
City and Borough of Wrangell, Alaska 
 

WRANGELL PLANNING AND ZONING COMMISSION 
REGULAR MEETING AGENDA 

April 14, 2016 
7:00 pm 

Agenda 
 

A. CALL TO ORDER/ROLL CALL 
 
B.  AMENDMENTS TO THE AGENDA 
 
C. APPROVAL OF MINUTES:  December 10, 2015; January 14, 2016; March 10, 2016; 

Special March 29, 2016  
                                                                                                    

D. PERSONS TO BE HEARD  
 

E. CORRESPONDENCE 
 

1) Corps of Engineers Public Notice for fill for Big Bites Fishing. 
2) Letter to Jason and Melissa Hollibaugh of Meyers Chuck from Zoning Administrator 

Carol Rushmore regarding unallowable use of property.  
 
F. OLD BUSINESS    

 
1) Discussion of potential land use issues, impacts and regulations for marijuana 

cultivation, testing, manufacturing and retail businesses within the City and Borough of 
Wrangell 

 
G.  NEW BUSINESS 
 

1) Consideration of request from Sea Level Seafoods requesting to purchase land in the 
Heritage Harbor parking lot.  

2) Request for a Contract Zone for a Transportation office, storage, and equipment 
maintenance area on Lot A and Lot A-1A Torgramsen-Prunella Subdivision, Zoned 
Commercial and Single Family Residential, requested by Wrangell Cooperative 
Association Transportation Manager William Willard, owned by Steve Prunella. 

3) Appeal of Zoning Administrators determination that Marijuana Cultivation and Marijuana 
Manufacturing are not allowed uses within the Commercial District as proposed on Lot 
1, Block 1A, USS 1119  Zoned Commercial, owned by Kelsey Martinsen and Sarinee 
Nuamnui.  

 
H.  PUBLIC COMMENT   

I.  COMMISSIONERS’ REPORTS AND ANNOUNCEMENTS   
 
J.  ADJOURNMENT 
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Agenda Items G2 
 
 

Date: April 12, 2016 
 
To: Planning and Zoning Commission 
 
From: Carol Rushmore, Economic Development Director 
 

 Re: Request for a Contract Zone to Light Industrial for a Transportation office and maintenance 
warehouse facility on Lot A and Lot A-1A Torgramsen-Prunella Subdivision, Zoned Commercial 
and Single Family Residential, requested by Wrangell Cooperative Association Transportation 
Manager William Willard, owned by Steve Prunella. 

 
Background: 

  The WCA applied to the Commission in November of 2015 requesting a Contract Zone for 
the same use on property owned by Lisa Torgramsen just south of  the property as part of 
this request.  They are now seeking to do the same activities on properties currently owned 
by Steve Prunella, and because a portion of the lot is zoned residential, must go through the 
Contract Zone process for this parcel.     
 

Findings: 
 
The Commission is making a recommendation to the Assembly for review. 
 
WCA has been exploring opportunities to develop a Transportation office and yard area for 
their expanding Roads program and need for larger area for their activities. They have 
worked cooperatively with the Borough on several road projects, as well as the USFS, and 
the hope is that the transportation division of WCA will continue to grow, create local jobs, 
and benefit the community in a variety of ways. 
 
WCA approached the City regarding any remaining lots in the Industrial Park,  and any 
other additional lands that could work.  Most sites looked at to date have some issues 
affecting further development – expensive utility extensions, land development costs due to 
muskeg, distance, size, and potential land use conflicts.  Other areas looked at include the 
Industrial Park, portion of the Institute Property, Borough lands on the Spur Road and 
across the street from the Industrial Park and light Industrial lands on Pine Street/Wrangell 
Avenue.  The Assembly, upon reviewing their request for land in the Industrial Park along 
with other interested parties, directed Staff to work with WCA to find suitable land.  
 
The City has minimal land area available for Industrial or Light Industrial uses.  
 
The WCA had investigated the Torgramsen property sales and inquired as to their zoning.  
They watched with interest the request for a zone change and subsequent approval of a 
Contract Zone for a storage unit facility requested by Mr. Glasner on adjacent property.  
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The remaining land area met their size requirements, utility availability, and surface 
composition, but needed to have a zoning change to allow the use. WCA sought and 
received from the Planning and Zoning Commission and the Assembly an approval for a 
contract zone for an office and maintenance facility on a portion of Lot A-2 Torgramsen –
Smith Subdivision. 
 
WCA proposes to utilize the existing building on Lot A-1A as an office building, and develop 
the remainder of the site for storage and equipment maintenance, what normally is allowed in 
the Light Industrial district.  WCA approached Corvus Design to prepare a schematic site plan 
to show access, parking, buffers and the maintenance/warehouse facility.   The schematic 
shows the required 25 foot buffer (WMC 20.52.200) to residential and adjacent property.   

Lot A-1A of the Torgramsen-Prunella Subdivision is a mixed zone.  The original lot area that 
includes the building is zoned Commercial, but the remainder of Lot A-1A is zoned Single 
Family Residential.  The adjacent lot, Lot A,  is zoned Single Family Residential and is the site 
for the proposed warehouse/maintenance facility.   

WCA is requesting the contract zone for Lot A, but should the Commission and the Assembly 
approve the request, staff would recommend that Lot A-1A be a part of the Contract Zoning 
Agreement. This will also modify the residential portion of Lot A-1A per their request for a 
transportation facility including an office and maintenance/warehouse facility. In the future, 
should the transportation program be dissolved and if the property is sold separately, the 
dissolution of the Contract Zone could require further review of potential uses on either 
property.  

Primary potential impacts from the proposed use of the WCA would include noise, traffic, and 
lighting.  The facility is adjacent to residential, as well as a potential new Hospital, a medical 
clinic and a gas station and mini-mart.  While the office building itself may not generate noise, 
depending on how much equipment, type of equipment and maintenance needs could 
generate additional noise.  Having 5 to 15 employees would increase traffic and noise 
generated not only by employees coming and going to and from work, but during the day in the 
course of normal business by  contractors and clients and business activities. Equipment 
would be moved to and from the site potentially on a regular basis which generates more 
traffic on site, but also along Zimovia Highway. The equipment use by Public Works could be 
similar in nature as to what WCA appears to be asking for.  

While the WCA proposal meets the economic development criteria of the Comprehensive 
Plan, it does not necessarily meet the residential and land use requirements. Their proposal 
for job creation and benefits to the community is undeniable, but the Commission must review 
the proposal as to whether the location is appropriate for the proposed use and what the 
impacts could be.  

Recommendation: 

At this time, Staff’s  recommendation is based on land use issues, not on the economic 
potential of the proposed use, and staff recommends not to approve the contract zone for the 
Transportation office and equipment storage and maintenance as proposed.  The land is 
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zoned Single Family and while there are other commercial uses near by, and light industrial 
further, the proposed uses of WCA  could very well generate enough impacts as to affect the 
Single Family residential nature of the existing residences and SFR zoned land and approved 
locations of medical facilities..  

Should the Commission move toward recommending approval of the Contract zone request, 
the Commission should consider conditions that might help minimize potential impacts: 

1. Approval of site plan should the final design differ from the schematic presented. 
2. At least a 3- walled structure for ongoing maintenance and mechanical work activities.  
3. 25 foot minimum green belt buffers to adjacent properties 
4. Lighting that will not affect adjacent properties 
 
The Commission needs to make Findings of Fact regarding the request whether the 
Commission recommends to the Assembly to approve or reject the request. This can be done 
at the meeting with the public hearing or at a subsequent meeting.  
 
Findings must address  per 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 
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Agenda Items G4 
 
 
Date: April 11, 2016 
 
To: Planning and Zoning Commission 
 
From: Carol Rushmore, Economic Development Director 
 
Re: Appeal of Zoning Administrators determination that Marijuana Cultivation and Marijuana 
Manufacturing are not allowed uses within the Commercial District as proposed on Lot 1, Block 1A, 
USS 1119  Zoned Commercial, owned by Kelsey Martinsen and Sarinee Nuamnui.  

 
Background: 
 
Kelsey Martinsen, as Happy Cannabis, has started the state’s licensing permit process for 
cultivation, manufacturing and retail sales within the building where the Diamond C Restaurant is 
located.  
 
On the City’s website you can find the regulations and links to the State’s website.  
http://www.wrangell.com/planning/commercial-marijuana-regulations-update-wrangell . I will post 
additional information as I sort through it.   Page numbers provided in this staff report as relating 
to the State Regulations is based on the version that is currently on the City’s website  - signed 
by Lt. Gov Mallot and Department of Law April 2016. 
 
The State’s regulations pertaining to the licensing and operation of marijuana businesses are 
long and can be complex. This is a new process for all of us, so there will be issues and 
clarifications and understanding of the regulations that may be required as we move through the  
process.  
 
After review of his application and state’s license application information and the Zoning Code, 
Zoning Administrator Rushmore determined that the cultivation and manufacturing component of 
the marijuana business does not meet either the allowed or the conditional uses of the 
Commercial District.  Mr. Martinsen is appealing the administrative decision as it concerns the 
cultivation and manufacturing aspects of the proposed business.  
  
 
Review Critera: 

 
 Commercial  District   WMC 20.44 
 Standards    WMC 20.52 
 3 AAC Chapter 306    Regulation of Marijuana Industry 
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Findings: 
 
The City and Borough of Wrangell at this time has only adopted Chapter 10.46: PROHIBITION OF 
CONSUMPTION OF MARIJUANA IN A PUBLIC PLACE (attached).  Any proposed marijuana business must 
meet the existing zoning code requirements. 

 
Staff’s initial conversation with the applicant Mr. Martinsen was early on prior to the visit and 
presentation by Ms. Franklin, so staff’s knowledge as to licensing requirements was in the infant 
stages. Mr. Martinsen was also not very specific as to the types of licenses he would be seeking.  
During a later conversation with the applicant, I indicated, incorrectly as it turns out, that his 
proposed cultivation permit could potentially be obtained through a conditional use permit.  Staff 
was traveling when his actual permit and copies of his state license applications were submitted 
for review as a conditional use.  After review of his application and state’s license application 
information and the Zoning Code, Zoning Administrator Rushmore made a determined that the 
cultivation and manufacturing component of the marijuana business did not meet either the 
allowed or the conditional uses of the Commercial District. The proposed retail portion of the 
business would be allowed within the Commercial District, permitted outright, assuming the 
applicant meets the 500 foot from a school/youth center as required by the State.   Mr. Martinsen 
is appealing the administrative decision as it concerns the cultivation and manufacturing aspects 
of the proposed business.  
 
Mr. Martinsen is seeking to cultivate (grow) marijuana hydroponically. He is seeking to 
manufacture extract from the marijuana plants and also to ultimately sell a retail product.  He 
requires 3 licenses from the State for standard cultivation, product manufacture and retail sales.  
Currently, per the Zoning Administrator’s determination, only the retail aspect of his proposed 
businesses is allowed at the proposed site within the Commercial District.  
 
Land Use and Principal Uses 
 
The Commercial District (WMC 20.44.010) is intended to provide for the continued use and 
expansion of the commercial center, prevent uses having an adverse effect on nearby properties 
or needlessly compete for commercial space.  WMC 20.44 Commercial allows  under Section 
20.44.020(A) Retail and Wholesale Businesses.  The exact uses-  hydroponic cultivation and 
extraction manufacturing - as proposed by the applicant are not specifically mentioned as an 
allowed use.  Looking within the WMC code for similar type uses, the following definition was 
found: 
 
Agriculture 20.08.080 “activities involving cultivating soil, producing crops, and raising livestock 
and fowl”.  (this was added in 2013 when the RMU District was added) 
 
There were no definitions for wholesale, extraction, manufacturing or retail.  
 
Agricultural uses are specifically allowed in the RMU District as a Principal permitted use.  
“Retail and Wholesale” uses are permitted in the Commercial District and the RR-2 Districts. 
Manufacturing is a Principal Use in the Industrial and Light Industrial Districts and in Waterfront 
Development District if marine oriented.  
 
The State’s Chapter 306 Regulation of Marijuana Industry, defines  “extraction or marijuana 
extraction means production of marijuana concentrate by any water-based, food-based, or 
solvent-based method  (3AAC 306.990 (17)  (p.128). 
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According to the State’s regulations for Marijuana product manufacturing facility license 
(3AAC306.500) (p. 61-62) “a person may not extract marijuana concentrate for sale, or formulate 
or manufacture any marijuana product for sale unles that person has obtained a marijuana 
product manufacturing facility license…”  
 
3AAC 306.505 (p. 63) says a licensed marijuana product manufacturing facility is authorized to 
“extract marijuana concentrate”  
 
According to the State Regulations, there are two types of marijuana cultivation licenses: a 
standard cultivation facility license and a limited cultivation facility license (3 AAC306.400)(p. 46).  
 
A limited cultivation facility is one that has less than 500 square feet under cultivation. (3 
AAC306.410) (p.48-49).  It is not clear to staff if propagation rooms are considered in the square 
foot for cultivation.  The applicant is proposing just over 1200 square feet for grow rooms so will 
require a standard cultivation facility license (3 AAC306.405) (p.47-48). 
 
Mr. Martinsen is appealing the decision of staff based on his belief that what he is proposing is 
permitted under WMC 20.44.030 Accessory Uses Permitted. Specifically that his proposed uses 
meet the requirements of “uses and structures which are clearly incidental and subordinate to 
principal uses permitted and which will not create a nuisance and hazard.”  
 
Staff would argue that because the State requires a specific license for the cultivation and 
manufacturing, that these uses are not incidental and subordinate, but complement his proposed 
retail facility.   
 
The Planning and Zoning Commission should consider the following: 
1) Is cultivation and/or manufacturing a “wholesale” use as meant by WMC20.44.020(A); or 
2) Is cultivation and/or manufacturing an incidental and subordinate use to his proposed retail 

store.  
   
Should the Commission agree with either of the above, and approve the proposed uses as 
allowable, the Commission should clearly document findings as to why they agree and are 
overturning the Zoning Administrator’s determination. 
 
Note:  At this time, there is some question as to whether the distance is 500 feet from the youth 
center as required, measured from the boundary to the licensed facility door.  Staff measured the 
distance this morning and measured just under 500 feet.  I have made inquiries to the State to 
clarify measuring requirements, have talked to the applicant, and will re measure prior to the 
meeting.   

















































































Chapter 20.44
C DISTRICT – COMMERCIAL

Sections:

20.44.010    Purpose.

20.44.020    Principal uses permitted.

20.44.030    Accessory uses permitted.

20.44.040    Conditional uses.

20.44.050    Standards.

20.44.010 Purpose.

The commercial district is intended to provide for the continued use and expansion of Wrangell’s commercial

center. This land will be regulated to concentrate commercial development and to prevent uses which would

have any adverse effects upon nearby properties or would needlessly compete for designated commercial

space. [Ord. 867 § 1, 2013; Ord. 462 § 6, 1984; Ord. 349 § 5, 1976; prior code § 95.37.010.]

20.44.020 Principal uses permitted.

The following are permitted uses in this district:

A. Retail and wholesale businesses;

B. Business and professional offices;

C. Banks;

D. Barbershops and beauty shops; laundries and other consumer services;

E. Restaurants, cafes and bars;

F. Theaters and assembly halls;

G. Clubs, lodges, fraternal organizations and union halls;

H. Hotels and motels;

I. Government and civic buildings;

J. Second-story residential use; and

K. Animal establishments other than establishments for livestock. [Ord. 867 § 1, 2013; Ord. 785 § 21, 2006; Ord.

462 § 6, 1984; Ord. 349 § 5, 1976; prior code § 95.37.020.]

20.44.030 Accessory uses permitted.

The Wrangell Municipal Code is current through Ordinance 915, passed March 22, 2016.
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Uses and structures which are clearly incidental and subordinate to principal uses permitted and which will not

create a nuisance or hazard are permitted in this district as accessory uses. [Ord. 867 § 1, 2013; Ord. 462 § 6,

1984.]

20.44.040 Conditional uses.

The following are uses which may be permitted in the commercial district by action of the commission under the

conditions and procedures specified in Chapter 20.68 WMC:

A. Gasoline/service stations. [Ord. 867 § 1, 2013; Ord. 462 § 6, 1984.]

20.44.050 Standards.

The following standards under Chapter 20.52 WMC shall apply within the commercial district:

A. Standards policies: WMC 20.52.005;

B. Air, land and water quality: WMC 20.52.040;

C. Volatile products storage: WMC 20.52.050;

D. Noise: WMC 20.52.060;

E. Airport interference: WMC 20.52.070;

F. Building height: WMC 20.52.080;

G. Setbacks – Yards: WMC 20.52.110;

H. Shoreline dependency: WMC 20.52.120;

I. Piers, docks, shoreline protection and other shoreline construction: WMC 20.52.130;

J. Off-street parking: WMC 20.52.190;

K. Buffers: WMC 20.52.200;

L. Signs: WMC 20.52.210;

M. Redevelopment: WMC 20.52.220;

N. Animal establishments: WMC 20.52.270. [Ord. 867 § 1, 2013; Ord. 785 § 22, 2006; Ord. 462 § 6, 1984.]

The Wrangell Municipal Code is current through Ordinance 915, passed March 22, 2016.
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