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City and Borough of Wrangell 

Planning and Zoning Commission  

AGENDA  

 

 

Thursday, February 13, 2020  Location: Borough Assembly Chambers 

6:00 PM  City Hall  

 

Planning & Zoning Hearing & Meeting 2020-02-13 

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 January 9, 2020 Regular Meeting 

E. PERSONS TO BE HEARD 

F. CORRESPONDENCE 

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 

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. 

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 

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 
January 9, 2020 

6:00pm  
Minutes 

 
A. CALL TO ORDER / ROLL CALL 

Vice Chair McConachie called the meeting to order at 6:00 p.m.  

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

Also present were staff Carol Rushmore and Aleisha Mollen.  
 

B. AMENDMENTS TO THE AGENDA 

None. 

C. CONFLICTS OF INTEREST 

No Conflicts of Interest.  

Mollen explained the addition of this section and the impact and actions should a conflict of 
interest be determined.  

D. APPROVAL OF MINUTES 

Approval of the minutes of the December 12, 2019 Regular Meeting 

Motion made by Commissioner Hutchinson, Seconded by Commissioner Hein to approve 
the minutes of the December 12, 2019 Regular Meeting.  

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

E. PERSONS TO BE HEARD 

None.  

F. CORRESPONDENCE 

None.  

H. NEW BUSINESS 
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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 6:07 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 Hein 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 condition: Provide Borough staff a copy of the 
written agreement with the owner of Lot 6A, Massin/Industrial Replat with the terms of 
their agreement allowing the applicant to utilize their driveway entrance from Bennett 
Street. 

Rushmore stated that the letter has not been received yet and that will need to be received 
before this is official. Rushmore stated that according to the plat, the driveway comes in on the 
lot owned by AP&T.  

Motion made by Commissioner Hutchinson, Seconded by Commissioner Hein to table this 
item until the next meeting.  

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

G. OLD BUSINESS 

1. Review of a request by Jim and Sue Nelson to purchase City Land adjacent to the switch 
yard near Public Works   ( Postpone)  

Rushmore stated that there is an appraisal in the works for part of the property and until that is 
received, this item will be pending. McConachie asked about the lines on the property. Rushmore 
stated that there is an easement question being resolved currently.  

Motion made by Commissioner Hein, Seconded by Commissioner Hutchinson to postpone 
the item until additional information is received.  
Voting Yea: Vice-Chair McConachie, Commissioner Hutchinson, Commissioner Hein 
 

2. Proposed Zone Change Discussion for the Wrangell Institute property 

Rushmore referred back to the draft RCMU (Residential Commercial Mutli Use) District code 
provided. One thing changed was that the primary use seems to be residential with some 
commercial uses allowed. Therefore the intent was changed to reflect this.  

Rushmore asked if the Commission wanted to leave the "General Retail" use as it is or be more 
specific. The definition of general retail was discussed. The Commissioners agreed to leave it as it 
is to avoid specifying ideas out of the code.  

Rushmore asked about vacation rentals. Hutchinson asked about the use of container vans. The 
Commission agreed to add that to prohibited items.  
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Rushmore returned to McConachie's question from the last meeting regarding free-roaming 
animals and the amount of caged animals as well. Rushmore stated that they could have up to 10 
adult chickens in an animal establishment. After discussion the Commission determined that in 
this district fowl need to be contained within the property line and roosters and animal 
establishments are prohibited.  

Rushmore stated that she will send an email with the links and will also send information on the 
Planned Unit Development that could lay over the top of this. Every municipality handles this 
differently and the example provided by Ketchikan makes the PUD its own zone. However, 
Rushmore stated that she is still researching this and thinks that the overlay is a better option for 
Wrangell.  

Rushmore stated that Privett had sent a link for cluster homes and that link is available as well. 
She is also working on permitting for vacation rentals.  

I. PUBLIC COMMENT 

None.  

J. COMMISSIONERS’ REPORTS AND ANNOUNCEMENTS  

McConachie stated that he had received a question about the mill property and had noted that 
P&Z is not doing anything with it at this time. Rushmore agreed that this is the case and that the 
City & Borough of Wrangell has withdrawn from negotiations to purchase that property.  

K. ADJOURNMENT 

Vice Chair McConachie adjourned the meeting at 6:43 p.m. 
 
 
 
 
_________________________________ __________________________________ 
VICE CHAIRPERSON   SECRETARY 
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City and Borough of Wrangell, Alaska 

Agenda Item G1 

 

Date:  February 8, 2020 

To:   Planning and Zoning Commission 

From:  Carol Rushmore, Economic Development Director   

Re:   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. 

 
Review: 

The applicant is subdividing the property located in Wrangell West Subdivision in half, 

each half just over 2 acres. Adequate acreage exists for a septic drainfield. Both 

properties share a driveway access. 

Recommendation:  

Move to approve the final plat as presented.  
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City and Borough of Wrangell 
 

Agenda Item G2 
 
Date: February 8, 2020 
 
To: Planning and Zoning Commission 
 
From: Carol Rushmore, Economic Development Director 
 
Re:  Conditional Use Permit application for a Bed and Breakfast on Lot 9, Block 3, USS 1593, zoned 
Single Family Residential, requested by Theresa Allen. 
 

 
Background:  The applicant is seeking to operate a transient, short term Bed and Breakfast rental 
on the lower floor of her residence. 
 
Review Criteria: 
  Single Family Residential: Chapter 20.16 
  Standards: Chapter 20.52 
 
Recommended Motion:  Move to approve 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. 
 
 
Findings of Fact:    
 
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 two family dwellings as a permitted use.  WMC 20.08.260 defines dwelling unit as one or 
more rooms and a single kitchen designed as a unit for occupancy by not more than one family for 
living or sleeping purposes.   Home Occupations (WMC 20.08.380) are allowed as an accessory use 
within the home as long as there are no changes from the characteristics of the permitted use.  
Cottage Industry (WMC 20.08.200) requires a conditional use permit and is for uses that are 
compatible with the underlying zone but could potentially have impacts to the adjacent property 
owners.   A Bed and Breakfast type facility of short term transient duration (under 30 days) could see 
an increase in traffic to the neighborhood as a visitor comes and goes from their overnight stay. 
However, the traffic may be no different than a typical resident.   Many visitors will not have a vehicle 
and will be on foot, but some will have vehicles. The increase in traffic is likely to be minimal. A 
single long term rental is allowed as a permitted use based on the definition of dwelling unit  (WMC 
20.08.260) with the residence utilized for residential living.  
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Noise could be more than typical if the whole residence is rented by vacationers interested in 
partying, however with owner on-site, typically noise is not an issue. City Hall has not yet received 
any complaints by neighbors of B&B’s or of AirBnB type rentals.  The owner can provide rules and 
reminders to all guests to minimize potential issues. 
 

2) Provisions of sewer and water:  The property is connected to sewer and water.  
 

3) Entrances and off-street parking available without safety issues:    
Access to the residence is from Evergreen Avenue. The residence is required to have at least one 
off street parking place for the rental unit, and one off street parking place for the residence for a 
total of 2 off street parking places. Many visitors will not have a vehicle and will be on foot, but some 
will have vehicles.   The property has at least the two required spaces and could accommodate 
more. 
 
 
 

- Page 9 -



- Page 10 -



Spring St

Ev
erg

ree
n A

ve
.

DISCLAIMER: THESE MAPS ARE FOR PLANNING PURPOSES ONLY. 
PROPERTY LINES ARE APPROXIMATE. AERIAL 2002.

´

CITY AND BOROUGH OF WRANGELL, ALASKACITY AND BOROUGH OF WRANGELL, ALASKA

1 inch = 200 feet
Public Map

Date: 2/8/2020
- Page 11 -



City and Borough of Wrangell 
 

Agenda Item - H1 
 
Date: February 8, 2020 
 
To: Planning and Zoning Commission 
 
From: Carol Rushmore, Economic Development Director 
 
Re:  Conditional Use request for a commercial retail drive through coffee shop to be located in the 
Industrial Park on Lot 5 Block 59B, Industrial Park Subdivision, Amended Plat 85-8, zoned Industrial, 
requested by Sara Gadd, owned by Bernie Massin. 
 

 
Back ground:  The applicant is seeking to open a drive through coffee shop.   In January, a public 
hearing was held for the conditional use permit request. The applicant was not present, nor was a 
written agreement with the owner of the adjacent lot for use of the driveway access. The 
Commission moved to table until access could be resolved.  
 
Recommendation:  Approve the conditional use permit with conditions. 
 
Recommended Motion:  Move 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 
 
Review Criteria: 
  Industrial District: Chapter 20.48 
  Standards: Chapter 20.52 
  Conditional Use Permits: Chapter 20.68 
 
Findings of Fact: 
 
The Industrial District 20.48.040 Conditional Uses allows “Other compatible uses which are 
consistent with the intent of this chapter, as determined by the commission, may be allowed with 
appropriate conditions in accordance with Chapter 20.68 WMC, if such uses would serve the 
community’s best interest.” 
 
Ms.Gadd is proposing to establish a drive through Coffee Shop on the lot where the old car wash is 
located.  Entrance was planned from Bennett Street, however, because the driveway access 
entered an adjacent property owners land, a written agreement was required from the landowner.  
The applicant has not supplied a different drawing to show how ingress and egress will be contained 
to the lot owned by Mr. Massin.   
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The entrance and exit are proposed to be from the same driveway at the corner of Howell Street and 
Bennet Street. Because of the driveway’s close proximity to the corner and intersection with Bennet, 
there could be safety issues for cars entering and exiting.  The applicant proposes to enter the 
property, drive on the far side of the old carwash building in order to drive up to the coffeeshop with 
the coffee shop building on the driver’s side.  Exit will be through the same driveway access.  While 
Howell Street is not a busy street, Bennet Street is the major northern loop road and during morning 
hours of school and work start, traffic increases significantly. Signage with clear directions as well as 
a printed diagram to hand to patrons in the first few months of opening could minimize any traffic 
issues.  The Commission needs to determine if the proposed driveway is adequate for the use and 
safety issues can be minimized. 
 
With the new route around the car wash building, there should be plenty of room for up to 10 cars to 
queue in line. The applicant has indicated that should a longer line form she will have a back up plan 
for utilization of the rest of the lot for cars to pull over and wait in order NOT to block Bennett Street.  
 
The property is connected to City sewer and water.   
 
Conditions of Approval for conditional use applications include: 
 
1) Minimal impacts on adjacent neighbors from noise, traffic, appearance, yards etc.  The proposed 
business is to be located in the industrial park on a lot that previously had a car wash on site and is 
now currently being used for storage. The proposed use will increase traffic to this lot from its current 
use status, but should not significantly increase traffic for the Industrial zoning.   
 
2) Provisions of sewer and water:  The property is connected to sewer and water.  
 
3) Entrances and off-street parking available without safety issues: The location of the driveway 
access on Howell, at the corner of Bennet Street and Howell could potentially create some safety 
hazards with cars entering or exiting, needing to cross in front of each other.  By clearly utilizing 
directional signs for entering cars and signage for exiting cars to identify that cars entering the lot 
have right of way, safety issues should be minimized. Howell Street is not a busy street, but Bennet 
Street traffic can increase significantly as the only major northern loop road, especially during 
morning hours of school and work start, and noon time traffic. 
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