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City and Borough of Wrangell 

Planning and Zoning Commission 

AGENDA 

Thursday, May 14, 2020 Location: Borough Assembly Chambers 

6:00 PM  City Hall 

Planning and Zoning Commission 5-14-20 

6:00 PM 

A. CALL TO ORDER / ROLL CALL

B. AMENDMENTS TO THE AGENDA

C. CONFLICTS OF INTEREST

D. APPROVAL OF MINUTES

E. PERSONS TO BE HEARD

F. CORRESPONDENCE

G. NEW BUSINESS 

1. Discussion and recommendation for easements across City Tidelands, Tract E, ATS 1531 
near Shoemaker Bay and Lot 1, S.B.P.L. Subdivision,  Shoemaker Bay Park, for the landing 
of a relocated GCI underwater marine cable.

2. (PH)  Preliminary plat review of the Johnson/Harrison Subdivision, a subdivision and 
replat of a portion of Lot 2, Trust Land Survey 2018-9, Lot B of Ned’s Resubdivision (Plat 
# 2004-5) and Lot 2 of Gillen Subdivision (Plat #82-10) creating Lots 1A and 2A of 
Johnson/Harrison Subdivision and the unsubdivided remainder of Lot 2,  zoned Rural 
Residential, requested by Johnson Construction & Supply Inc. and Victor and Kaelene 
Harrison, owned by Alaska Mental Health Land Trust

3. (PH)  Preliminary plat review of the Subdivision of Lot 2 of Trust Land Survey 2018-11, 
creating Lot 2A and Lot 2B, zoned Timber Management, requested by Brett Woodbury, 
owned by the Alaska Mental Health Land Trust.

4. (PH)  Conditional  Use permit request for residential structure, a guard quarter trailer 
and for storage of goods and equipment that may be of a non-water dependent or related 
use on Lot 7BB, Larsson-Buhler Replat (plat #2019-5), zoned Waterfront Development, 
requested by owner Leif Larsson.

5. (PH)  Modification No. 3 to a Contract Zone Agreement modifying the contract zoned 
setback requirements for the recently approved third storage building to be 15 feet from 
the west side property line on Lot C, Torgramsen-Glasner Subdivision (Plat No. 2016-2), 
zoned Light Industrial per the Contract Zone Agreement, requested by owner Don 
Glasner. 
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6. (PH)  Variance application request for a variance to the height requirements for a 35’
high residential addition, on Lot 5, Etolin Avenue Easement Dedication and Boundary
Survey, Zoned Single Family Residential, requested by owner Laurie Brown.

H. OLD BUSINESS

I. PUBLIC COMMENT

J. COMMISSIONERS’ REPORTS AND ANNOUNCEMENTS

K. ADJOURNMENT
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City and Borough of Wrangell 
 

Agenda G1 
 
Date: March 12, 2020 
 
To: Planning and Zoning Commission 
 
From: Carol Rushmore, Economic Development Director 
 
Re: Discussion and recommendation for an easement across City Tidelands, Tract E, ATS 1531 
near Shoemaker Bay and on uplands Lot 1, SBPL Subdivision (Plat No.99-8), for the landing of 
the relocated GCI underwater cable.  

 
Background:   GCI is seeking to relocate their underwater fiber optics cable that comes from 
Ketchikan creating a new landing in Wrangell so that it does not cross over the Southeast 
Alaska Power Association submarine electrical line near City Park.  
 
The Commission is reviewing the proposal to make a recommendation to the Assembly. 
 
Recommendation: Staff recommends to the Commission to recommend approval of the 
requested tideland easement and upland landing at Shoemaker Bay Park. 
 
MOTION: Move to recommend the Assembly approve a utility easement across the 
tidelands at Shoemaker Bay Park and along the southern property line of Shoemaker Bay 
Park with the following conditions: 

1) GCI should make a concerted effort to locate the upland portion of the cable 
landing within the Zimovia Highway right-of-way rather than within City owned 
property along the southern property line of the park; 

2) The Cable should be buried to MLLW as proposed or to the extreme low tide mark 
if feasible during the installation to protect the cable from any recreational 
activities and commercial fishing that occur within the tidelands; 

3) GCI contractors and staff should coordinate with the Harbor Director and Borough 
Staff prior to the cable burial and upland development; 

4) The cable’s location shall be marked appropriately and GIS map data provided to 
the borough; 

5) Connections to the electrical poles will be coordinated with Wrangell Municipal 
Light and Power Superintendent; 

6) The easement agreement will be negotiated and drafted upon knowing final burial 
location and upland landing site.  
 

SEAPA will be conducting maintenance and repairing their submarine cable line damaged in the 
earthquake a few years ago this summer. The GCI submarine cable crosses over the SEAPA 
cable prior to its landing at City Park. The cable line currently exits Wrangell at the same 
location and continues toward Petersburg. GCI is looking to move the line that comes up from 
Ketchikan to land on the south end of Shoemaker Bay Park in order to eliminate crossing of the 
SEAPA line.  The north exit from City Park towards Petersburg will remain as it parallels the 
SEAPA line. The change will keep the lines separate throughout the area. 
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The Port Commission, per WMC, reviewed the proposal at their regular meeting of May 7, 2020 
and approved a recommendation for the submarine GCI cable to be relocated to the tidelands at 
Shoemaker Bay Park.  Staff discussed the proposal with Kate Thomas Parks and Recreation 
Director to determine any concerns or issues there might be for an easement along the 
southern property line of the Park for the upland crossing and vault prior to connecting with the 
electrical poles. Ms. Thomas did not see any issues with the easement as long as it was along 
the property line.  The easement would not affect any future park redesign schematics.  The 
Electrical Superintendent Rod Rhoads also reviewed GCI’s cable relocation proposal. There are 
existing utility agreements for use of the poles by 3rd parties which GCI will need to comply with. 
Likewise, he requested GCI confer with the Department regarding equipment and installation 
which GCI has indicated in correspondence that they would.  
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City and Borough of Wrangell, Alaska 
 
 
Date:  May 1, 2020 
 
To:   Port Commission 
 
From:  Carol Rushmore, Economic Development Director   
 
Re: GCI request for a new submarine cable landing across city tidelands 
 

 
 
The enclosed information was provided by GCI.  SEAPA is going to be doing cable repair this 
summer to the submarine cable. The GCI submarine cable  crosses over the SEAPA line and 
lands at City Park at the KSTK communication tower. The line exits at the same location and 
continues toward Petersburg. GCI is looking to move the line that comes up from Ketchikan to 
land on the south end of Shoemaker Bay Park in order to eliminate crossing of the SEAPA line.  
The north exit from City Park towards Petersburg will remain. The change will keep the lines 
separate throughout the area. 
 
The Planning and Zoning Commission, Superintendent of Municipal Light and Power and 
Director of Parks and Recreation will also be reviewing the proposal for impacts to the Park, 
Electrical poles and community in general. 
 
Bruce Rein of GCI who I have been talking with, did indicate that they are also talking to Alaska 
Department of Transportation for the upland landing and vault to be located just on the other 
side of the Park property boundary in the highway right-of-way. Either landing location will need 
to cross City owned tidelands and require an easement.  The Port Commission per Wrangell 
Municipal Code reviews all request for proposals within the tidelands and makes a 
recommendation to the Assembly.   
 
Additional questions were asked by staff regarding the cable within the tidelands and Mr. Rein’s 
email response is included.      
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Entire section 
being replaced

AU SE Crosses over 
power cable

Possible New 
AUSE route
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Shoemaker Cove Area

Land cable as indicated and build short 
underground segment to closest pole
extend fiber to that pole.   Set cable 
vaults at beach landing and near base
of pole.

Construction the same as the original build near 
town, same type pf cable. Installation would
hopefully be done in August.  
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Plat 98-14
Parcel 03-009-240

Plat 99-8
Parcel 03-007-499

Shoemaker
Cove Landing

- All underground from 
from vault to pole line

- no above ground 
structures 

- Cable buried in 
tidelands 

- Property lines maybe
skewed could possibly
land on AK DOT land

- Portion parallel to
highway would be 
placed in AK DOT 
ROW if possible
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Would like to ensure the cable path is away
from any ruins of old pier and well away from
the boat house 

Wrangell Institute Possible Historic Interest 
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End of GCI Fiber cable 

Shoemaker Cove 
Area Considerations

-Avoids crossing 

SEAPA Power Cables
- GCI has Fiber cable
- Extension to area
- Protected public shore line 
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City and Borough of Wrangell, Alaska 

Agenda Item G2 

 

Date:  May 7, 2020 

To:   Planning and Zoning Commission 

From:  Carol Rushmore, Economic Development Director   

Re:    Preliminary plat review of the Johnson/Harrison Subdivision, a subdivision and replat of a 

portion of Lot 2, Trust Land Survey 2018-9, Lot B of Ned’s Resubdivision (Plat # 2004-5) and 

Lot 2 of Gillen Subdivision (Plat #82-10) creating Lots 1A and 2A of Johnson/Harrison 

Subdivision and the unsubdivided remainder of Lot 2,  zoned Rural Residential, requested by 

Johnson Construction & Supply Inc. and Victor and Kaelene Harrison, owned by Alaska Mental 

Health Land Trust 

Recommendation:  

Staff recommends approving the preliminary plat. 

Recommended Motion:  

Move to approve the  Preliminary plat of the of the Johnson/Harrison Subdivision, 

subject to the following conditions: 

1) This is based on the approved final plat of the Trust Land Survey 2018-9 which as 

of the time of this writing has not yet been recorded in the State’s Recorders 

office. The final plat cannot be approved until Trust Land Survey 2018-9 is 

recorded.  

2) ‘Portion of Lot 1’ should be removed from the Johnson Construction property as 

the former lot was actually Lot 2, created from the Trust Land Survey 2018-9. 

3) Once Trust Land Survey 2018-9 is recorded, the recorded plat number should be 

referenced instead of the plat name in note 5. 

 

Findings:  

Johnson Construction and Victor and Kaelene Harrison are seeking to purchase lands behind 

their lots from the Alaska Mental Health Trust.  This survey and replat subdivides the Trust Land 

property and combines the land they are purchasing with their existing lots. 

WMC 20.52.090 (B) Density – Minimum Lot Size  requires that lots in the Rural Residential 1 

District should have a minimum of 100 feet property frontage when bordering on a state 

highway, or 50 foot if sewer and water are available.  There is no width requirement for non 

residential uses.   
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Johnson Construction is purchasing an additional 4 acres to be accessed by the current 73’ 

wide platted access to their existing business. Johnson Construction existing lot is Zoned RR2, 

plus no minimum width is required for non residential uses, thus they meet code requirements.  

The Harrison’s currently do not have guaranteed access to their property.  Their driveway is 

located in the former Mental Health Trust ROW lot on the south side of the Harrison’s property. 

As the Commission is aware from the recent MHT/USFS land trade plats, over time, these ROW 

areas lost their ROW designation. The access granted through a  previous plat created in the 

early 80’s assumed the ROW was a legal access point.  The proposed new subdivision not only 

increases the depth of the Harrison’s lot, but widens their lot as well and provides a 38 foot 

driveway area for direct access to their residence from Zimovia Highway.  The Harrison’s are 

gaining approximately 2 additional acres.  While the code requires a 50’ frontage width, the 

newly created property frontage for the Harrison’s is only 38’ to serve as a guaranteed driveway 

access for their lot.   

The Commission, by approving this plat, is granting a variance to the width requirement for road 

frontage and  finds that the access is improved over the current status. The only other 

alternative access for the Harrison’s would be a 30’ wide easement negotiated with the AMHT.  

The Trust is requesting the subdivision of the property so they are no longer responsible for 

driveway access utilized only by the Harrison’s.  

The Unsubdivided Remainder of Lot 2 (portion of the former ROW lot) is 80 wide, so adequate 

width to construct a public road to the remainder of Lot 2 for any future subdivisions.  

The additional acreage obtained by both Johnson Construction and Harrison is zoned Rural 

Residential 1 and is large in comparison to the access points if considering future subdivisions. 

Any future subdivisions will be limited by the existing access.  Any future uses, such as rock 

excavation, will  need to come back to the Planning and Zoning  for review and conditional use 

approval.  
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City and Borough of Wrangell, Alaska 

Agenda Item G3 

 

Date:  May 8, 2020 

To:   Planning and Zoning Commission 

From:  Carol Rushmore, Economic Development Director   

Re:    Preliminary plat review of the Subdivision of Lot 2 of Trust Land Survey 2018-11, creating 

Lot 2A and Lot 2B, zoned Timber Management, requested by Brett Woodbury, owned by the 

Alaska Mental Health Land Trust. 

Recommendation:  

Staff recommends approving the preliminary plat. 

Recommended Motion:  

Move to approve the  Preliminary plat of the of the Subdivison of Lot 2 W-4 Subdivision 

Trust Land Survey 2018-11, subject to the following conditions: 

1) Name the survey Woodbury Rock Subdivision (or similar) rather than use the 

subdivision description as the survey name, 

2) This is based on the approved final plat of the Trust Land Survey 2018-11 which 

as of the time of this writing has not yet been recorded in the State’s Recorders 

office. The final plat cannot be approved until Trust Land Survey 2018-11 is 

recorded.  

3) Once Trust Land Survey 2018-11 is recorded, the recorded plat number should be 

referenced instead of the plat name in note 2.  

4) Also in note 2, the Plat 2010-5 is referenced incorrectly. 

5) The new lot needs to be combined with  Lot 4 B Rock Subdivision so the 

easement pcreated in Lot 22 will provide guaranteed access the entire parcel. 

6) The Certificate of Approval by the Council should be amended to reflect it is the 

Borough Assembly.  

Findings:  

Mr. Woodbury is seeking to purchase additional land for the Alaska Mental Health Trust for the 

purpose of expanding his area of operations for his pit. To expand his pit and operations into 

this new area, Mr. Woodbury will require a modification to his existing Conditional use Permit for 

the pit.    This is a review of a survey to purchase additional land.  

The newly created Lot 2A as created is a landlocked lot with no guaranteed access. All lots 

must have a guaranteed access.  Easements are limited to 400’ per WMC 19.30.020 E and 

extending the existing easement would create an easement access just under 600’ in length. 

The other alternative to provide a guaranteed access is to combine Lot 2A with Lot 4B Rock 

Subdivision and create one lot. The existing easement is sufficient to access the parcel.  
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The additional acreage obtained by Brett Woodbury is zoned Timber Management.  Any future 

uses, such as expansion of the rock excavation, will  need to come back to the Planning and 

Zoning  for review and approval to modify the existing conditional use permt.  
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City and Borough of Wrangell 
AGENDA G4 

 
Date: May 9, 2020 
 
To: Planning and Zoning Commission 
 
From: Carol Rushmore, Economic Development Director 
 
Re: Conditional  Use permit request for single family residential dwelling, a guard quarter trailer 
and for storage of goods and equipment that may be of a non-water dependent or related use 
on Lot 7BB, Larsson-Buhler Replat (plat #2019-5), zoned Waterfront Development, requested 
by owner Leif Larsson.  
 

 
Background:  Leif Larsson is closing on the purchase of Lot 7BB and Lot 8BB of the Larsson -
Buhler Replat (plat 2019-5).   Mr. Larsson is requesting a conditional use permit to    
 
Recommendation: Staff recommends approval of the conditional use permit request for 
storage of goods and equipment of a non-water dependent or related use and to allow 
residential living withing the main structure on Lot 7BB.  
 
MOTION: Move to approve the conditional use permit request and findings of fact to 
allow the main structure to be used as a single (1) permanent residence and for storage 
of goods and equipment of a non-water dependent or related use subject to the following 
conditions:  

1) The approval does not take affect until the purchase is finalized and deed is 
recorded.  If this is not completed by May 20, signature from the current 
landowner authorizing the use is required. 

2) The main building on site may be used as a single family residential unit, but not 
for multiple rental units.    

3) The requested trailer for security quarters is denied for the fact that the previous 
office building is now being used for residential dwelling within in a waterfront 
development area and should be adequate to provide security for the storage 
area.  

4) No additional residential units or rental units are allowed on either property.  
 

 
 
Review Criteria: Waterfront Development  District: Chapter 20.50 
   Standards: Chapter 20.52 
   Conditional Uses : Chapter 20.68 
  
Findings:  The property is zoned Waterfront Development and is proposed for use as a general 
storage site rather than for water-dependent uses. 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”. 
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The lot was previously all part of the former “mill” site and all lots within the mill site parcel were 
used for waterfront development related purposes.  The previous owner began selling portions 
of the mill property.  In 2016, the Planning and Zoning Commission granted a Conditional Use 
permit to Mr. Larsson’s former wife for a day care facility in what is now Lot 7BB and a 
subdivision of the lots was presented.  The building on Lot 7BB of the Larsson-Buhler Replat 
where the proposed day care facility was to be located was on the highway, away from the 
water.  
 
Electrical service is available to the site. There is a small water connection to the office but there 
is no City provided sewer.  The former mill office has some sort of sewer outfall system. 
 
Access to the property is via an access easement for the primary entrance to the entire former 
mill site on the south side of the building. There is also another entrance to the storage yard 
area just north of the building. Both entrances are directly off Zimovia Highway.   
 
Mr. Larsson currently lives in the former office building as does some friends of his. He has 
indicated they are living there for free and not as a rental.  The Waterfront Development District 
does not permit residential units other than allow for temporary dwellings for use as security 
(WMC 20.50.020 Q).  Mr. Larsson’s use of the building is for permanent residential quarters at 
this time and should suffice as the security component.  Staff is denying the need for a trailer to 
be lived in on-site per his request for additional security.  The lot is just under two acres, all on 
one elevation and his residential use of the property should be sufficient. If the Commission 
determines otherwise, please make findings for your approval.   
 
Conditions of Approval for conditional use applications include: 

1) Minimal impacts on adjacent neighbors from noise, traffic, appearance, yards etc.  The 
proposed general storage facility should not impact adjacent neighbors due to noise, 
traffic or appearance. The property is surrounded by industrial type uses.  The 
permanent residence he has created would be impacted greater by the surrounding 
uses than his uses impacting other lots. 

2) Provisions of sewer and water:  There is a small water connection to the office but there 
is no City provided sewer.  The former mill office has some sort of sewer outfall system. 

3) Entrances and off-street parking available without safety issues: Access to the structure 
will be from Zimovia Highway with adequate room to park for load and load and other 
vehicles to move past adjacent to the office building. There is an additional entrance to 
the north of the building from Zimovia Highway to access the yard directly. There should 
be no safety issues for vehicles entering or exiting the northern entrance as the Highway 
straightens in this section. However the main entrance to the building and entire former 
mill yard does have site distance area for vehicles traveling north. This is the only 
established entrance to the former mill property with access also provided to the 
building.  
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PRELIMINARY PLAT DRAWING of Plat No. 2019-5 -   this drawing is provided ONLY for showing where the 

building is on the lot. Lot 8AA was never created – it is all Lot 7BB -  as the property line was going 

through the building.  Reference for the structure only.  
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April 30, 2020 
 
City and Borough Of Wrangell 
Carole Rushmore 
PO Box 531 
Wrangell, Ak 99929 
 
 
 
Re; Contract Zone Modification Request 
 
 
1068 Zimovia  
Harbor View Storage 
 
Planning & Zoning 
 
I have enclosed a recent survey including measurements of the existing buildings along with 
proposed location of building 3. Request for approval of a (third building #3) was approved  
April 14th 2020 with proposed location within the boundaries of all set back and easement 
locations and restrictions. 
 
After reviewing the approved location of building #3 , we realize the location in proximity to the 
two other structures will cause some conflict in attempting to back in a boat trailer into the 
garage bays.  
 
We would ask Planning & Zoning to consider and allow our proposed building  , to encroach the 
25’ offset area somewhat. The proposed location would shift the rear left corner 5’ into the off 
set. The right rear corner would encroach 10’ into the off set. This proposed foot print would 
still be located off the actual property line off sets as per borough code. 
 
Presently the property line vegetation in that section of the lot , has only tall grasses growing so 
we would not be conducting a clear cutting situation. The total property line length is 605’ 
along this area, and 605’ of parallel 25’ off set front corner to rear property corner markers. We 
are requesting approval for a minimal length of encroachment into the 25’ off set. This would 
allow more turning and backing up room for the tenants maneuvering the boat trailers.  
 
Thank You for the consideration of our proposed contract modification request. 
 
 
Donald Glasner 
P.O. Box 192 
Hillsdale, NJ 07642 
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City and Borough of Wrangell 
 

Agenda G5 
 
Date: May 7, 2020 
 
To: Planning and Zoning Commission 
 
From: Carol Rushmore, Economic Development Director 
 
Re: Modification No. 3 to a Contract Zone Agreement modifying the contract zoned setback 
requirements for the recently approved third storage building to be 15 feet from the west side 
property line on Lot C, Torgramsen-Glasner Subdivision (Plat No. 2016-2), zoned Light 
Industrial per the 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. In March of 2020, Mr. Glasner 
requested and received a second modification to the Agreement to construct a third storage unit 
building.  He is now seeking to amend the conditions for the third building to reduce the required 
setback of 25 feet to 15 feet at one corner and 20 feet from the other corner. .  
 
Recommendation: Staff recommends the Contract Zone conditions be modified to allow only a 
5 foot setback encroachment for the third storage unit facility,  retaining the existing and 
remaining conditions of approval.  
 
MOTION: Move to recommend to the Assembly to approve the findings of fact and a 
modification from a 25’ to a 20’ setback from the side property line for the third storage building 
only, retaining the remaining previously approved conditions:   

1) Site obscuring vegetated buffer of at least 25 feet maintained pursuant to 
WMC20.52.200; and 20 feet for building three; 

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.  
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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 in March 2020 submitted and received a modification approval for 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.   Based on the 
proposed site plan submitted with this request to modify the conditions, Mr. Glasner is proposing 
for the the new building to be 15 feet at one corner and 20 feet at the other corner rather than 
the code required buffter of 25 feet (WMC 20.52.200) from the adjacent property line.  The 
proposal is to address turning radius for boats using the units.   
 
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.  
 
WMC 20.52.200 states: Due to smoke, noise, traffic, aesthetics and potential hazards, all new or 
expanded port facilities, industrial uses, unenclosed home occupation uses abutting another 
property with a residential use, and mobile home parks (over three units) shall have buffers between 
such areas and adjoining areas. Buffers shall be 25 feet in width, and shall be 75 percent sight-
obscuring. When composed of plants, buffers shall be 50 percent of full size within one year and 
average eight feet in height. Buffers shall be composed of natural terrain and vegetation where 
possible. If fences are used they should be aesthetically pleasing and compatible with the character 
of the area. 
 
Staff is recommending that the building be straightened slightly so that the impact is lessened to 
only 20’ along the length of the building. Mr. Glasner indicated that grass is only growing in a 
portion of the area so to increase the site obscuring vegetation could plant blue berries or other 
natural brush.  
 
The Commission needs to determine if the proposed structure’s location closer to the property 
line will create additional impacts in the area and impact the adjacent residents.  The 
Commission is making a recommendation to the Assembly and must make findings as to 
appropriateness of the request 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 and Assembly deemed it in the best interest of the 
community to approve the third storage building. Now the request is whether to approve a variance 
to the setback requirements is appropriate or if the building could be relocated closer to the street  
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to maintain the 25 foot requirement. The activities of the proposed use is in high demand and 
provides positive benefits to the community. The use of the building is for storage so noise is at a 
minimum.  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. However, as the buildings increase in number, 
activity increases and the encroachment on the adjacent trailer park could affect the residents. The 
one complaint received by staff regarding the conflicting driveway access was addressed during the 
first modification request.   Modify the setback requirement could conflict with 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. However its location closer to the 
property line could affect the residents. The condition requiring a 25 foot vegetative buffer had 
remained with Mr. Glasner’s request for the third building and now he is requesting to encroach up 
to 15 feet from the property line. Staff is recommending that the encroachment be granted no more 
than 20 feet from the line at both corners of the building or to move the building such that it does not 
impair loading of the bays.   

3.  Approval or Disapproval: Staff recommends that the Commission approve a 5 foot buffer 
variance, placing the building no closer than 20 feet from the adjacent property line.. 
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glasner aerial

Source: Esri, DigitalGlobe, GeoEye, Earthstar Geographics, CNES/
Airbus DS, USDA, USGS, AeroGRID, IGN, and the GIS User
Community

March 14, 2020
0 0.03 0.060.01 mi

0 0.05 0.10.03 km

1:2,257
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City of Wrangell, Alaska 
Agenda Item G6 

 
Date:  May 7, 2020 
 
To:  Planning and Zoning Commission 
 
From: Carol Rushmore, Economic Development Director 
 
Re: Variance application request for a variance to the height requirements for a 35’ high residential 
addition, on Lot 5, Etolin Avenue Easement Dedication and Boundary Survey, Zoned Single Family 
Residential, requested by owner Laurie Brown.  
 

 
 
Review: 
The applicant is requesting a height variance for an addition to their house to include a garage and 
two stories over the garage.  
 
Recommendation:  Based on the existing information and findings of fact, staff recommends 
approving up to a 30 foot height variance request, for a garage and residential living space.  
 
Recommended Motion:  

1) Move to approve the findings of fact and allow a garage with a living area above it up 

to 30 foot height (a 5 foot variance).   

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:  
Applicant is proposing to build an addition to the house to include a garage with two stories of living 
area over the garage, creating a 3 story structure. 
 
Section 20.52.080 Building Height establishes requirements for height restrictions to minimize 
safety risks and maintain character of neighborhoods.  The usual concern of neighbors is the 
impact on views.  The land directly behind the applicant is a steep slope thus any buildings 
constructed behind the existing structure will be a higher elevation grade and a view should not be 
completely block, although the structure might be in the view shed.  
 
In the Single Family District, the maximum height is 25 feet or a variance is required. Based on 
previous testimony from contractors, to construct current crawl space requirements, to meet 
certain energy standards, roofing pitch and snow loads, regular 8 foot high ceilings, and sloped 
ground, the 25 foot requirement is very difficult if not impossible to meet. This is a code change 
the Planning and Zoning Commission were willing to entertain.   For structures constructed on 
slopes, the height is measured based on the average surrounding grade of all 4 sides.  Additional  
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information was requested from the applicant regarding their surrounding grade. According to the 
email with site plan, the slope and sides grades will, the peak will be  on average of the three 
sides of the addition, 32 feet above grade.  The actual height of the structure is determined by the 
average of the four sides of the entire building, not just the addition. The land is gently sloping on 
their property with a steeper slop toward the back and south side of the property. 
 
In this particular request, the variance is not due to changes in construction requirements where 
the applicants cannot meet the 25 foot height, or construction on a steep slope, but that they want 
to add on a garage and build two stories of living area above the garage.  After discussions with 
the Fire Chief, the Chief has concerns about access to residential living areas on a third floor due 
to the restriction of their fire fighting apparatus.  A memo is forthcoming from him.  He has 
requested that more detailed house drawings be submitted as well to determine safety from fire 
hazard. According to the Chief, it may be that construction of the foundation can be lowered to 
lower the house elevation as well.  
 
A Variance application must meet four criteria (WMC 20.72.050). 
 
1. Exceptional Physical Circumstances:  The lot where their existing house is located is on a very 

mild slope.  For structures constructed on slopes, the height is measured based on the average 
surrounding grade of all 4 sides. The building code requirements for current typical home 
constructions for crawl spaces, energy efficiency construction, typical roof constructions and 
other needs that make meeting the required 25 foot requirement difficult. In this particular case, 
the applicants are seeking to add a third story above the garage. For this particular request, the 
physical lay of the land surrounding their property to the south and east is a much more intense 
steep slope, such that any buildings behind them or to the south would likely be constructed on 
a grade much higher than their current grade. Buildings behind them to the north could 
potentially have views or sunshine blocked. 

2. Strict application would result in practical difficulties or unnecessary hardships: Strict 
application to the height requirement would require the applicant eliminate the third story room. 
Additional excavation into the slope would be required to expand  on ground level. The 
applicant has claimed that their proposal is the same height as a house just down the road. 
However that house was constructed on a steeper slope so measuring the grade on all 4 sides 
and averaging the height, they were at the 25 foot height requirement.  The hardship would be 
a reconfiguration or elimination of a portion of their addition  

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 could create a safety issue.  The new construction may 
block morning sunlight for any home construction on the adjacent northern piece of property, 
but  will likely not block sunlight or views directly behind or to the south as any construction of 
buildings behind the home will be at a higher starting grade.  Without detailed information as to 
the height of the house on all four sides to determine the actual height of a three story structure 
it is difficult to assess safety issues to the residents and fire personnel. 

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

 

20.08.150 Building height. 

“Building height” means the vertical distance from the grade, as defined in WMC 20.08.360, to the average height 

of the highest roof surface. [Ord. 867 § 1, 2013; Ord. 349 § 5, 1976; prior code § 95.80.020. Formerly 

§ 20.08.130.] 
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20.08.360 Grade or ground level. 

“Grade” or “ground level” means a reference plane representing the average of finished ground level adjoining the 

building at exterior walls. Where the finished ground level slopes away from the exterior walls, the reference plane 

shall be established by the lowest points within the area between the building and the lot line or, where the lot line 

is more than six feet from the building, between the building and a point six feet from the building. [Ord. 867 § 1, 

2013; Ord. 349 § 5, 1976; prior code § 95.80.020. Formerly § 20.08.300.] 

20.52.080 Building height. 

The purposes of building height standards are to prevent loss of life, excessive property damage, and to minimize 

risk of fires, by enabling firefighters to reach upper stories or roofs, and to help maintain the character of 

neighborhoods. 

A. No structure within a single-family residential district should exceed a height of 25 feet absent a variance. 

B. Church spires, water towers, elevator shafts, or smoke stacks not used for human occupancy, and cables, 

antennas or similar accessories, are exempt from the height requirements of this section. 

C. Portions of a building may exceed 35 feet in height where 50 percent of the building’s roof perimeter lies within 

the 35-foot height limit, from an existing grade accessible to fire suppression personnel and rescue equipment, not 

including perimeter areas which provide access only to portions of the building used for storage, or where all 

dwelling units and work spaces can be reached and evacuated through windows or balconies lying within the 35-

foot height limit of borough firefighting equipment. The approval of the borough’s fire chief and the zoning 

administrator shall be required before permits are issued for the construction of buildings exceeding the 35-foot 

limit. Measurements shall be taken from the base of the building to the perimeter of the roof. 

D. In the remote residential mixed-used district, structures should not exceed a height of 35 feet absent a variance. 

[Ord. 867 § 1, 2013; Ord. 462 § 6, 1984.] 
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Brown House 
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WRANGELL VOLUNTEER  

FIRE DEPARTMENT 
PHONE: (907) 874-3223 FAX: (907) 874-3939 EMAIL: WRGFD@WRANGELL.COM 

P.O BOX 794 WRANGELL, AK 99929 

 
 
 
 
          May 12, 2020 

 

Planning and Zoning Committee;  

 

 

Currently, the City and Borough of Wrangell has restrictions that limit the height of a residential 

building, in part due to fire safety. The Wrangell Volunteer Fire Department’s tallest ladder 

carried on our first due engine is 26’. Additional engines arriving have 24’ ladders.  Without a 

complete set of drawings or blueprints of the proposed building for Laurie Brown, we would like 

you to consider these limitations when reviewing the request.  

 

 

 

Thank you for your time,  

 

 

Fire Chief Tim Buness 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

cc:Carol Rushmore  
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