
Planning Commission

CITY AND BOROUGH OF SITKA

Meeting Agenda - Final

Harrigan Centennial Hall7:30 PMWednesday, November 3, 2021

I. CALL TO ORDER AND ROLL CALL

II. CONSIDERATION OF THE AGENDA

III. CONSIDERATION OF THE MINUTES

A PM 21-24 Approve the October 20, 2021 meeting minutes.

B PM 21-25 Approve the October 20, 2021 special meeting minutes.

IV. PERSONS TO BE HEARD

(Public participation on any item off the agenda. All public testimony is not to exceed 3 

minutes for any individual, unless the Chair imposes other time constraints at the 

beginning of the agenda item.)

V. PLANNING DIRECTOR’S REPORT

VI. REPORTS

VII. THE EVENING BUSINESS

C VAR 21-15 Public hearing and consideration of a zoning variance for a monument sign 

with direct lighting to exceed the maximum size on 300 Airport Road in the 

P- Public Lands district. The property is also known as Lot 15G, Japonski 

Island Subdivision. The request is filed by Southeast Alaska Regional 

Health Consortium. The owner of record is State of Alaska, Department of 

Education and Early Development.

D CUP 21-18 Public hearing and consideration of a conditional use permit request for an 

outdoor amphitheater at 4951 Halibut Point Road in the R - Recreation 

district. The property is also known as a portion of Lot 1, USS 3670. The 

request is filed by Shee Atika, Inc. The owner of record is the City and 

Borough of Sitka.

E MISC 21-15 Discussion lead by Assembly Liaison on Commission structure and 

opportunities for streamlining Commission duties.
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F MISC 21-09 Discussion/Direction on Short-Term Tourism Plan

VIII. ADJOURNMENT

NOTE: More information on these agenda items can be found at 

https://sitka.legistar.com/Calendar.aspx or by contacting the Planning Office at 100 

Lincoln Street. Individuals having concerns or comments on any item are encouraged to 

provide written comments to the Planning Office or make comments at the Planning 

Commission meeting. Written comments may be dropped off at the Planning Office in 

City Hall, emailed to planning@cityofsitka.org, or faxed to (907) 747-6138. Those with 

questions may call (907) 747-1814.

Publish: October 29, November 1
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CITY AND BOROUGH OF SITKA

Minutes - Draft

Planning Commission

7:30 PM Harrigan Centennial HallWednesday, October 20, 2021

CALL TO ORDER AND ROLL CALLI.

Present: Chris Spivey (Chair), Darrell Windsor, Stacy Mudry, Wendy Alderson, Katie Riley, 

Thor Christianson (Assembly Liaison)

Absent: None

Staff: Amy Ainslie, Ben Mejia

Public: Lisa Busch, Caroline Storm, Amy Rowe, Mateo Tabachnik, Ellen Frankenstein, Chris 

McGraw, Kent Barkhau, Bill Foster, John Stein, Jim Michener, Stefania Potrzuski, Emily 

Wagner, Trish White, Chance Gray, Loren Olsen, Hugh Bevan, Rebecca Himshoot, Gerry 

Hope, Ariadne Will (Sitka Sentinel)

Chair Spivey called the meeting to order at 7:36pm.

CONSIDERATION OF THE AGENDAII.

The Commission requested that item G be the first new business item heard.

CONSIDERATION OF THE MINUTESIII.

A PM 21-23 Approve the October 6, 2021 meeting minutes.

M-Windsor/S-Mudry moved to approve the October 6, 2021 meeting minutes. 

Motion passed 5-0 by voice vote.

PERSONS TO BE HEARDIV.

PLANNING DIRECTOR’S REPORTV.

Ainslie reported that staff had attended the Ports and Harbors Commission meeting on 

October 13th and would attend on November 10th for feedback on tourism planning. 

Ainslie notified the Commission that all commissions have been asked to consider 

commission structure and opportunities for efficiencies which would be discussed at 

the next meeting. Ainslie noted that Alderson would be absent from the November 3rd 

meeting and requested Commissioners to notify staff of any anticipated absences.

REPORTSVI.

THE EVENING BUSINESSVII.

B CUP 21-14 Public hearing and consideration of a request for a conditional use 

permit for a veterinary clinic at 805 Halibut Point Road, in the C-1 general 
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commercial district. The property is also known as Lot 1, Shea 

Subdivision. The request is filed by Jonathan and Toccoa Wolf. The 

owners of record are Joyce Robertson.

Ainslie introduced the proposal for a veterinary clinic at 805 Halibut Point Road. Ainslie 

explained that the proposal would utilize the first floor of the existing three story 

building, while the remaining two floors would continue to be residential. Ainslie noted 

that the applicants currently operated Sitka Animal Hospital at 209 Jarvis Street but 

would like increased space to grow their business.

Ainslie explained that minimal impacts were anticipated from the proposal as the site 

had adequate on-site parking and the proposal included pet waste stations and 

medical waste removal as mitigation for odors. The proposal was for regular business 

hours of 8am-5:30pm with exception for emergencies. Ainslie noted the property was 

buffered by tidelands and the parking lot setting it back from the right-of-way. Ainslie 

stated that the proposal was in line with Comprehensive Plan action item LU 3.1. Staff 

recommended approval.

The applicants, Doctor Toccoa Wolf and Jonathan Wolf, were present. The applicants 

explained that their current location was only 600 square feet in size and limited their 

ability to grow. 

Windsor asked if the operation would be boarding animals. The applicants replied that 

there would be no animal boarding and pets that stayed over the night due to 

emergency care would be monitored by animal hospital staff through the night. 

Windsor requested that a condition be added to prohibit animal boarding. The 

applicants accepted this condition.

M-Alderson/S-Mudry moved to approve the conditional use permit for a 

veterinary clinic at 805 Halibut Point Road in the C-1 general commercial 

district, subject to the conditions of approval as listed in the staff report with 

the added condition that no animal boarding take place on the property. The 

property was also known as Lot 1, Shea Subdivision. The request was filed by 

Jonathan and Toccoa Wolf. The owners of record were Ernest and Joyce 

Robertson. Motion passed 5-0 by voice vote.

M-Alderson/S-Mudry moved to adopt and approve the required findings for 

conditional use permits as listed in the staff report. Motion passed 5-0 by voice 

vote.

C CUP 21-15 Public hearing and consideration of a request for a conditional use 

permit for a short-term rental at 101 Cedar Beach Road, in the R-1 

single-family and duplex residential district. The property is also known 

as Lot 3-B, Amended White Subdivision. The request is filed by Mateo 

and Alessandra Tabachnik. The owners of record are Mateo and 

Alessandra Tabachnik.

Ainslie introduced the proposal for a short-term rental in a 6 bedroom, 3 bathroom 

home at 101 Cedar Beach Road as a second home for the applicants, who would 

primarily spend their summers in Sitka. Ainslie explained that the applicants would like 

to rent out the home as a short-term rental when not in use. Ainslie noted that the 

primary interest in renting would be for the first floor but the proposal was to include the 

whole home to provide the applicants with flexibility. Ainslie explained that mitigation to 

potential impacts were that the applicants had indicated a maximum number of guests 
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as 6 people, prohibited parties and loud music, and identified a local property manager. 

Ainslie noted that 3 off-street parking spaces were available on the site in addition to 

garage space and that the site was buffered from surrounding uses by vegetation and 

elevation. Staff recommended approval.

The applicant, Mateo Tabachnik, was present. Spivey asked the applicant if he would 

consider long-term rental of the property. Tabachnik responded that he would. The 

Commissioners asked for more information on how the application would rent the first 

floor within the single family home if the owners were present. Tabachnik explained that 

a kitchen or kitchenette would likely be necessary for the space to be used separate 

from the rest of the house. Alderson and Riley voiced concerns over impacts from 

short-term rentals on home values, the potential for bear attractants, and the 

applicants' proposal to rent the home in part and as a whole unit being similar to both a 

bed and breakfast and short term rental permit.

M-Windsor/S-Mudry moved to approve the conditional use permit for a 

short-term rental at 101 Cedar Beach Road in the R-1 Single-Family/Duplex 

District, subject to the conditions of approval as listed in the staff report and 

amended to add the condition that the rental have a maximum of 4 adults. The 

property was also known as Lot 3-B, Amended White Subdivision. The request 

was filed by Mateo and Alessandra Tabachnik. The owners of record were 

Mateo and Alessandra Tabachnik. Motion passed 3-2 by voice vote.

M-Windsor/S-Mudry moved to adopt and approve the required findings for 

conditional use permits as listed in the staff report. Motion passed 3-2 by voice 

vote.

D CUP 21-16 Public hearing and consideration of a conditional use permit request for 

an eating and drinking place at 4951 Halibut Point Road in the R - 

Recreation district. The property is also known as a portion of Lot 1, USS 

3670. The request is filed by Shee Atika, Inc. The owner of record is the 

City and Borough of Sitka.

Ainslie introduced the proposal for an eating and drinking place in the Recreation zone 

at 4951 Halibut Point Road. Ainslie explained that the proposal was for a salmon feast 

as part of the applicant's larger tourism and recreation development of the site which 

was leased from the City. Ainslie provided some background information on the site, 

and explained that the property had been rezoned to Recreation and the conditional 

uses of eating and drinking places, amusement and entertainment, and outdoor 

amphitheater had been added for this intended development.

Ainslie explained that the site had three elements for visitors: cultural tour, salmon 

feast, and an aerial adventure park with a system of trails throughout the site. Ainslie 

explained that this permit request was for the salmon feast, which would accommodate 

approximately 120 guests at a time. The salmon feast would include a presentation on 

the cultural and subsistence significance of salmon. The site would have a large grill for 

cooking salmon with limited sides and three small structures would cover the grilling 

area at 10'x20' and two seating areas at 50'x30'. The site would operate 8am-5:30pm 

from May to October when ships were in port. Ainslie noted that this was not intended 

to be a restaurant.

Ainslie explained the potential impacts, that all new uses to the undeveloped lot would 

result in significant increase in traffic and noise. Ainslie explained that the applicant 

was working with Department of Transportation to find the ideal driveway placement to 

Page 3CITY AND BOROUGH OF SITKA

http://sitka.legistar.com/gateway.aspx?m=l&id=/matter.aspx?key=13397


October 20, 2021Planning Commission Minutes - Draft

maximize sight lines. Ainslie stated that the site was buffered by all sides with 

vegetation, topography, and water frontage and would only have a limited operating 

season which would mitigate potential impacts and their duration. 

Ainslie explained that the plan was consistent with Comprehensive Plan action item 

ED 6.5. Staff recommended approval.

Caroline Storm, who represented the applicant, was present. Spivey asked if the site 

would be open to local residents or to cruise passengers only. Storm explained that 

the site would be available for local residents when cruise ships were not in dock, and 

that the site amenities may be made available if economically feasible, Storm noted 

that the operation required a lot of staff to maintain.  

M-Mudry/S-Alderson moved to approve the conditional use permit for an eating 

and drinking place at 4951 Halibut Point Road in the Recreation district, subject 

to conditions of approval as listed in the staff report. The property was also 

known as a portion of Lot 1, U.S. Survey 3670. The request was filed by Shee 

Atika, Inc. The owner of record was the City and Borough of Sitka. Motion 

passed 5-0 by voice vote.

M-Mudry/S-Alderson moved to adopt and approve the required findings for 

conditional use permits as listed in the staff report. Motion passed 5-0 by voice 

vote.

E CUP 21-17 Public hearing and consideration of a conditional use permit request for 

an entertainment and amusement facility at 4951 Halibut Point Road in 

the R - Recreation district. The property is also known as a portion of Lot 

1, USS 3670. The request is filed by Shee Atika, Inc. The owner of 

record is City and Borough of Sitka.

Ainslie introduced the proposal for an amusement and entertainment facility in the 

Recreation district at 4951 Halibut Point Road as the aerial adventure park that was a 

component of the same tourism development proposal of the land as CUP 21-16.

 Ainslie noted that the proposed site was on the inland southern portion of the lot and 

would feature custom designed equipment with a safety cable system along ropes, 

swinging bridges, and obstacles that could hold approximately 20 people every 30 

minutes. Operations would take place from 8am-5pm and would be focused on cruise 

ship passengers. Ainslie explained that security measures would be taken to restrict 

access to the aerial equipment at the ground level and by gating off the main parking 

lot. Ainslie noted that the applicants had identified youth programming and occasional 

rental of the facility during the off season. Ainslie explained the potential impacts, that 

all new uses to the undeveloped lot would result in significant increase in traffic and 

noise. Ainslie explained that the applicant was working with Department of 

Transportation to find the ideal driveway placement to maximize sight lines. Ainslie 

stated that the site was buffered by all sides with vegetation, topography, and water 

frontage and would only have a limited operating season which would mitigate potential 

impacts and their duration. 

Ainslie explained that the plan was consistent with Comprehensive Plan action item 

ED 6.5. Staff recommended approval.

Caroline Storm, who represented the applicant, was present. The Commission voiced 

concerns regarding security and the possible lack of public access and use. Storm 

responded that the site designers were advising the applicants on security measures 
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and that the site would be available for local use if considered financially feasible. 

Storm informed the Commission that while the ground level access would be restricted, 

the aerial equipment would remain in place. Having no further questions, the 

Commission excused the applicant.

Chair Spivey opened the floor for public comment. Kendra Pountney expressed 

concerns that the proposal would increase traffic and risk as well as present potential 

for pedestrian cut-through of private property. Ainslie read public comment from 

Heather Meuret, who voiced concerns of impacts to the neighborhood and natural 

surroundings, as well as the rezoning of the property from residential to recreation.

M-Mudry/S-Windsor moved to approve the conditional use permit for an 

amusement and entertainment development at 4951 Halibut Point Road in the 

Recreation district, subject to the conditions of approval as listed in the staff 

report. The property was also known as a portion of Lot 1, U.S.Survey 3670. 

The request was filed by Shee Atika, Inc. The owner of record was the City and 

Borough of Sitka. Motion passed 5-0 by voice vote.

M-Mudry/S-Windsor moved to adopt and approve the required findings for 

conditional use permits as listed in the staff report. Motion passed 5-0 by voice 

vote.

F LM 21-02 Public hearing and consideration of a tidelands lease amendment 

request for municipal tidelands immediately adjacent to 834 Lincoln 

Street in the R-2 multifamily district. The property is also known as Lot 7, 

Sheldon Jackson Campus Subdivision and a portion of ATS 15. The 

request is filed by Sitka Sound Science Center. The owners of record 

are the Sitka Sound Science Center and the City and Borough of Sitka.

Ainslie introduced the request for an expansion to the tidelands lease related to the 

hatchery site in use since 1974 and currently operated by Sitka Sound Science 

Center. The proposal would amend the existing tidelands lease to encompass all of the 

existing hatchery site which had previously not been included, primarily the raceway 

and creek. The amendment would add 5,265 square feet to the 32,000 square foot 

lease. Ainslie explained that the Assembly would have to approve the amendment but 

that the Planning Commission would provide their recommendation based on land 

management, the appropriateness or inappropriateness of competitive bid, and 

neighboring property concerns. Ainslie noted that this was not an expansion of 

operations but rather a correction to the existing lease. Ainslie noted that the proposal 

was supported by Comprehensive Plan action items ED 6.7 and LU 3.7. Staff 

recommended approval.

Lisa Busch and Chance Gray, who represented the applicants, were present. The 

Commissioners voiced their approval of the application as a correction to 

documentation of an existing use. 

M-Alderson/S-Mudry moved to recommend approval of the request to amend a 

lease for municipal tidelands located seaward of 834 Lincoln Street. The 

properties were also known as Lot 7, Sheldon Jackson Campus Subdivision 

and a portion of ATS 15. The request was filed by the Sitka Sound Science 

Center. The owners of record were the Sitka Sound Science Center and the 

City and Borough of Sitka. Motion passed 5-0 by voice vote.

Page 5CITY AND BOROUGH OF SITKA

http://sitka.legistar.com/gateway.aspx?m=l&id=/matter.aspx?key=13394


October 20, 2021Planning Commission Minutes - Draft

G MISC 21-09 Discussion/Direction on Short-Term Tourism Plan

The Commission resumed tourism discussions from the October 20th special meeting. 

The Commission discussed the recommended options and noted that scheduling and 

consistency was integral to the success of any scenario. Spivey commented that one 

way traffic with a median needed to provide enough space for larger vehicles. The 

Commission discussed impacts to American and Barracks Streets, Ainslie noted that 

emergency services needed access to the Pioneer Home.

Riley expressed safety concerns of a partial road closure or one way scenario. Spivey 

expressed concern of impacts to local businesses from full road closures. Riley 

explained that any closure type would reduce downtown parking availability and the 

recommendation be contingent upon a parking solution. 

Christianson departed at 8:15pm.

M-Windsor/S-Alderson moved to recommend approval for the full closure of 

Lincoln Street from 10am - 4pm on days with 3,000 or more cruise passengers 

with the stipulation that efforts to find downtown parking solutions be 

prioritized. Motion passed 4-1 by voice vote.

ADJOURNMENTVIII.

Seeing no objections, Chair Spivey adjourned the meeting at 9:55pm.
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CITY AND BOROUGH OF SITKA

Minutes - Draft

Planning Commission

6:30 PM Harrigan Centennial HallWednesday, October 20, 2021

**Special Meeting**

CALL TO ORDER AND ROLL CALLI.

Present: Chris Spivey (Chair), Darrell Windsor, Stacy Mudry, Wendy Alderson, Katie Riley, 

Thor Christianson (Assembly Liaison)

Absent: None

Staff: Amy Ainslie, Ben Mejia

Public: Lisa Busch, Kent Barkhau, Bill Foster, Ralph Jones, John Stein, Jim Michener, 

Stefania Potrzuski, Emily Wagner, Trish White, Chance Gray, Loren Olsen, Hugh Bevan, 

Rebecca Himshoot, Gerry Hope, Sabrina Jenkins, Amy Rowe, Ellen Frankstein, Renee 

Reeve, Ariadne Will (Sitka Sentinel) 

Chair Spivey called the meeting to order at 6:30pm.

CONSIDERATION OF THE AGENDAII.

PERSONS TO BE HEARDIII.

THE EVENING BUSINESSIV.

A MISC 21-09 Discussion/Direction on Short-Term Tourism Plan

Ainslie presented staff analysis and recommendations for Lincoln Street closure 

options as well as scenarios that were not recommended. Traffic scenarios that were 

not recommended included partial closures of Lincoln Street as well as partial and full 

one-way direction of traffic on Lincoln Street. Ainslie noted that all of these partial 

measures would likely result in confusion and were intensive to mobilize barricades. 

Ainslie then presented recommended options. Option A was to close Lincoln Street to 

vehicles from the Lake/Lincoln with intersections to the Lincoln/Katlian Intersection 

Feeder routes (Barracks, American, Maksoutoff, Cathedral, and other unnamed alleys) 

blocked from entry. Option B would leave Lincoln Street  open to vehicular traffic as 

one-way only headed west from Lake intersection to Katlian intersection. Pedestrians, 

amenities, and vending could take place in the ‘east bound’ traffic and parking lanes. 

“Vehicle crossing designations” would be available for bank drive-thru and pull-in 

parking spaces designated near churches. A temporary but substantial median would 

be necessary to separate pedestrians and vehicles. This would be in place all season. 

Option C was described as a hybrid of the Options A and B where Lincoln would be 

closed when needed, but otherwise staged to re-open as Option B with all amenities 

and potential vending staged in the east bound lane, even when road was fully closed. 
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The Commission opened the floor for public comment. Jim Michener noted that the 

projected passengers were approximately three times as many as in 2019. Michener 

voiced support for Option A, and felt that emergency vehicles could still be allowed 

through during a road closure. Ralph Jones of the RIDE commented that Lincoln Street 

closure would disrupt and displace traffic and impact ridership of the RIDE. Kent 

Barkau advocated for more long-term tourism visioning and planning as well as 

investigation of how and when to control the number of cruise passengers. Hugh Bevan 

noted the urgency of ordering supplies now and identifying storage locations. Bevan 

recommended the City pursue contracting services out for mobilization of barricades 

through the RFP process and that mass mailing would be necessary to notify the 

public of road closures. Bevan suggested the City should have a trial run of the closure 

before the start of the tourist season. John Stein commented that the labor intensive 

nature of road closures would result in job creation. Bill Foster commented that the 

closed road should look inviting for pedestrians and voiced support for electric busses, 

changes to pedestrian crossing cycles at the intersection, and the color used to 

indicate street parking. Rebecca Himshoot advocated for traffic cops at challenging 

intersections and crossings. Gerry Hope commented on the willingness of the RIDE to 

participate in decision making. 

Ainslie read public comment from Jim Steffan who advocated for lightering passengers 

into town from the dock and improving the shuttle bus fleet with preference for electric 

busses. Steffan suggested the area around the Baranof School playground as suitable 

for bus drop off.

Commission agreed to resume the discussion in the following regular meeting. 

ADJOURNMENTV.

Seeing no objections, Chair Spivey adjourned the meeting at 7:25pm.
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City and Borough of Sitka 

PROVIDING FOR TODAY…PREPARING FOR TOMORROW 
 

Coast Guard City, USA 
 

 
Planning and Community Development Department 

 
AGENDA ITEM 

Case No: V 21-15 
Proposal:  Increase maximum size and allow direct lighting for a monument sign 
Applicant: Southeast Alaska Regional Health Consortium 
Owner: State of Alaska - Department of Education and Early Development 
Location: 300 Airport Road 
Legal: Lot 15G, Japonski Island Subdivision  
Zone: P – Public Lands District 
Size:   Approximately 8.25 acres 
Parcel ID:  1-9210-000 
Existing Use:  Undeveloped 
Adjacent Use:  Healthcare Services, Harbor 
Utilities:  Existing 
Access:  Airport Road 
 
 
KEY POINTS AND CONCERNS 

• Proposal is for a freestanding monument sign for Mount Edgecumbe Medical Center, with 
direct and indirect lighting and greater in size than is allowable by the Zoning Code 

• The Sitka General Code states that signs in the Public Lands district are only permitted to be 
lighted indirectly, this sign proposes to use both direct and indirect light sources 

• The Sitka General Code restricts the size of monument signs to 20 square feet measured by 
the smallest rectangle to enclose all letters and symbols, the proposal would be for a sign of 
approximately 52 square feet 
 

 
 

RECOMMENDATION 

Staff recommends that the Planning Commission approve the variance to increase maximum size of 
the sign and the use of direct lighting.  
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BACKGROUND/PROJECT DESCRIPTION 
 
The request is for an approximately 6’8”x 21’ monument sign, calculated per SGC 
22.20.090(E)(11)(b) guidelines as approximately 52 square feet (as the code measures maximum 
sign size based on the smallest rectangle to enclose all letters and symbols), with direct and indirect 
lighting at 300 Airport Road for Mt. Edgecumbe Medical Center. The maximum allowable size of 
signs identifying multiple-family dwellings, apartments, condominiums, hotels, clubs, lodges, 
hospitals and other public or quasi-public places is 20 square feet per SGC 22.20.090(E)(3). While 
indirect lighting of signs is allowed in all zones, directly lit signs are restricted to CBD, C-1, C-2, 
and I zones. It is for these reasons that the applicant requests a variance for size and lighting.  

In addition to indirect lighting provided by flood lighting centered on the sign, the sign will feature 
direct illumination with push-through of letters and logos. This is not a changing message center 
sign or digital display.  

The conditions of approval would allow a sign no larger than 55 square feet (additional square 
footage is requested for margin of error) and allow for direct lighting as described above.  
 

ANALYSIS 
 
The Sitka General Code has thorough guidance on appropriate signage and limits the maximum 
allowable size of signs identifying multiple-family dwellings, apartments, condominiums, hotels, 
clubs, lodges, hospitals and other public or quasi-public places to 20 square feet1. Monument signs 
are calculated by the smallest rectangular area to encompass all letters and symbols2.  
 
SGC 22.20.090(E)(15)(a) states that signs outside of CBD, C-1, C-2, and I zones are to be lit only 
through indirect lighting source. While definitions for illumination types are not provided in the 
Zoning Code, The American Planning Association’s “A Glossary of Zoning, Development, and 
Planning Terms” defines indirect illumination is defined as having the light source external to the 
sign, with light cast on the sign, while direct illumination has the light source internal to the sign.  
 
SGC 22.20.090(E)(6) sheds some light on the intention for restricting signage size and type, stating 
“The assembly of the city and borough has determined that the size and type of advertising signs 
usual in other localities does not fit the circumstances of Sitka with its short, closed type of road 
system. Signs designed in large size or specifically designed to attract the motoring public are 
unnecessary and are prohibited.” The code prevents the aesthetic impact of large, brightly 
illuminated signs competing for the attention of motorists and pedestrians. However, given the 
unique circumstances of this proposal, both removed from more densely developed areas and set 
back from the drivable surface of the road, the lighting and size of the sign could be appropriate for 
clear visibility and to prevent potential confusion of where a critical service is located.  

 
1 SGC 22.20.090(E)(3) 
2 SGC 22.20.090(E)(11)(b) 
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Alaska Statute 29.40.040(b)(3) states that a variance may not be granted solely to relieve financial 
hardship or inconvenience. In this case, as the medical center expands its’ scope to become a 
regional medical hub, the applicant’s ability to provide clear signage is integral to its use.  
 
Potential Impacts 

Granting of this variance is likely to result in minimal impact to surrounding uses. While sign 
illumination can cause a distraction to passing motorists, in this case the increased size and lighting 
of the sign would likely increase visibility and provide additional directional signage for health and 
emergency services.  
 
Comprehensive Plan Guidance  
 
The proposal is in line with the Comprehensive Plan economic development chapter’s overall 
objective to support the growth of businesses. Granting of this variance would work toward the 
growth of Sitka as regional medical hub.  
 
RECOMMENDATION 

The Planning Department recommends approval of the request for an increase to the allowable size 
and direct illumination of a sign at 300 Airport Road. Potential impacts are minimal and the 
proposal will provide clarification of locational information for health and emergency services.   

 

ATTACHMENTS 

Attachment A: Aerial 
Attachment B: Site Plan and Electrical Plan 
Attachment C: Front Elevation 
Attachment D: Plat 
Attachment E: Photos 
Attachment F: Applicant Materials 
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MOTIONS IN FAVOR OF APPROVAL 
 

1) “I move to approve the zoning variance for a sign at 300 Airport Road in the P – Public 
Lands district subject to the attached conditions of approval. The property is also known 
as Lot 15G, Japonski Island Subdivision The request is filed by Southeast Alaska 
Regional Health Consortium. The owner of record is State of Alaska - Department of 
Education and Early Development.”  

 
Conditions:  
1. The size of the sign shall not exceed 55 square feet as calculated by SGC 22.20.090(E)(11)(b).  

 
2. Direct illumination of this sign shall be allowed.  

 
3. Sign plans shall remain consistent with the narrative and plans provided by the applicant for 

this request. Any substantive changes to the plan will require additional Planning Commission 
review.  
 

4. The Planning Commission, at its discretion, may schedule a public hearing at any time for the 
purpose of resolving issues with the request and mitigating adverse impacts on nearby 
properties upon receipt of meritorious complaint or evidence of violation of conditions of 
approval. 

 
5. Substantial construction progress must be made on the project within one year of the date of 

the variance approval or the approval becomes void. In the event it can be documented that 
other substantial progress has been made, a one-year extension may be granted by the 
Planning Director if a request is filed within eleven months of the initial approval.  
 

 
 

2) “I move to adopt and approve the required findings for variances involving minor 
structures or expansions as listed in the staff report.” 

Before any variance is granted, it shall be shown3: 
Required Findings for Minor Expansions, Small Structures, Fences, and Signs: 
 
 a. The municipality finds that the necessary threshold for granting this variance should be 
lower than thresholds for variances involving major structures or major expansions; 

b. The granting of the variance is not injurious to nearby properties or improvements; 

c. The granting of the variance furthers an appropriate use of the property. 

 
3 Section 22.30.160(D)(2)—Required Findings for Minor Variances 
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City and Borough of Sitka 

PROVIDING FOR TODAY…PREPARING FOR TOMORROW 
 

A Coast Guard City 
 

 
Planning and Community Development Department 

 
AGENDA ITEM 

Case No: CUP 21-18 
Proposal:  Outdoor Amphitheater   
Applicant: Shee Atika, Inc.  
Owner: City and Borough of Sitka  
Location: 4951 Halibut Point Road 
Legal: A portion of Lot 1, US Survey 3670 
Zone: R Recreation district  
Size:   Approx. 17.1 acres  
Parcel ID:  2-5390-000 
Existing Use:  Vacant  
Adjacent Use:  Residential, Recreation, Commercial  
Utilities:  Available from HPR & Adjacent Tidelands  
Access:  Halibut Point Road 
 
KEY POINTS AND CONCERNS 

• Property was recently rezoned from R-1 single family and duplex residential district to the 
Recreation district. Three new conditional uses were also added to this zone including 
outdoor amphitheater.  

• Property is owned by CBS and leased to the applicants.  
• Development of this property is in-line with previously reviewed proposal in the No Name 

Mountain/Granite Creek Master Plan as well as the Request for Proposals issued for this 
property.  

• Conditional use permits for an Eating & Drinking Place and Amusement & Entertainment 
were approved by the Commission on October 20, 2021.  
 

RECOMMENDATION 
Staff recommends that the Planning Commission approve the conditional use permit for an outdoor 
amphitheater at 4951 Halibut Point Road subject to the recommended conditions of approval.  

 

 



  
CUP 21-18 Staff Report for November 3, 2021   Page 2 of 5 

BACKGROUND/PROJECT DESCRIPTION 
In the No Name Mountain/Granite Creek Master Plan, future uses identified for this particular 
property included either commercial recreation or high-end residential development. At the 
conclusion of the plan, the Assembly directed staff to issue a Request for Information (summer 
2020) to gauge the market interest in how the land should be developed. After analyzing the 
responses, the Assembly directed staff to issue a Request for Proposals (winter 2020-2021) for the 
sale or lease of the property with an open call for development ideas. CBS received one response to 
that RFP from Shee Atika, Inc. and its partner, Adventure Sitka, LLC with a proposal to develop the 
site for commercial recreation. The Assembly approved a lease of the land to Shee Atika in late 
August, as well as the associated rezoning of the property and zoning text amendments to the 
Recreation district. Shee Atika is now pursuing the conditional use permits necessary for the 
intended development.  

The site has largely three elements; the cultural tour, the aerial adventure park, and the salmon feast 
(with the cultural tour being the subject of this permit request). For the cultural tour, groups of 150 
guests will be seated in the outdoor amphitheater (referred to as “the Welcome Center” by the 
applicant and on the submitted site plan and operating plan) and provided a presentation on various 
cultural aspects of the indigenous people of Southeast Alaska. After the presentation, guests will be 
split into smaller groups and taken on walking tours of the site via the constructed trails. The 
outdoor amphitheater may also be utilized for tour programs that partner with local organizations 
such as the Alaska Raptor Center or the Sitka Sound Science Center.  

Operation of the cultural tour is targeted towards cruise ship visitors. The activity will be operation 
from May through October while cruise ships are in port (generally 8am to 5pm). Some off-season 
rental use may be utilized, but would generally be during those same daytime hours.  

ANALYSIS 

1. CRITERIA TO BE USED IN DETERMINING THE IMPACT OF CONDITIONAL 
USES.1 

a. Amount of vehicular traffic to be generated and impacts of the traffic on nearby land uses: 
As the property is currently vacant, any development will result in a significant increase in traffic to 
the site than is experienced now. However, given the proximity of this property to the private cruise 
ship dock, the Starrigavan recreation area, and the ferry terminal, heavy traffic (particularly in the 
summer months) is experienced in the area. Given that proposal is primarily focused on using this 
facility in a tour/excursion capacity rather than a year-round, walk-in type facility, traffic to be 
generated is primarily bus traffic. Buses will loop from the site to the cruise terminal to transport 
passengers. The applicant is working with ADOT to local ideal driveway locations taking line-of-
sight into account.  

b. Amount of noise to be generated and its impacts on surrounding land use: Additional noise 
generation is expected, primarily amplified presentation narration and conversation. Given the size 

 
1 § 22.24.010.E  
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and nature of the property (topography, vegetation), sound should be somewhat buffered/muffled. 
Hours of operation should also limit noise disturbance for surrounding properties.  

c. Odors to be generated by the use and their impacts: The applicants will be expected to 
properly manage waste so as not to attract bears or other wildlife to the site. No particularly strong 
odor generation is expected from this proposal.  

d. Hours of operation: Generally 8am – 5pm when cruise ships are in port May through October. 
For off-season utilization, operating hours should also be in the general 8am-5pm window.  

e. Location along a major or collector street: Located along Halibut Point Road.  

f. Potential for users or clients to access the site through residential areas or substandard 
street creating a cut-through traffic scenario: Cut-through scenarios are unlikely, Halibut Point 
Road is the only road access to the site.  

g. Effects on vehicular and pedestrian safety: Siting for driveway cuts will be chosen to 
maximize visibility, as this is the most apparent risk to vehicular and pedestrian safety.  

h. Ability of the police, fire, and EMS personnel to respond to emergency calls on the site: 
Property has adequate access from Halibut Point Road for emergency services. 

i. Logic of the internal traffic layout: Parking is proposed near the right-of-way, a loop down to a 
lower parking lot (with additional parking and a bus loop), as well as a parking lot on the northern 
end of the site to accommodate public parking for use of the walking trails.  

j. Effects of signage on nearby uses: All signage shall comply with Sitka General Code. 

k. Presence of existing or proposed buffers on the site or immediately adjacent the site: 
Property is buffered by Sitka Sound on its seaward side. Site has rolling topography and is heavily 
vegetated. Development plans for the site state a preference to preserve as much vegetation/the 
natural setting as possible.  

l. Relationship if the proposed conditional use is in a specific location to the goals, policies, and 
objectives of the comprehensive plan: Economic Development Action 6.5 states, “Support growth 
of Sitka’s independent, cruise-related, and heritage tourism work and enterprises.” The development 
of this property provides another attraction/dispersion point for visitors.  

m. Other criteria that surface through public comments or planning commission review: None 
at this time.  
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RECOMMENDATION 

The Planning Department recommends that the Planning Commission approve the conditional use 
permit application for an outdoor amphitheater at 4951 Halibut Point Road subject to the 
recommended conditions of approval. 

ATTACHMENTS 
Attachment A: Aerial 
Attachment B: Site Plan 
Attachment C: Building Plan 
Attachment D: Operational Plan 
Attachment E: Photos 
Attachment F: Applicant Materials 

Motions in favor of approval 
1) “I move to approve the conditional use permit for an outdoor amphitheater at 4951

Halibut Point Road in the Recreation district, subject to the attached conditions of
approval. The property is also known as a portion of Lot 1, U.S. Survey 3670. The
request is filed by Shee Atika, Inc. The owner of record is the City and Borough of Sitka.

Conditions of Approval: 
1. The proposal and associated structures shall be operated consistently with the application,
narrative, and plans that were submitted with the request. This includes the operational plan and
hours/season of operation.
2. The Planning Commission, at its discretion and upon receipt of meritorious complaint, may
schedule a public hearing at any time for the purpose of resolving issues with the request and
mitigating adverse impacts on nearby properties.
3. Permit and use shall comply with all local regulations, including building code, fire and life
safety, business registration, and remittance of all applicable taxes.

2) “I move to adopt and approve the required findings for conditional use permits as listed
in the staff report.”

The Planning Commission shall not approve a proposed development unless it first makes
the following findings and conclusions:2

1. …The granting of the proposed conditional use permit will not:
a. Be detrimental to the public health, safety, and general welfare
b. Adversely affect the established character of the surrounding vicinity;

2 §22.30.160(C)—Required Findings for Conditional Use Permits 
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c. Be injurious to the uses, property, or improvements adjacent to, and in the 
vicinity of, the site in which the proposed use is to be located.  

2. The granting of the proposed conditional use permit is consistent and compatible with 
the intent of the goals, objectives, and policies of the comprehensive plan and any 
implementing regulation.  

3. All conditions necessary to lessen any impacts of the proposed use are conditions that 
can be monitored and enforced.  

4. The proposed use will not introduce hazardous conditions at the site that cannot be 
mitigated to protect adjacent properties, the vicinity, and the public health, safety and 
welfare of the community from such hazard. 

5. The conditional use will be supported by, and not adversely affect, adequate public 
facilities and services; or that conditions can be imposed to lessen any adverse impacts 
on such facilities and services. 

6. Burden of Proof. The applicant has the burden of proving that the proposed conditional 
use meets all of the criteria in subsection B of this section. 

 



 



Harbor Point -Site Plan

Salmon Feast

Welcome 
Center

Aerial 
Adventure 
Park

Parking

Access Road

Parking

Restroom

Bus Loading 
Shelter

Cross Trail 
Connector

Walking TrailÉ¥j¥¥¥⇒¥..



STAGE

SEATING
FOR
150

ENTRY

SECTION VIEW

PLAN VIEW

STAGE

SEATING
FOR
150

Harbor Point -Welcome Center  Structure



Operating Plan 
 
Aerial Adventure Park 
 
Description: A series of platforms and obstacles will be constructed in the tree canopy to create 
an aerial adventure park in which guest will begin on the first obstacles and work their way 
through the course. The participants will be secured to a safety cable system to prevent falling 
from the obstacles. The course will be designed to accommodate up to 20 participants starting 
every 30 minutes.  
 
Hours of Operation: This attraction will be targeted towards cruise ship visitors. The activity will 
be operational from May through October during cruise ship season. Most ships are in port 
from 8 am to 5 pm. It is anticipated that the tour will operate during these hours.  
 
Security: Vehicle access to the site will be restricted with a gate that will be closed during non-
operating hours. In addition, all the access points to the tree platforms will be gated to prevent 
individuals from accessing the platforms. In addition, signage will be posted at the entry to the 
site along with at each platform providing notice of the danger and potential risk of 
unauthorized access to the aerial platforms. 
 
In addition to the physical security measures, we plan to operate youth programs for the aerial 
adventure park that would bring in students from the schools in the spring and the fall to 
familiarize them with facility and educate them on the dangers of the facility while allowing 
them to safely experience the various obstacles that the park has to offer. This will help to 
reduce the curiosity that the youth may have in the facility and minimize any potential 
trespassing on the course. 
 
Cultural Tour 
 
Description: A cultural tour is planned in which groups of up to 150 guests will be seated in the 
welcome center and provided a presentation on various cultural aspects of the indigenous 
people of southeast Alaska and how they utilized the land and sea in their daily lives. After the 
presentation, guests will be split up into smaller groups and taken on a walking tour of the site 
on walking trails constructed. The walking tour will highlight specific plants, trees, beach foods, 
etc. that were discussed in the presentation. The welcome center may also be utilized for tour 
programs that partner with local organizations such as the Alaska Raptor Rehabilitation center 
or the Sitka Sound Science Center.  
 
Hours of Operation: This attraction will be targeted towards cruise ship visitors. The activity will 
be operational from May through October during cruise ship season. Most ships are in port 
from 8 am to 5 pm. It is anticipated that the tour will operate during these hours.  
 

aainslie
Highlight



Security: Vehicle access to the site will be restricted with a gate that will be closed during non-
operating hours. The welcome center will have locking doors that will prevent access to its 
interior. The walking trails will remain open to the public during non-operating hours, with a 
parking lot located outside the gate, along Halibut Point Road.  
 
Salmon Feast 
 
Description: A Salmon Feast is planned that will accommodate up to 120 guests in which they 
will watch a presentation that includes cultural information on the role salmon played in the 
lives of the Tlingit people and how Tlingit prepared salmon. A large grill will be set up under a 
10ft x 20ft cooking shelter where salmon will be grilled and served to guests along with possible 
side dishes and beverages after the presentation. Guest will be able to explore the site walking 
trails for up to 30 minutes after the meal is served.  
 
Hours of Operation: This attraction will be targeted towards cruise ship visitors. The activity will 
be operational from May through October during cruise ship season. Most ships are in port 
from 8 am to 5 pm. It is anticipated that the tour will operate during these hours.  
 
Security: Vehicle access to the site will be restricted with a gate that will be closed during non-
operating hours. The walking trails will remain open to the public during non-operating hours, 
with a parking lot located outside the gate, along Halibut Point Road.  
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City and Borough of Sitka 

PROVIDING FOR TODAY…PREPARING FOR TOMORROW 

 

Coast Guard City, USA 
 

MEMORANDUM 
 
To:  Chair Spivey and Planning Commission Members 
   
From:  Amy Ainslie, Planning Director  
 
Date:  October 29, 2021 
 
Subject: Tourism Planning  
 
 
While staff continues to work on the traffic and staging plan for Harrigan Centennial Hall 
(HCH), we would like to move into the Infrastructure & Future Needs portion of the plan.  
Note: To finalize the HCH section, we would like to take the staff analysis and recommendations 
to the Ports and Harbors Commission on 11/10 and back to the Planning Commission on 11/17 
for final recommendations.  
 
Infrastructure & Future Needs:  
 
This session will be focused on “Direct-Use Infrastructure”. These are items such as restrooms, 
water stations, signage, benches, trash cans, etc. We will capture comments and suggested 
locations/quantities for these items, and afterwards, compile a map depicting those suggestions to 
be included in the plan.  
 
Next session on 11/17, we will be mapping out suggestions for Indirect-Use Infrastructure and 
future planning needs.  
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