence to be a Bed and Breakfast for short term 
transient rentals, subject to the following conditions:  

1. Provide Guest Guidance or similar document on noise, behavior, to encourage respect 
for the residential district and neighbors;  

2. Two off-street parking places must be provided. 

Voting Yea: Vice-Chair McConachie, Commissioner Hutchinson, Commissioner Hein, 
Commissioner Privett 
 

G. OLD BUSINESS 

1. (PH)  Conditional Use permit request for a commercial retail business drive through 
coffee shop in the Industrial Park on Lot 5, Block 59B, Industrial Subdivision Amended, 
Plat No. 85-8, zoned Industrial District, requested by applicant Sara Gadd, owned by 
Bernie Massin 

Public Hearing opened at 6:08 p.m. No one was present to speak to this item. Public Hearing 
closed at 6:08 p.m. 

Motion made by Commissioner Hein, Seconded by Commissioner Hutchinson to approve 
the conditional use permit and findings of fact  for the conditional use permit request 
allowing a commercial retail drive through coffee shop on the above described lot in the 
Industrial Park subject to the following conditions:  

1) Signage should be posted at the adjacent landowners driveway access off Bennet Street 
to Please Use Howell Ave Driveway for Coffeeshop, or similar;  

2) Directional signage should be posted on the property to assist cars in how to queue.  

3) Sign at exit should somehow indicate those entering have right of way 

Hutchinson asked if it changed due to AP&T. Gadd answered yes and the condition for signage 
was reviewed.  



 

 

 

Voting Yea: Vice-Chair McConachie, Commissioner Hutchinson, Commissioner Hein, 
Commissioner Privett 
 

I. PUBLIC COMMENT 

None.  

J. COMMISSIONERS’ REPORTS AND ANNOUNCEMENTS  

Mollen reminded the Commissioners that the next meeting will be on March 12, 2019. 
Hutchinson, Hein, and McConachie will be gone. Hutchinson will be out the 11th-14th. 
McConachie is gone most of the month. Hein is gone the 6th through the 12th.  

March 5, 2020 will tentatively be the next meeting date so that we have a quorum, but a 
confirmation will be sent once Rushmore returns.  

K. ADJOURNMENT 

Vice Chair McConachie adjourned the meeting at 6:16 p.m. 

 

 

 
 
 
_________________________________ __________________________________ 

CHAIRPERSON    SECRETARY 

 
 

















City and Borough of Wrangell 
 

Agenda G1 
 
Date: March 12, 2020 
 
To: Planning and Zoning Commission 
 
From: Carol Rushmore, Economic Development Director 
 
Re: Conditional  Use permit request for agricultural development on Lot 14A and Lot 14B,  USS 
2589, zoned Waterfront Development, requested by owners Laura and Dwane Ballou of 
Oceanview Gardens LLC. 
 

 
Background:   The Ballou’s have purchased a portion of what is often called Sealy’s Mt for 
agricultural purposes.  
 
Recommendation: Staff recommends approval of the conditional use permit request for 
agricultural use. 
 
MOTION: Move to approve the conditional use permit request and findings of fact to allow 
agricultural activities consisting of raised beds, orchards, green houses and high tunnels on the 
subject lots, subject to the following conditions:  

1) Buffer of trees along the state right-of-way should remain unless a tree is deemed as 
significantly dangerous in order to provide a separation buffer between industrial and 
residential uses; 

2) Any lighting that is established should be angled toward the water to minimize night light 
pollution for adjacent residences; 

3) Access to and from the property shall only be via the gated access on the north end of 
the lot; 

4) All other local, state and federal permit requirements for agricultural uses, utilities, waste 
or other needs shall be obtained. 
 

 
Review Criteria: Waterfront Development  District: Chapter 20.50 
   Standards: Chapter 20.52 
   Conditional Uses : Chapter 20.68 
  
Findings:  The property is proposed to be used for agricultural purposes and would include 
raised beds, orchard, greenhouses and high tunnels in a phased expansion.  The Waterfront 
Development District (Wrangell Municipal Code 20.50.040) requires that a conditional use 
permit be obtained for “other uses not water related or dependent”. 
 
Sewer, water and electrical are available to the site. Water service will be established first and 
then as expansions plans occur and employees are required, sewer will be needed and 
established. The applicants indicated they will also be establishing rain catchment system if 
necessary for drought periods.  Three-phase electrical will be established during future 
expansion for refrigeration requirements.  



 
Access is via a gated entry point off Zimovia Highway on the north end of the lot. There should 
be no safety issues for vehicles entering or exiting as the Highway is fairly straight in this 
section. 
 
The property is a sawdust fill with a rock cap.  The extensive fill created is actually unknown and 
rumors abound as to what might be buried within the fill.  Most permanent structures may 
require an engineering analysis prior to receiving a building permit to ensure the integrity of the 
fill structure for long term development.  The notice in the real estate sales information also 
recognizes the issue and states that the lots (of Sealy’s Mt) are for “above ground use only”.  
Surface testing of soils should be conducted to ensure health of plants and food products that 
might be produced for consumption.  
 
Conditions of Approval for conditional use applications include: 
1) Minimal impacts on adjacent neighbors from noise, traffic, appearance, yards etc.  The 
proposed agricultural facility which includes raised beds, orchards, green houses, high tunnels 
over a phased implementation plan should not impact adjacent neighbors due to noise, traffic or 
appearance.  Along the State Right-of-way for the Highway on the eastern boundary line, there 
are trees blocking views of the industrial site from the residential neighbors. Some of the trees 
are in the right-of-way and some are on their property. The trees, other than significant danger 
trees or thick alder growth should remain as a buffer to separate the residential from industrial 
use.   There is more than adequate parking available on site. 
2) Provisions of sewer and water:  There is sewer and water connections available to the 
property. Electrical is available as well.  Applicants have indicated they will be connecting as 
needed. 
3) Entrances and off-street parking available without safety issues: Access is via a gated entry 
point off Zimovia Highway on the north end of the lot. There should be no safety issues for 
vehicles entering or exiting as the Highway is fairly straight in this section. 
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City and Borough of Wrangell 
 

Agenda G2 
 
Date: March 12, 2020 
 
To: Planning and Zoning Commission 
 
From: Carol Rushmore, Economic Development Director 
 
Re: Modification to a Contract Zone Agreement allowing a third storage unit building on Lot C, 
Torgramsen-Glasner Subdivision, Plat No. 2016-2, zoned Light Industrial per the original 
Contract Zone Agreement, requested by owner Don Glasner.  
 

 
Background:    In 2016, Mr. Glasner requested and received a Contract Zone agreement 
changing the zone to the property from  Single Family Residential to Light Industrial for the 
purpose of constructing a single storage unit building.  In late 2016 he received a modification to 
the Contract Zone Agreement to construct a second building. Mr. Glasner is now requesting a 
second modification to the Agreement to construct a third storage unit building.   
 
Recommendation: Staff recommends the Contract Zone be modified to allow a third storage 
unit facility retaining the existing conditions of approval.  
 
MOTION: Move to recommend to the Assembly to approve the findings of fact and a second 
modification to the Contract Zone Agreement and site plan to allow construction of a third 
storage unit building with the previously approved conditions:   

1) Site obscuring vegetated buffer of at least 25 feet maintained pursuant to 
WMC20.52.200; 

2) Lighting at facility should be angled downward and guarded from side so as not to 
disturb adjacent residences; 

3) Operating hours should be restricted from 7:00am to 8:00pm; 
4) The driveway entrance to the storage unit will be widened and moved over 10 feet to 

avoid all conflict with the adjacent residential driveway  (completed).  
 
Review Criteria: Light Industrial District: Chapter 20.51 
   Standards: Chapter 20.52 
   Contract Zone: Chapter 20.77 
  
Findings:   
Mr. Glasner  purchased Lot C, Torgramsen-Glasner Subdivision in 2016. He sought and 
received a contract zone specifically for a single building indoor storage facility.   Mr. Glasner 
requested a modification to his contract zone in late 2016 to add a second storage facility on the 
same property.  
 
Mr. Glasner’s original  proposal changed the Single Family zone to Light Industrial for only a 
single storage building.  His first modification added a second storage unit building. He 
constructed two steel buildings of 120’ X 45’ and 84’ X 30’. 
 



Mr. Glasner is now submitting a modified site plan and seeking to construct a third building with 
4 garage units with a footprint of 60’ x 38’.  
 
Access to the facility is currently via an existing drive way from Zimovia Highway.  He widened 
the driveway after comments and concerns of his neighbor regarding the close proximity and 
concern of conflicts of access.  Based on the proposed site plan and aerial, the new building will 
be 25 feet from the adjacent property line  and approximately 40+ from building 1, in a portion of 
the area that looks like it is currently used for parking and storage.  Additional parking and 
staging is available between building 1 and 2 and can be made available on the sides of 
building 3.  
 
Contract Zones modify the underlying zone, in this case, Single Family Residential, to Light 
Industrial for a very specific use as outlined in the applicant’s proposal, and on which all reviews 
are made.  The Contract Agreement is then prepared between the applicant and the Borough 
based on the specific request and approval.  To amend or modify the proposed use and 
activities, requires approval and a modification to the agreement, as changes could create new 
or adverse impacts not originally anticipated.  
 
The Commission needs to determine if the proposed expansion will create additional impacts in 
the area and affect the Contract Zone Agreement.  The Commission is making a 
recommendation to the Assembly and must make findings as to appropriateness for the area 
and effects on property owners.  Findings must address requirements of WMC 20.76.030 (C): 

1) Justification for the proposed change, including the effect on the objectives of the 
comprehensive plan 

2) Effect of the proposed change on property owners, including traffic flow, population, 
density, parking, sewer and water 

3) Approval or Disapproval 
 
 
DRAFT FINDINGS OF FACT: 

1. Justification for the proposed change, including the effect on the objectives of the 
comprehensive plan:   The Commission deems it in the best interest of the community to approve 
the requested modification to the contract zone allowing a third building per the proposed modified 
site plan. The activities of the proposed use is in high demand and provides positive benefits to the 
community.  The proposed use may not meet the objectives of the Future Residential  Growth of the 
Comprehensive Plan (Ch 6.8.2) nor does it fall within the Future Growth Map 6-18 for Residential 
development per the underlying zone prior to the agreed zone change, but it does meet Land Use 
Policy 32 designating areas for commercial and industrial development. The existing use has not 
seemed to create major impacts to neighbors. The one complaint received by staff regarding the 
conflicting driveway access was addressed during the last modification request.   Implementing the 
conditions meets Policy 33 promoting compatibility.  

2. Effect of the proposed change on property owners, including traffic flow, population, 
density, parking, sewer and water:  The Commission finds that the impacts of an additional 
storage building to adjacent property owners will be minimal. Lighting can be directed downward 
and access times limited to minimize noise and visual efforts. The access driveway was shifted over 
previously to avoid traffic flow and access conflicts with the adjacent landowner and no additional 
complaints or comments have been received by staff. The condition requiring a 25 foot vegetative 
buffer remains as part of the agreement.  

3.  Approval or Disapproval: The Commission recommends approval of the contract zone 
agreement modification request. 
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City of Wrangell, Alaska 
Agenda Item G3 

 
Date:  March 11, 2020 
 
To:  Planning and Zoning Commission 
 
From: Carol Rushmore, Economic Development Director 
 
Re: Variance permit request for reduction in setbacks for the construction of a fence  on Lot 4A, 
Bylow Subdivision, Plat No. 2018-8, zoned Single Family Residential, requested by Brooke 
Reynolds.  
 

 
Review: 
The applicant is requesting a side yard setback of 2 feet from the property line for a 
wooden fence.  This is a corner lot and based on definitions, all lot lines require a 20 
setback.  
. 
Recommendation  Staff recommends approving the variance request for the fence. 
 
Recommended Motion:  

1) Move to approve findings of facts and a 2 foot side yard setback, providing 

for an 18 foot variance for the proposed fence. 

Criteria: 
The proposal must comply with the following sections: 
 

Chapter 20.16: Single Family Residential 
Chapter 20.52: Lot Standards 
Chapter 20.72: Variances 

 
 

Findings:  
Brooke Reynolds, owner, is proposing to construct a wooden fence with cement posts within the 
setback area of the two property lines opposite Reid Street and St Michael Street right of ways.    
 
Building permits are required for fences that need cement posts or over 6 feet high, making them 
a permanent structure.  All structures constructed with the setback area would require variance 
approval. The lot is on City sewer and water. 
 
The property is 5300 square feet and a corner lot.  By definitions, a 20 foot setback is required for 
all yards for the new structure and accessory buildings.  Standard setback requirements for the 
Single Family Residential District is 5 foot for side yards and 20 foot for front and back yards. 
 
A Variance application must meet four criteria  (WMC20.72.050) 
 
1. Exceptional Physical Circumstances:  The lot is a small lot at the intersection of Reid Street 

and St. Michaels.  The land area of the applicant and the properties north of her is sloped with 



rock pad fills providing a level building area.  The toe of the slope of the upper lot extends into 
the applicant’s lot, thus the angle of one of the fence lines.  The corner lot has adequate square 
footage for the Single Family District. However by definition, it is 20 foot setbacks all around  
thus the request for the variance.   

2. Strict application would result in practical difficulties or unnecessary hardships: Strict 
application to the setback requirement would provide a tiny yard area for the owner. The 
proposed structure is not a building but a fence to provide privacy. The proposed fence is to be 
1-2 feet from the property line opposite St. Michael Street.  

3. That the granting of the variance will not result in prejudice to others, or be detrimental to public 
health, safety or welfare: The granting of the variance will not prejudice others in the area with 
similar construction.  The variance will not create a safety issue or be detrimental to public 
health nor will it block sunlight or views to adjacent landowners, other than perhaps early 
morning sun to the lower yard area of the adjacent landowners along Reid Street.   The fence 
is not proposed for the corner of the intersection so will not obstruct site distance views for 
vehicles.  

4. Granting of the variance is not contrary to the comp plan for single family residential 
development. 
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City and Borough of Wrangell 
 

Agenda Item G4 
 
Date: March 11, 2020 
 
To: Planning and Zoning Commission 
 
From: Carol Rushmore, Economic Development Director 
 
Re:  Conditional Use Permit application for temporary use of a trailer for 18 months while a 
permanent residence is being constructed on Lot 8, Block 6, USS 2127, zoned Single Family 
Residential, requested by Greg and Tammi Meissner. 
 

 
Background: The applicants are preparing to build a permanent residence on the above described 
lot and want to live onsite in a trailer until the house is completed. 
 
Review Criteria: 
  Single Family Residential: Chapter 20.16 
  Standards: Chapter 20.52 
  Conditional Use Permits: Chapter 20.68 
 
Recommended Motion:  Move to approve findings of fact and the conditional use permit 
request for allowing residential living in a trailer for 18 months, subject to the following 
conditions: 

1) Trailer is to be discontinued as an onsite living unit once the permanent residence is 
completed. 

2) Sewer, water, and electrical are required to be hooked up to the trailer prior to 
applicant’s moving in to live in the unit. 

3) Should the applicants need an extension of time to live in the trailer longer than 18 
months, a modified conditional use permit must be obtained from the Planning and 
Zoning Commission.  
 

 
Findings of Fact:    
 
The applicant is preparing to build a permanent residence on the above described lot.  In the interim, 
they are selling their house and wanting to live onsite in a trailer until the house is completed. They 
will begin construction this summer and expect it to be completed and moved in within 18 months.  
The applicants are installing utilities to the site and are working to install utilities to the trailer as well.  
 
 
Conditions of Approval for conditional use applications include: 
 

1) Minimal impacts on adjacent neighbors from noise, traffic, appearance, yards etc.    
The property is zoned Single Family Residential (SFR).   
 
SFR allows mobile homes as a conditionally permitted use.  WMC 20.08.530  defines mobile home 
as “any coach, motor home, trailer….”  The definition is old and needs updating, however as it 



 

 

stands the trailer is allowable with the approve of the Planning and Zoning Commission.  The lot is at 
the end of a dead end road (Fourth Avenue) off of Evergreen/Airport Loop Road. The trailer is 
closest to a right of way that is not constructed or cleared adjacent to the  old dump.  Its use and 
location should not impact adjacent neighbors.  
 

2) Provisions of sewer and water:  The property is connected to sewer and water and 
applicants are in the process of getting utilities connected.  
 

3) Entrances and off-street parking available without safety issues:    
Access to the residence is from Evergreen Avenue along Fourth Ave. The lot will have more than 
the one offstreet parking location 
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