
PLANNING DEPARTMENT 
CURRENT PLANNING DIVISION 

DIMENSIONAL VARIANCE 

DATE: August 14, 2025 

CASE NO: 2025-0092 

APPLICANT: Travis Smith (Owner) 

REQUEST: 
 
 

Dimensional Variance from AMC 21.09.060 Table 21.09-5 Table 
of Dimensional Standards: Girdwood Residential Districts to 
allow the existing primary single-family residence to encroach 
2’7” into the required 10-foot rear setback 

LOCATION: Generally located west of Barren Avenue, east of Egloff Drive, 
and south of Alyeska Highway, in Girdwood 

LEGAL DESCRIPTION: Lot 1, Glacier View Estates Subdivision (Plat 2008-18) 

SITE ADDRESS: 185 Barren Avenue, Girdwood, Alaska 99587 

COMMUNITY COUNCILS: Girdwood Board of Supervisors 

TAX PARCEL NO.: 075-063-85 

GRID: SE4914 

ATTACHMENTS 
1. Parcel Boundary Maps 
2. Application 
3. Comments 

SITE  

Area: 13,939 square feet (0.32 acres) 
Vegetation: Existing vegetation along the south property line 
Zoning: gR-2, Girdwood Single-Family/Two-Family Residential 
Topography: Gentle Slope (7%) 
Existing Use: Single-family residential 
Utilities: Public water and wastewater 

SURROUNDING AREA 

 NORTH EAST SOUTH WEST 

Zoning: GCR-1 & GOS GOS & gR-2 gR-2 GCR-1 

Land Use: Vacant Vacant & Single-
Family Residential 

Single-Family 
Residential 

Vacant 
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COMPREHENSIVE PLAN 
Classification: “Low-intensity Residential” per the 2025 Girdwood Comprehensive Plan, 

Land Use Plan Map 

REQUEST AND BACKGROUND 
This is a request for a dimensional variance from Anchorage Municipal Code (AMC) 21.09.060 
Table 21.09-5 Table of Dimensional Standards: Girdwood Residential Districts to allow an existing 
single-family residence to encroach two (2’) feet and seven inches (7”) into the required 10-foot 
rear setback for the gR-2 (Girdwood Single-Family/Two-Family Residential) district. According to 
the narrative in the application, the previous owner of the property built the subject structure and 
kept a building permit open with the intention of constructing a garage/ADU. The as-built in the 
application only shows the house and does not show a garage/ADU, and the prior owner did not 
complete this construction. The current property owners discovered the open building permit 
(R18-2569) when looking into a remodel. 

The required rear setback is fifteen (15’) feet for a single-family dwelling within the gR-2 district. 
However, footnote two (2) of AMC 21.09.060 - Table 21.09-5 permits side and rear setback 
flexibility where, “rear setbacks may be reduced by five feet, but the amount of reduction shall be 
added to the front setback”. The property owner in their application narrative described using this 
option to reduce the amount of encroachment for the variance request. The required front setback 
has an increase of five (5’) feet for a total required front setback of 25 feet in order to reduce the 
required rear setback by 5’ to get to a required rear setback of ten (10’) feet. This significantly 
reduces the non-compliance from a seven (7’) foot and seven (7”) inch encroachment to a two 
(2’) foot and seven (7”) inch encroachment. 
 
COMMUNITY COMMENTS 
On July 3, 2025, the Planning Department mailed 92 public hearing notices in accordance with 
the procedures of AMC 21.03.020H. Notice. As of this writing, the Department has not received 
public comments. The Girdwood Board of Supervisors did not provide comments on this case. 
Attachment 2. Application has an affidavit of public hearing sign posting on the property. 
 
REVIEWING AGENCY COMMENTS 
Reviewing agency comments are available in Attachment 3. Comments. There were no objections 
to the encroachment of the home into the rear setback. The Heritage Land Bank (HLB) owns 
adjacent land to the west and north of the subject property (HLB parcel 6-036), and HLB provided 
comments of no objection to granting the variance. 
 
FINDINGS 
 

AMC 21.03.240G Approval Criteria: The application must state with particularity the relief sought 
and must specify the facts or circumstances that are alleged to show that the application 
substantially meets the following standards: 
a. There exist exceptional or extraordinary physical circumstances of the subject 

property including, but not limited to, streams, wetlands, or slope, and those 
circumstances are not applicable to other land in the same zoning district; 

The standard is not met.  
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The Alaska Supreme Court states, “peculiarities of the specific property sufficient to warrant 
a grant of a variance must arise from the physical conditions of the land itself which distinguish 
it from other land in the general area.” 1 

According to the Municipality of Anchorage maps, this parcel has a gentle slope of 7%. There 
are Class C (low valuation) Wetlands north of the subject parcel that do not extend into the 
subject parcel. There are also no streams passing through the parcel. Therefore, there are no 
physical circumstances to this subject property that are not applicable to other properties in 
this same zoning district. 

b. Because of these physical circumstances, the strict application of this code creates an 
exceptional or undue hardship upon the property owner, and would deprive the 
applicant of rights commonly enjoyed by other properties in the same district under 
the terms of the zoning ordinance; 

The standard is not met. 

As established by standard (a), the parcel is not subject to any exceptional circumstances that 
are not applicable to other properties in this same zoning district. Thus, the strict application 
of this code will not impose exceptional or undue hardship upon the property owner and will 
not deprive the applicant of rights commonly enjoyed by other properties in the same district 
under the terms of the zoning ordinance.  

However, it is notable the property owner describes how the hot water heater, garage unit 
heater, and furnace are located in the encroaching corner of the structure, and that the north 
wall is a bearing plane. The parcel also borders undeveloped land in HLB ownership to the 
west and to the north. 

c. The hardship is not self-imposed, and special conditions and circumstances do not 
result from the actions of the applicant, and such conditions and circumstances do not 
merely constitute inconvenience; 

The standard is partially met. 

The current owner purchased the property with the encroachment. The previous property 
owner built the non-compliant structure and did not close out the building permit. The variance 
for this existing structure does not merely constitute an inconvenience for the property owner. 

d. The variance, if granted, will not adversely affect the use of adjacent property as 
permitted under this code; 

The standard is met. 

The proposed variance will not change the building envelope of the pre-existing subject 
structure. The variance application will close out an open building permit for the existing 
single-family home. 

HLB parcel 6-036 to the immediate north and west of the subject parcel is within the GCR-1 
(Commercial Recreation – Golf Course/Nordic Ski Course) zoning district and the GOS 
(Girdwood Open Space) zoning district. The 2025 Girdwood Comprehensive Plan gives the 

 
1 City and Borough of Juneau v. Thibodeau, 595, P.2 626 (AK, 1979) at 635. 
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entire adjacent area a land use designation of “Open Space”. HLB provided comments of non-
objection to the variance and noted the requested variance does not appear to adversely 
affect the planned use of HLB parcel 6-036. The Planning Department did not receive any 
comments of objection to the granting of the variance from either the public or reviewing 
agencies. 

e. The variance, if granted, does not change the character of the zoning district where the 
property is located, is in keeping with the intent of the code, and does not permit a use 
not otherwise permitted in the district in which the property lies; 

The standard is met. 

This variance does not change the character of the zoning district and does not permit a use 
not otherwise permitted in the gR-2 zoning district. The variance for the existing single-family 
home aligns with the overall intent of the code. 

f. The variance, if granted, does not adversely affect the health, safety, and welfare of the 
people of the municipality; 

The standard is met. 

The encroachment within the rear setback has no known impacts on the health, safety, or 
welfare of the people of the Municipality. The proposed variance will not change the existing 
building envelope and hence does not adversely affect the properties nearby. 

g. Persons with disabilities are provided with access as required by the Americans with 
Disabilities Act (ADA) and reasonable accommodation; 

The standard is met. 

This standard is not applicable to this development. 

h. The variance granted is the minimum variance that will make possible a reasonable use 
of the land. 

The standard is met. 

This is the minimum variance, two (2’) feet and seven (7”) inches, that will allow the property 
owner to close the corresponding building permit and use the existing single-family structure 
as intended. 

 
DEPARTMENT RECOMMENDATION 
AMC 21.03.240G. requires that all eight standards be substantially met for the Zoning Board of 
Examiners and Appeals to grant a variance. 

The Department finds approval criteria d, e, f, g, and h are met; c is partially met; and a and b are 
not met. Therefore, the Department recommends DENIAL of the variance. 

If after a public hearing, the Board finds that all eight approval criteria are met, then the approval 
should be subject to the following conditions: 
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1. The variance from AMC 21.09.060 Table 21.09-5 Table of Dimensional Standards: 

Girdwood Residential Districts to allow the primary residence to encroach no more than 
two (2’) feet and seven (7”) inches into the required 10-foot rear setback, as shown on as-
built survey dated April 3, 2025, for Lot 1, Glacier View Estates Subdivision (per Plat 2008-
18); scale 1” = 30’, prepared by 49th Star surveying LLC, Jeremy A. Hurst, Registered 
Professional Land Surveyor. 

2. Within one year, record a notice of zoning action, the resolution of approval, and the final 
as-built with the State of Alaska Recorder’s Office. Provide proof to the Current Planning 
Division of the MOA Planning Department. 

 
Reviewed by: Prepared by: 
 
 
 
______________________________ 
Mélisa R. K. Babb 
Planning Director 

 
 
 
_____________________________ 
Aritra Gupta 
Senior Planner 
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Attachment 3. 

Comments 

Case 2025-0092 



From: Mayer, Jennifer (P&R)
To: Kimmel, Corliss A.; Blake, Lori A.
Subject: 2025-0092 Request for Reviewing Agency Comment
Date: Thursday, July 17, 2025 10:33:04 AM
Attachments: Outlook-Logo__Desc.png

Outlook-3xhrm4ns.png
Outlook-q1xq0wkj.png
Outlook-f55olbnj.png
Outlook-fgo52nqh.png

The MOA Parks and Recreation Department has No Comment on 2025-0092.

Thank you for the opportunity,
Jennifer

Jennifer A. Mayer
Land Administrative Coordinator
Municipality of Anchorage Parks and Recreation
P 907.343.4503 W www.muni.org/Parks



 
Municipality of Anchorage 
Project Management and Engineering 

MEMORANDUM 
 
  

 
DATE:  July 16, 2025 

TO: Elizabeth Appleby 

FROM: Kyle Cunningham 

SUBJECT: 2025-0092: Comments from Watershed Management Services. 

Watershed Management Services (WMS) has the following comments for the August 14, 
2025 Zoning Board of Examiners and Appeals hearing: 
 

 2025-0092 – Lot 1 Glacier View Estates Subdivision (Plat 2008-18); 
o WMS has no comments on or objections to this request.  

 
 



From: LaFrance, Paul J.
To: Kimmel, Corliss A.; Blake, Lori A.
Cc: Gupta, Aritra
Subject: RE: 2025-0092 Request for Reviewing Agency Comment
Date: Wednesday, July 16, 2025 10:39:27 AM
Attachments: image001.png

Private Development has no comments/objections to Case No. 2025-0092.

Thank you,

Paul LaFrance, PE
Private Development Engineer
Development Services Department
Municipality of Anchorage
(907) 343-8310

From: Stewart, Gloria I. <gloria.stewart@anchorageak.gov> 
Sent: Wednesday, June 25, 2025 3:48 PM
Cc: Stewart, Gloria I. <gloria.stewart@anchorageak.gov>
Subject: 2025-0092 Request for Reviewing Agency Comment

Hello all.  Attached please find our Routing Coversheet for the above referenced Dimensional
Variance Case No. 2025-0092 which is scheduled as a Public Hearing before the Zoning Board of
Examiners & Appeals on 08/14/25.  Routing Materials can be viewed by clicking on the link below,
scrolling to bottom of page and selecting 2025-0092 Reviewing Agency Routing. PLEASE REMIT
COMMENTS EITHER BY MAIL OR EMAIL AS FOLLOWS: by email to Corliss Kimmel & Lori Blake
(corliss.kimmel@anchorageak.gov & lori.blake@anchorageak.gov) or by USPS to the address listed in
the upper right hand corner of the Routing Cover Sheet.

https://www.muni.org/CityViewPortal/Planning/Status?planningId=18260.



MEMORANDUM
DATE: July 16, 2025

TO: Elizabeth I. Appleby, AICP, Manager & Platting Officer, Planning 
Department, Current Planning Division

FROM: Kaleigh Jones, Engineering Technician III, Planning Section, AWWU

RE: Zoning Case Comments
Decision date:   August 14, 2025
Agency Comments due: July 17, 2025

AWWU has reviewed the materials and has the following comments:

2025-0092 Request for Dimensional Variance from AMC 21.09-060 Table 21.09-5: 
Table of Dimensional Standards Girdwood Residential Districts to allow an 
existing structure to encroach into required rear setback. - Lot 1 Glacier 
View Estates Subdivision (Plat 2008-18)

1. AWWU water and sanitary sewer are available to this parcel. The water and sewer 
mains are located within Barren Avenue Right-of-Way.

2. AWWU has no objections to this Dimensional Variance request for the rear setback
encroachment.

If you have any questions pertaining to public water or sewer, please call (907) 564-2739 
or send an e-mail to planning@awwu.biz. 



 MUNICIPALITY OF ANCHORAGE 
 Traffic Engineering Department 
 
 

  

 MEMORANDUM 

Mailing Address:    P.O. Box 196650  •  Anchorage, Alaska  99519-6650  •  http://www.muni.org 
 

 
DATE: July 15, 2025  
 
TO: Current Planning Division Supervisor. 
 Planning Department 
 
THRU: Kristen A. Langley, Traffic Safety Section Supervisor, 
 Traffic Engineering Department 
 
FROM: Travis Just, Engineer Tech IV 
 
SUBJECT: Traffic Engineering Department Comments  
 
2025-0092 Request for Dimensional Variance from AMC 21.09-060 Table 21.09-5: Table 

of Dimensional Standards Girdwood Residential Districts to allow an exist-
ing structure to encroach into required rear setback. 

 
Traffic Engineering has no objection to the approval of this dimensional variance. 



“Keep Alaska Moving through service and infrastructure.” 

DDepartmentt off TTransportationn and
PPublicc Facilitiess  

Program Development and Statewide Planning
Anchorage Field Office

4111 Aviation Avenue
P.O. Box 196900

Anchorage, AK 99519-6900
Main number: 907-269-0520

Fax number: 907-269-0521
Website: dot.alaska.gov

July 14, 2025 

Elizabeth Appleby, Current Planning Manager 
MOA, Community Development Department 
Planning Division 
P.O. Box 196650 
Anchorage, Alaska 99519-6650 

[Sent Electronically]

Re: MOA Zoning Case Review

Dear Ms. Appleby: 

The Alaska Department of Transportation and Public Facilities (DOT&PF) has reviewed the following 
zoning cases and has no comments: 

2025-0019 – Zoning Map Amendment – Lake Otis and E 24th Ave
2025-0087 – CSS Review Safer Seward Highway
2025-0089 – CSS Review Glenn Hwy and Hiland Road Interchange Project
2025-0092 – 185 Barren Avenue Dimensional Variance 

The Alaska Department of Transportation and Public Facilities (DOT&PF) has reviewed the following 
zoning cases and has the following comments: 

2025-0083 – Title 21 Text Amendments to gC-10 zoning district in Girdwood
o No objection to the proposed zoning district amendment 
o Currently all non-motorized facilities and lighting are on the opposite side of the Alyeska 

Highway.  Future development may require upgrades for both intersection lighting, 
vehicular access, non-motorized access and crossing based on the induced needs created 
by the type of development. 

o
2025-0096 – McDowell Sanctuary/Winderness Park Rezone

o No objection to the proposed rezoning. 
o Please be aware the Alaska DOT&PF has two current projects in development along the 

western border of the McDowell Sanctuary on the Seward Highway.  Project teams are 
working on designs that will try to minimize impacts to the sanctuary, but some impacts 

y
2025-0092 – 185 Barren Avenue Dimensional Variance 

p
no comments:



may be unavoidable.  DOT&PF hopes continue to communicate and collaborate with the 
municipality to help see these projects to completion.  

All properties accessing DOT&PF roads must apply to Right-of-Way for a driveway permit, subject to 
provisions listed in 17 AAC 10.020. Any previously issued driveway permits become invalid once the 
property undergoes a platting action and must be reissued. 

We recommend the petitioner verify all section line easements and DOT&PF road rights-of-way 
adjacent to their property. For assistance, the petitioner may contact the Engineering group within the 
Right of Way section in DOT&PF at (907) 269-0700. The petitioner is liable to remove any 
improvements within the easements and rights-of-way that impede the operation and maintenance of 
those facilities even if they are not shown on the plat, so it is in the petitioner’s best interest to identify 
the exact locations and widths of any such easements or rights-of-way before they improve the property. 

If any section line easements or road rights-of-way exist within the bounds of their plat, we recommend 
the petitioner dedicate them. If there is an existing right-of-way or easement, the petitioner is unable to 
develop that portion of the property yet continues to pay property taxes on it; dedicating will remove 
that cost to the petitioner.

If there are any questions regarding these comments please feel free to contact me at (907) 269-0522 or 
mark.eisenman@alaska.gov.  

Sincerely,

Mark Eisenman
Anchorage Area Planner, DOT&PF

cc: 
Sean Baski, P.E., Highway Design Group Chief, DOT&PF
Gabe Kutcher, Acting Property Management Supervisor CR, Right of Way, DOT&PF
Corliss Kimmel, Office Associate, Current Planning, MOA
Lori Black, Office Associate, Current Planning, MOA
Devki Rearden, Engineering Associate, DOT&PF
Anna Bosin P.E, Traffic & Safety Engineer, DOT&PF





From: Walters, Michael S.
To: Blake, Lori A.; Kimmel, Corliss A.
Subject: Zoning Case Request for Reviewing Agency Comments
Date: Monday, July 7, 2025 4:57:28 PM

Right of Way has reviewed the following zoning cases and have no comments:

2025-0019
2025-0083
2025-0092
2025-0096

Michael S Walters
Senior Plan Reviewer
Right of Way Section
michael.walters@anchorageak.gov
Office:907-343-8226
Cell: 907-727-7637
Fax: 907-249-7910

2025-0092
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