
City and Borough of Wrangell, Alaska 

 
WRANGELL PLANNING AND ZONING COMMISSION 

January 23, 2017         
6:30 pm 

 

PUBLIC NOTICE 
 

SPECIAL MEETING 
 

A. CALL TO ORDER 
 
B. ROLL CALL 

 
C. PERSONS TO BE HEARD 

 
D. CORRESPONDENCE 

 
E. CONDITIONAL USE PERMIT APPLICATION FOR A SENIOR HOUSING AND ASSISTED 

LIVING CENTER ON LOTS 14B, 14C, 15B, AND 15C, BLOCK 83, WRANGELL 
TOWNSITE, ZONED LIGHT INDUSTRIAL, REQUESTED BY DANIEL BLAKE AND 
SHANNON BOSDELL, OWNED BY BRUCE AND DARLENE HARDING.                              

 
F. ADJOURN 

 



 

 

City and Borough of Wrangell 
 
Date: January 19, 2017 
 
To: Planning and Zoning Commission 
 
From: Carol Rushmore, Economic Development Director 
 
Re:  Conditional Use permit application for a Senior Housing and Assisted Living Center, on Lots 
14B, 14C, 15B and 15C, Block 83, Wrangell Townsite, Zoned Light Industrial, requested by Daniel 
Blake and Shannon Bosdell, owned by Bruce and Darlene Harding. 
 
 
Background:  Daniel Blake and Shannon Bosdell have purchased the Alaskan Sourdough Lodge 
with the intent to convert the Lodge into a Senior Living Facility to include 16-25 bed for Senior 
living, which includes up to 5 beds for Assisted Living.   According to the applicant, there are up to 5 
assisted living units, 11 senior living units and 2 resident apartments. 
  
The Commission held a public hearing on January 12, 2017 and after discussion, deferred additional 
discussion and a decision until after a workshop between the Commission, the neighbors and 
applicants which was held January 17, 2017.  This staff report is being modified based on issues 
and discussions held during the public hearing and workshop.  
 
The State has  licensing requirements for Assisted Living facilities and according to the applicants, 
they are working on their permit to submit.  Part of the permit requires that the proposed facility is 
approved zoning.  I spoke with the new licensing contact who said they had not yet seen an 
application for the facility and she personally  had not yet spoken to any one regarding the 
application. She said that the key part of their licensing review of the facility was the Fire Marshall 
review and inspection report. Once the State receives the application it is usually a 2-4 month 
licensing process requiring review of the Fire Marshall report, on site inspection making sure other 
state requirements are met, and back ground checks on all employees.   For more state information 
and copy of the license application and regulations, go to: 
http://dhss.alaska.gov/dhcs/pages/cl/all/default.aspx    The Borough’s building inspector has 
discussed current renovations with the applicants so they have been fully informed as to what 
requires a building permit and what does not.  
 
Review Criteria: 
  Light Industrial: Chapter 20.51 
  Standards: Chapter 20.52 
 
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 Light Industrial which allows heavy commercial and industrial type uses.   
WMC 20.51.040 (C)  requires multifamily structures, dormitories and boarding houses obtain a 
Conditional Use Permit.  The property is comprised of 4 lots. Front access is from Shustak Street 
between Berger Street and Peninsula Ave.   Parking is currently in the front of the building.  There is 
access to the rear of the structure from Berger Street and Peninsula, although currently a wood 



 

 

boiler sits in the middle of the area preventing a street to street drive through. The boiler is being 
removed by the Hardings which  will create a drive through area as well as some overflow parking. 
The zoning surrounding the property includes single family residential across Berger toward the 
shoreline; waterfront development across Shustak and Berger Street and across Peninsula Street; 
and Light Industrial behind the current Lodge.  
 
At the workshop held on January 17, 2017, there were several key issues of concern voiced by the 
adjoining neighbors: Parking, pets, emergency response, traffic patterns, restrictions on 
neighborhood activity, and liability issues.  
 
The question was raised why a conditional use permit would be required for the proposed use when 
the Lodge seems to be a similar use.  The Alaskan Sourdough Lodge has catered to the Tourism 
industry since the 1980’s.  The conversion of a transient visitor facility to a residence hall may 
change certain patterns and neighborhood impacts.  Since the use is not remaining as a short term 
transient accommodations but is becoming a multifamily/boarding house facility, the new use is 
required to meet code requirements and per WMC 20.51.040C, the applicants must obtain a 
conditional use permit.     
 
The applicants submitted a new site plan on Thursday January 19, 2017, showing parking, access, 
dog run area, and emergency response access. 
 
The activity at and traffic to the lodge increased during the spring/summer/fall months due to the 
active visitor season with clients coming and going.  The Senior facility would be steady access year 
round with traffic patterns based on the needs of the residents of the facility. The majority of visitors 
to the lodge access via Peninsula to Shustack, but via Berger Street to Shustack is an alternative 
route.  The Lodge currently has fairly large short term reception type events that creates a parking 
issue due to the overflow of attendees and vehicles.  The Senior Facility could on occasion also hold 
a similar large event for a tenant that could create a short term parking and road access issue for 
neighbors, however, the impacts should be no different than what is experienced with the Lodge 
currently. 
 
Noise generated from the residential facility should be no different than the adjacent residential 
homes. There are some allowable industrial activities occurring in the waterfront development zoned 
properties across Peninsula Street that likely create more noises than the proposed facility. 
 
Landscaping of the Lodge was provided by the previous Lodge owners and it is the intent of the 
applicants to maintain the landscaping to provide some surrounding greenery and a garden setting. 
 
Not all residents will be driving or have vehicles, but if there are similarities to the Senior 
Apartments, typically half of the residents would likely have vehicles. Visitor parking and employee 
parking also need to be considered. Parking is discussed under conditional use requirements (3) 
below.  
 
Many residents might also need or want pets. Mr. Bosdell indicated that service pets are allowed 
and other pets may be conditionally allowed.  There was concern by neighbors that pets would 
wander onto their property to relieve themselves, and one suggested resolution was to provide a 
dog run area for tenant pets to allow their pet to do their business. WMC 7.08 Dogs/Cats addresses  
the licensing, at –large, nuisance and other requirements concerning dogs and cats within the City 
and Borough of Wrangell. Dog poop bags could also be provided to the tenants to encourage to pick 
up after their pet on the facility property or while out walking. According to the new site plan, a dog 
poop area shown as a dog run on the plan will be provided in the front of the building for tenants and 
their dogs.   After review of testimony and reviewing the site plan submittal of the applicants, Staff 



 

 

recommends establishing a condition requiring the dog run/poop  area on the property to provide an 
onsite location for pet bowel relief minimizing potential for at large or trespassing pets.  
 
Neighbors were also concerned about increased emergency response calls to the property and the 
disruption or impacts to the neighborhood.  Current emergency and handicap access is located on 
the rear corner of the facility on Berger Street. There is a cement pad to allow parking by either 
handicap permitted vehicle  or ambulance. A neighbor across the street was concerned about noise, 
lights during night time calls, and road blocks.  There was discussion to move the Ambulance 
access to the rear corner of the building on Peninsula Street and/or create permanent access in the 
front of the building.  The new submitted site plan shows two ambulance access points – front and 
rear access on Berger.  Staff walked the site and is concerned that if the ambulance access is 
moved to the rear corner on Peninsula, the narrow entry to the deck and into the door of the facility 
on an elevated and sloped ground, could create difficulties for responders and slow their response to 
the injured. The applicant indicated he has spoken to an emergency response official who 
suggested keeping the two access points as shown on the Site Plan in order to provide alternatives 
to safely and quickly assist the injured.  Staff spoke with the Deputy Fire Chief who said that the 
facility could file a response plan with the Fire Department and work with them on responses 
depending on what the call was for and where it was located in the building.   After review of 
testimony, and discussion with the Deputy Fire Chief, Staff recommends maintaining two ambulance 
access areas, at the rear of the building on Berger Street and in the front of the building and that the 
applicants file a response plan with the Fire Department.  
 

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

3) Entrances and off-street parking available without safety issues:  
Not all residents will be driving or have vehicles, but if there are similarities to the Senior 
Apartments, typically half of the residents would likely have vehicles.  Visitor parking and employee 
parking also need to be considered. Staff had originally stated that per the WMC 20.52.190 (H) Off 
Street Parking, the facility as a Multi Family structure would require 13 off-street parking places, 
accommodating 1 vehicle per residential unit (not including the 5 Assisted Living facility units as 
residents would not be driving). During the workshop, the applicants stated they believed their facility 
met the definition of a Boardinghouse in the zoning code, and that the use for determining parking 
spaces would be similar to a hotel and only 1 parking place per 5 rooms is required, making a total 
of 5 parking places required. Having reviewed the code further, Staff finds that the proposed use 
does meet the definition of Boarding House WMC 20.08.110 ( “Boardinghouse” means a building other 
than a hotel where lodging, with or without meals, is provided for compensation for three or more persons, on other 
than a day-to-day basis and which is not open to transient guests ) and not a Multi Family Dwelling WMC 
20.08.230 (“Multiple-family dwelling” means any building containing three or more dwelling units), because a 
Dwellling Unit is required to have a kitchen per WMC 20.08.260 (“Dwelling unit” means 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).  The individual residential units within the proposed facility do not have individual kitchens, 
all sharing a single Facility kitchen for family style meals. 
 
Parking requirements for a Multi-Family Structure in WMC 20.52.190 (H) Off Street Parking requires 
1 parking place per dwelling unit and for a Hotel/Motel requires 1 space per 5 rental units.   The 
code, however, does not specifically mention Boardinghouses when determining required parking 
spaces. It is up to the Commission to determine which use it might be closest to – Multifamily or 
Hotel/Motel in order to determine the required number of spaces.  WMC 20.52.190 (G) and (J)  
allows the Planning and Zoning Commission to require more or less parking places, based on their 
expectations of the use and need for the tenants, visitors, and the employees.   
 



 

 

The applicants submitted a new site plan on Thursday, January 19, 2017, showing 15 spaces 
available in the front parking area with an additional 2 parking places for the owners that will be 
available once the two existing sheds are removed, and overflow parking in the rear of the building.  
According to the tenant contract submitted by the applicants, it states on p.3 that  “parking at Harbor 
House is limited and that space must be kept open for emergency vehicles to access the home. 
Therefore residents may not park a vehicle at Harbor House.”     Applicants did indicate at the 
meeting that someone with handicapped permit may be able to park onsite.  Neighbors are 
concerned that tenants may look to park a vehicle on the street or nearby property.   The Planning 
and Zoning Commission, upon review of the parking plan needs to determine if the proposed off-
street parking is adequate for tenants and meets code requirements or if  more spaces are 
necessary.  Based on the review of the parking plan, WMC code off-street parking requirements, a 
site visit, and proposed facility uses, staff recommends a minimum of 15 off-street parking places:  2 
for the owner apartments as they are individual dwelling units, 5 for resident units(50% of Senior 
living rooms including 1 handicap space) , 8 additional spaces for visitors and employees.   
 
 
Recommendation:  
After review and evaluation of the facts listed above provided during testimony, discussion, 
submitted site plan and site visit, Staff recommends approval of the conditional use request for a 
Senior living facility to include assisted living subject to the following conditions: 

1) All State and federal licensing requirements are obtained. 
2) Establish a dog run/pooping area on the facility property to provide an onsite location for 

pet bowel relief minimizing potential for at large or trespassing pets.  
3) Maintain two ambulance access areas, at the rear of the building on Berger Street and in 

the front of the building; file an emergency response plan with the Fire Department.  
4) Maintain a minimum of 15 designated off-street parking places:  2 for the owner 

apartments as they are individual dwelling units, 5 for resident units(50% of Senior living 
rooms including 1 handicap space) , 8 additional spaces for visitors and employees.   
 

 





 

 

DRAFT MINUTES OF JANUARY 12, 2017 PUBLIC HEARING FOR THE SENIOR LIVING FACILITY. 

City and Borough of Wrangell, Alaska 

 
WRANGELL PLANNING AND ZONING COMMISSION 

January 12, 2017        7:00 pm 

Agenda 
 

A. CALL TO ORDER/ROLL CALL 
 

Chairperson Don McConachie called the regular meeting of the Wrangell Planning and 
Zoning Commission to order at 7:00 pm on January 9, 2014 in the Wrangell Borough 
Assembly Chambers.  Commissioners’ Rolland Howell, Duke Mitchell, Charles Haubrich, 
April Hutchinson were present, Commissioner Terri Henson was absent.  
. 
Recording Secretary Lavonne Klinke and Zoning Administrator Carol Rushmore were 
present. 

 
B. AMENDMENTS TO THE AGENDA 
 

Amending the Agenda so Commission can dispense with the old business due to 
amount of persons in the audience. 

 
Hutchinson refers to refer address Mr. Bosdell 

 
Jeanna Wittwer in Juneau on the phone 

 
C. APPROVAL OF MINUTES:  December 8, 2016 
 

None provided 
                                                                                                    

D. PERSONS TO BE HEARD  
 

Jeanna Wittwer from Juneau on the speaker phone waiting for item to come up. 
 

 
E. CORRESPONDENCE 
 
F. OLD BUSINESS   
  

1. Nontraditional Housing issues: Cottages, tiny Homes, Yurts, stick built trailer type 
houses – deferred. 
 

G.  NEW BUSINESS 
 



 

 

1. Final Plat review of the Torgramsen-Austin Subdivision, a subdivision of the 
remainder of Lot A-2, Torgramsen-Glasner Subdivision, creating Lot D, zoned Single 
Family Residential, owned by Lisa Torgramsen, requested by Robbie Austin. 

Move to approve  by Commissioner  Hutchinson the Final Plat review of the 
Torgramsen-Austin Subdivision, a subdivision of the remainder of Lot A-2, 
Torgramsen-Glasner Subdivision, creating Lot D, zoned Single Family Residential, 
owned by Lisa Torgramsen, requested by Robbie Austin, 2nd by Haubrich 

  
 Motion passes by unanimous vote. 
 

2. Preliminary Plat Review of the Fennimore/Roland Replat, a replat of Lot 20A, Oliver 
Subdivision, a portion of Lot 8, Wrangell Townsite, creating Lot 20AA and Lot 8A 
Fennimore/Roland resubdivision, zoned Single Family Residential, requested by 
Elaine Fennimore. 

 
Open public hearing 
 
Sierra Ryll 306 Cassiar speaking on behalf of Thomas Rolland, they are ok with the re-zoning 
but have not received the final square footage of the parcels, or who owns the easement. 
 
Staff recognizes that the sq. ft. is not reflected on the plat but will be on the final. The easement 
goes from Cassiar to Mt. Dewey and through a portion of the Lot20 in the Subdivision. Working 
with the surveyor, it appears that over the years things language in deeds and subdivisions 
have not been consistent. Property  owner may need to have a Title Search completed to get 
the accurate information regarding their property in relation to the easement. 
 
John Martin, 147 Third Street speaking on behalf of neighbor owner Elaine Fennimore, currently 
there is no room for a parking lot, the Rolland’s have offered to sell a portion of their land to help 
with the parking issue. 
 
Commissioner Mitchell moves to approve the Preliminary Plat Review of the 
Fennimore/Roland Replat, a replat of Lot 20A, Oliver Subdivision, a portion of Lot 8, 
Wrangell Townsite, creating Lot 20AA and Lot 8A Fennimore/Roland resubdivision, 
zoned Single Family Residential, requested by Elaine Fennimore, Howell seconds. 
 

Motion passes by unanimous vote. 
 
 

3. Conditional Use permit application for a home occupation selling apparel on Trailer 
Lot 4, of Tract A, USS 2321,  (Blooms Trailer Park) zoned Rural Residential, 
requested by Crystal Hamley, owned by Michelle and William Bloom.  

 
 
Open public hearing 
Close public hearing 
 
Howell moves to approve Conditional Use permit application for a home 
occupation selling apparel on Trailer Lot 4, of Tract A, USS 2321,  (Blooms Trailer 
Park) zoned Rural Residential, requested by Crystal Hamley, owned by Michelle 
and William Bloom.   Haubrich 2nds, 
 



 

 

Motion Passed by unanimous vote. 
 

4. Conditional Use permit application for a Senior Housing and Assisted Living Center, 
on Lots 14B, 14C, 15B and 15C, Block 83, Wrangell Townsite, Zoned Light 
Industrial, requested by Daniel Blake and Shannon Bosdell, owned by Bruce and 
Darlene Harding. 

 
Open public hearing 
 
David Powel 214 Berger Street, read a letter into the record opposing this Conditional Use 
request application. 
 
Daniel Blake, 501 Mission St., they are currently working on the paperwork to start getting this 
item approved and underway from required agencies. Questions posed were regarding parking 
issues. 
 
Chris Guggenbickler, 236 Berger Street, lives down the street from the lodge his concerns are 
parking, pets and possible trespassing onto private properties in the area, this is a scenic area 
and is concerned about liability for the area homeowners.   
 
Shannon Bosdell, 109 4th Street, addressing concerns, facility cannot deny a pet for a resident if 
a comfort or service animal. Cars will not be allowed on the site.  Contract reflects the no cars. 
The Community does need this type of facility, and does understand the concerns of nearby 
residents.   
 
Hutchinson asks if they will have adequate staffing for the facility. Have certified nurses and 
assistants.  Mr. Bosdell states that the residents will have alert alarm pendents in case they 
should wander away from the facility. 
 
What about the senior bus?  Bus will have its own designated area for parking for picking up 
and dropping off residents.  Commissioner Howell asks where will the designated parking be? 
There are 15 employees but not all there at the same time. Emergency response in the back.  
 
Jeanna Wittwer 1810 Mark Allen, Juneau Alaska, owns property at 202 Berger Street also 
submitted letter. Owns adjacent lot across from the lodge, asks where family members will be 
parking when they come to visit residents in the facility.  They are planning in developing their 
lot and putting in a shop with bay, and possibly loud equipment with a possible negative effects 
on the residents. 
 
Therese Pempek, 114 Shustak, feels this item was sprung on the neighbors, she has lived in 
this area many years, but feels that this idea was sprung upon them and would like to have 
further dialog.  The lodge were short term visitors concern for the long term residents and 
impacts on neighborhood. Will the facility limit or restrict their activities?  No green space. 
Concerned about their quality of life. Will there be expansion?  Poor communication. Pets are 
also concern. 
 
Close public hearing 
 
Mitchell moves to approve Conditional Use permit application for a Senior Housing and Assisted 
Living Center, on Lots 14B, 14C, 15B and 15C, Block 83, Wrangell Townsite, Zoned Light 



 

 

Industrial, requested by Daniel Blake and Shannon Bosdell, owned by Bruce and Darlene 
Harding, Hutchinson seconds. 
 
Hutchinson asks if there is a way to get a diagram of the parking area, more than what was 
submitted. 
 
McConachie would like to defer this item and hold a workshop to discuss the concerns of all 
parties concerned.   
 
Wanting to hold a workshop on the 17th January at 5:30pm Tuesday.  
 
Haubrich recuses himself due to conflict of being a landowner in the area. 
 
Mcconachie is deferring to the workshop on Tuesday the 17th at 5:30.  
 

 
H.  PUBLIC COMMENT   

I.  COMMISSIONERS’ REPORTS AND ANNOUNCEMENTS  
 
Haubrich makes comment about what he learned from the process on his variance and  his 
issues with construction process, suggest that the city should have a check list to follow.  
 
J.  ADJOURNMENT  7:55pm 

 

 

 










































