
Planning Commission

CITY AND BOROUGH OF SITKA

Meeting Agenda - Final

Chris Spivey, Chair 

Darrell Windsor, Vice Chair

Randy Hughey

Taylor Colvin

Victor Weaver

Harrigan Centennial Hall7:00 PMWednesday, February 6, 2019

I. CALL TO ORDER AND ROLL CALL

II. CONSIDERATION OF THE AGENDA

III. CONSIDERATION OF THE MINUTES

A PM 19-01 Approve the January 16, 2019 minutes

01-Jan 16 2018 DRAFTAttachments:

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

B MISC 19-04 Annual Election of Officers

C MISC 19-05 2019 Commission Visioning Session

2019 Visioning SessionAttachments:

VI. REPORTS

VII. THE EVENING BUSINESS
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D CUP 19-01 Public hearing and consideration of a request for a conditional use permit 

for quasi-institutional group housing at 1421 Halibut Point Road  in the R-1 

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

Lot 1-B, of a Minor Subdivision of Lot 1 of Hager Subdivision. The request 

is filed by Sitkans Against Family Violence (SAFV). The owner of record is 

David Levesque.

CUP 19-01 SAFV 1421 HPR Staff Report 2.6.19

CUP 19-01 SAFV 1421 HPR Aerial Map

CUP 19-01 SAFV 1421 HPR Site Photos

CUP 19-01 SAFV 1421 HPR Plat

CUP 19-01 SAFV 1421 HPR Administrative Back-Up

CUP 19-01 SAFV 1421 HPR Public Comment

Attachments:

E P 18-15 Public hearing and consideration of a minor subdivision for a zero lot line 

at 746 Alice Loop in the Waterfront District. The property is also known as 

Lot 2 Charlie Joseph Subdivision. The application is filed by Kris 

Karsunky. The owner of record is Jay Stevens.

P 18-15 Karsunky 746 Alice Loop Staff Report 2.6.19

P 18-15 Karsunky 746 Alice Loop Aerial Map

P 18-15 Karsunky 746 Alice Loop Proposed Plat & Site Plans

P 18-15 Karsunky 746 Alice Loop Site Photos

P 18-15 Karsunky 746 Alice Loop Plat

P 18-15 Karsunky 746 Alice Loop Administrative Back-Up

P 18-15 Karsunky 746 Alice Loop Public Comment

Attachments:

F ZA 19-01 Public hearing and consideration of proposed amendments to Sitka 

General Code Title 22 Zoning regarding permitted, conditional, and 

prohibited uses in a newly created zoning Overlay District for portions of 

the historic Sheldon Jackson College campus. The request is filed by 

Chance Gray. The owners of record are Alaska Arts Southeast Inc., State 

of Alaska, Youth Advocates of Sitka, Sitka Sound Science Center, Sitka 

Summer Music Festival, Sheldon Jackson College Childcare Center, and 

Sitka Tribe of Alaska.

ZA 19-01 SJ Overlay District Staff Report 2.6.19

ZA 19-01 SJ Overlay District Aerial Map & District Boundaries

ZA 19-01 SJ Overlay District Draft Ordinance

ZA 19-01 SJ Overlay District Application

ZA 19-01 SJ Overlay District Notice & Mailing List

ZA 19-01 SJ Overlay District Public Comment

Attachments:
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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: February 1, 4
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CITY AND BOROUGH OF SITKA

Minutes - Draft

Planning Commission
Chris Spivey, Chair 

Darrell Windsor, Vice Chair

Randy Hughey

Taylor Colvin

Victor Weaver

7:00 PM Harrigan Centennial HallWednesday, January 16, 2019

CALL TO ORDER AND ROLL CALLI.

Present: Chris Spivey (Chair), Darrel Windsor (Vice Chair), Randy Hughey, Victor 

Weaver

Absent: Taylor Colvin, Aaron Bean (Assembly liaison). 

Staff: Scott Brylinsky - Interim Planning Director, Amy Ainslie - Planner I

Public: Jennifer Corak, Thad Poulson, Klas Stolpe, Phelonie McClenchan, Bryant Mett

Chair Spivey called the meeting to order at 7:00 PM.

CONSIDERATION OF THE AGENDAII.

CONSIDERATION OF THE MINUTESIII.

A PM-57 Approve the December 19, 2018 minutes

DRAFT 12.19.18 MinutesAttachments:

Windsor/Weaver moved to approve the December 19, 2018 minutes. Motion 

passed 4-0 by voice vote.

PERSONS TO BE HEARDIV.

No persons came forward to provide comment on items not on the agenda. 

PLANNING DIRECTOR’S REPORTV.

Scott Brylinsky made staff introductions to the Commission. Brylinsky was serving as 

the Interim Planning Director, and Amy Ainslie was the new Planner I. Sitka's 

Comprehensive Plan received a statewide award, Maegan Bosak was accepting the 

award on behalf of the City. Brylinsky extended recognition to all those who were 

involved in its formation and completion, including the Commissioners and former staff 

members Michael Scarcelli and Samantha Pierson. 

Brylinsky noted a few items that would come before the Commission in future 

meetings. Included in the list were: a Master Plan for the No Name Mountain area, an 

Overlay District for the Sheldon Jackson campus, a Zero Lot Line on Alice Loop, and 

the Historic Preservation Plan. 
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Lastly, Brylinsky informed the Commission that a conditional use permit for Green Leaf 

that had been presented to the Commission during the November 7, 2018 meeting (and 

had subsequently been postponed as the Commission asked for the City Attorney to 

weigh in on a parking lease) would not be brought back to the Commission as Green 

Leaf was no longer operating. 

 

B MISC 19-01 Review / Recommendation of the Sitka Local Hazard Mitigation Plan

MISC 19-01 Sitka Hazard Mitigation Plan 2018 Update Staff Report

Sitka Mitigation Plan_DRAFT_2018-11-14

Attachments:

Brylinsky informed the Commission that the Sitka Hazard Mitigation Plan is an active 

document updated annually, with major updates every five years. It was necessary to 

have in place in order to receive FEMA funding in the case of a major emergency or 

natural disaster. If approved by the Commission, it would then be taken to the 

Assembly for approval through a resolution. 

Hughey inquired when landslide mapping and associated implications for the FEMA 

plan would be incorporated into the Hazard Mitigation Plan. Brylinsky was not aware of 

the status of landslide mapping and would follow up with Commission. 

Windsor/Hughey moved to approve the Sitka Hazard Mitigation Plan to be 

approved by the Assembly.  Motion passed 4-0 by voice vote.

REPORTSVI.

THE EVENING BUSINESSVII.

C LM 18-03 Public hearing and consideration of a vacation request for municipal 

right-of-way adjacent 114 Erler St. The property is also known as Lot 7 

Spruce Glenn Subdivision No. 2. The request is filed by Howard Merkel. The 

owner of record is Howard Merkel.  PULLED

D CUP 18-33

CUP 18-33 Corak 105 Jeff Davis Staff Report

CUP 18-33 Corak 105 Jeff Davis Staff Materials

CUP 18-33 Corak 105 Jeff Davis Applicant Materials

Attachments:

Brylinsky presented the Staff Report recommending approval and outlining conditions 

of approval. The property resided in a multi-use neighborhood including single-family 

housing, a hostel on an adjacent lot, and the Sitka Fine Arts Camp campus across the 

street. The property had three dwelling units; the owner occupies the primary unit and 

the other two are under consideration for short-term rental use. 

The applicant, Jennifer Corak, echoed the information from the Staff Report and took 

questions from the Commission. Corak clarified the impact that the conditional use 

permit would have on the stock of long-term rentals in town. One unit had been 

contracted for hospital staff and therefore was not available to the public, and the other 

unit had a long-term renter that Corak would not displace, but would turn into a 
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short-term rental when the tenant eventually moved out.  

Thad Poulson spoke as the owner of an adjacent lot which was the Sitka International 

Hostel. Poulson expressed concern primarily regarding the use of an easement and 

parking on the North side of Corak's property. A plat was displayed to show the 

easement in relation to Corak's property. Poulson interpreted the easement on the plat 

to be used only for lots 1, 3, and 4; Lot 2 was not party to the easement. Therefore, the 

easement should not be used to facilitate access and parking for a short-term rental at 

Lot 2. Poulson felt a fair compromise would be to restrict parking to only two cars on 

the North side of Corak's property and require all other parking to be directed to the 

South parking area on the same property. 

The Commission and Staff both read the plat to indicate that the easement was on 

Corak's property and that Lot 2 was in fact party to the easement. Commissioners 

discussed parking and traffic issues. 

Hughey moved to amend the conditional use permit to allow two parking spaces on the 

North side of the property only. Motion failed for lack of a second. 

Weaver/Windsor moved to approve the conditional use permit as presented at 

105 Jeff Davis Street in the R-1 single-family and duplex residential district. The 

property is also known as Lot 2 Jeff Davis Subdivision. The request is filed by 

Jennifer Corak. The owner of record is Jennifer Corak. Motion passed 3-1 by 

voice vote. 

Weaver/Windsor moved to approve and adopt the required findings as 

presented by staff. Motion passed 4-0 by voice vote.

ADJOURNMENTVIII.

Chair Spivey moved to adjourn. Seeing no objection, the meeting adjourned at 

8:00 PM.
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 City and Borough of Sitka  

                 100 Lincoln Street • Sitka, Alaska  99835 

Coast Guard City, USA 
 

 

Providing for today…preparing for tomorrow 

Planning and Community Development Department 

Staff Report 

 

AGENDA ITEM: 

Case No: CUP 19-01 
Proposal:  Quasi-Institutional Group Housing 
Applicant: Sitkans Against Family Violence 
Owner: David Levesque  
Location: 1421 Halibut Point Road 
Legal:  Lot 1-B, of a Minor Subdivision of Lot 1 of Hager Subdivision 
Zone:  R-1 
Size:   6574 square feet 
Parcel ID:  1-5764-000 
Existing Use:  Residential 
Adjacent Use:  Residential 
Utilities:  Existing 
Access:  Halibut Point Road and Access Easement 
 
KEY POINTS AND CONCERNS: 

 Located in a Residential (R-1) zone on private property 
 Temporary occupancies while permanent shelter undergoes renovations. 
 Adjacent properties (1419 and 1421 Halibut Point Road) have common ownership  

 
RECOMMENDATION: 

Staff recommends that the Planning Commission approve the conditional use permit request for a 
quasi-institutional group housing for SAFV at 1421 Halibut Point Road.  
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BACKGROUND/PROJECT DESCRIPTION 

The request is for a conditional use permit for temporary, quasi-institutional group residence at 
1421 Halibut Point Road to be utilized by Sitkans Against Family Violence (SAFV). The dwelling 
on this property is a single family home owned by David Levesque.  

A quasi-institutional home means a residential facility located in a residence or living unit, the 
principal use being to serve as a place for no more than six persons in an R-1 zone and twenty 
persons in an R-2 or larger zone seeking rehabilitation, counseling, self-help and family 
environment.1 Quasi-institutional homes are a conditional use in an R-1 zone.  

SAFV provides temporary shelter and comprehensive, trauma-informed services for women, and 
their children, who are survivors of domestic violence and/or sexual assault. Their permanent 
shelter location is being renovated and expanded, necessitating a temporary shelter. This location, if 
approved, will be used as SAFV’s temporary shelter from February – December of 2019.  

The shelter will be operational 24 hours a day, 7 days a week. There will be staff present at the 
property 24 hours a day to monitor any disturbances such as noise or traffic. The property is 
accessed via an access easement through 1419 Halibut Point Road; 1419 and 1421 Halibut Point 
Road are both owned by David Levesque.  

ANALYSIS 

1. CRITERIA TO BE USED IN DETERMINING IMPACTS OF CONDITIONAL USES  

a. Amount of vehicular traffic to be generated and impacts of the traffic on nearby land uses: 

There will be one staff vehicle and three to four resident vehicles. The impact on nearby homes will 
be similar to the existing residential use of the property.  

b. Amount of noise to be generated and its impacts on surrounding land uses: Noise will be 
similar to existing residential use of the property. Presence of staff 24 hours a day will ensure quiet 
operations.  

c. Odors to be generated by the use and their impacts: No substantial differences than current, 
residential use.  

d. Hours of operation: 24 hours a day.  

e. Location along a major or collector street: Access via Halibut Point Road and an access 
easement through 1419 Halibut Point Road. The latter property is also owned by David Levesque.  

                                                           
1 SGC 22.08.710 – Quasi-institutional home  
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f. Potential for users or clients to access the site through residential areas or substandard 

street creating a cut through traffic scenario: None, property can only be accessed from Halibut 
Point Road and access easement through 1419 Halibut Point Road.  

g. Effects on vehicular and pedestrian safety: No difference from the current effects of residential 
use. 

h. Ability of the police, fire, and EMS personnel to respond to emergency calls on the site: 

Easy access from Halibut Point Road.  

i. Logic of the internal traffic layout: Sufficient room for vehicles to park and then turn around 
before exiting the property.  

j. Effects of signage on nearby uses: There will be no signage.  

k. Presence of existing or proposed buffers on the site or immediately adjacent the site: There 
are hedges on the North side of the property and ocean front on the West side of the property. There 
are no plans to change, modify, or add to buffers. 

l. Relationship if the proposed conditional use is in a specific location to the goals, policies, and 

objectives of the comprehensive plan: Consistent with Housing Action 1.2i to create housing for 
the homeless through public-private partnerships because the proposal will provide temporary 
housing for victims of domestic abuse who may otherwise be homeless. 

m. Other criteria that surface through public comments or planning commission assembly 

review 

RECOMMENDATION 

Staff recommends that the Planning Commission approve the conditional use permit request for a 
quasi-institutional group housing for SAFV at 1421 Halibut Point Road. 
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Motions in favor of approval: 

 
 

1) I move to find that: 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; nor 
c.    Be injurious to the uses, property, or improvements adjacent to, and in the 
vicinity of, the site upon 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.  

 
 
2) I move to approve the conditional use permit application for a quasi-institutional group 
housing at 1421 Halibut Point Road subject to the attached conditions of approval. The 
property is also known as Lot 1-B, of a Minor Subdivision of Lot 1 of Hager Subdivision. 
The request is filed by Sitkans Against Family Violence. The owner of record is David 
Levesque. 

 
Conditions of Approval: 
 

1. This permit expires one year after activation, but may be extended upon Planning 
Commission approval.  

2. The facility shall be operated consistent with the application, narrative, and plans 
that were submitted with the request.  

3. 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. 

4. The applicant will complete a satisfactory fire/life/safety inspection prior to 
operation and provide documentation to the Planning Department.  

 

ATTACHMENTS: 

Attachment A: Aerial Map 
Attachment B: Site Photos 
Attachment C: Plat 
Attachment D: Administrative Back-Up 
Attachment E: Public Comment  
 

 
                                                           
2 § 22.30.160.C – Required Findings for Conditional Use Permits 

http://www.codepublishing.com/AK/Sitka/cgi/defs.pl?def=22.08.210
http://www.codepublishing.com/AK/Sitka/cgi/defs.pl?def=22.08.210
http://www.codepublishing.com/AK/Sitka/cgi/defs.pl?def=22.08.200
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Amy Ainslie

From: Cheryl and Dave Vastola <dcvastola@gmail.com>
Sent: Monday, January 28, 2019 2:31 PM
To: Planning Department
Subject: SAFV Temporary Residence

Planning Commission Members, 
We received the notice of David Levesque's request for a conditional use permit for his residence at 1421 HPR 
to be used as an interim residence for the SAFV Shelter while the current one is renovated. We would like to 
say we support this 100% and if we can be of help in facilitating this we are happy to. Thank you.  
Cheryl and David Vastola 
1415 Halibut Point Road 
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 City and Borough of Sitka  

                 100 Lincoln Street • Sitka, Alaska  99835 

Coast Guard City, USA 
 

 

Providing for today…preparing for tomorrow 

Planning and Community Development Department 

Staff Report 

 
Case No:  P 18-15 
Proposal:  Conceptual Plat – Minor Subdivision for a Zero Lot Line 
Applicant:  Kris Karsunky 
Owner:  Jay Stevens 
Location:  746 Alice Loop 
Legal Desc.: Lot 2 Charlie Joseph Subdivision 
Zone:  WD Waterfront District  
Size:   Existing: 10,499 square feet 

Proposed: Lot 2A – 5,034 square feet, Lot 2B – 5,382 square feet 
Parcel ID:  1-9014-002  
Existing Use:  Undeveloped 
Adjacent Use:  Residential, Undeveloped 
Utilities:  From Alice Loop and Easement  
Access:  Alice Loop 
 
KEY POINTS AND CONCERNS: 

 Lots meet dimensional development standards 
 Access directly from public street 
 Utilities provided by existing and proposed easements 
 Creation of new lot facilitates additional opportunity for development 

 
RECOMMENDATION: Approve the conceptual plat of the minor subdivision of 746 Alice 
Loop subject to the attached conditions of approval.
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BACKGROUND: 

746 Alice Loop was created by Charlie Joseph Subdivision in 2017, recorded as plat 2017-16. 
The existing lot is 10,499 square feet. The property is currently undeveloped. Access is directly 
from Alice Loop. 
 
According to the covenants recorded with Charlie Joseph Subdivision, the covenants shall bind 
future subdivisions of the properties. If this subdivision is approved, these covenants should be 
cited in a plat note. 
 
PROJECT DESCRIPTION:  

The proposed minor subdivision is intended to divide Lot 2 of Charlie Joseph Subdivision into 
two parcels, sized 5,034 square feet (Lot 2A) and 5,382 square feet (Lot 2B) for the purpose of 
building a Zero Lot Line. Minimum lot size for Zero Lot Lines in the Waterfront District is 3,000 
square feet.1 Both proposed lots meet these requirements. The existing lot is primarily flat and 
already cleared.  
Two easements exist on the property: an 80 square foot utility easement on the front of proposed 
Lot 2A and a 10 foot utility easement spanning the entire front of proposed Lot 2B.  
 

Title 21 

The purposes of the subdivision regulations are: to promote and protect the public, health, safety 
and welfare; provide for the proper arrangement of roads and streets in relation to existing or 
proposed roads and streets; provide for useful, adequate and convenient open space; provide for 
means for efficient transportation; assure adequate and properly placed utilities; provide for 
access for emergency services; provide adequate recreation, light, and air; avoid population 
congestion; facilitate orderly development and growth; and accurate surveying. 2 
 

Development Standards 

The minimum lot area for a Zero Lot Line in the Waterfront District is 3,000 square feet. Both 
lots meet these standards. 
 

ANALYSIS:  

Site: Proposed lots to be 5,034 square feet (Lot 2A) and 5,382 square feet (Lot 2B). Both lots 
exceed the 3,000 square foot minimum for Zero Lot Lines in the Waterfront District.  
 
Utilities:  Utilities are available from Alice Loop and via existing easement agreements as 
designated on the plat. A utility easement to bring utilities to Lot 2A through Lot 2B will be 
included in the final plat. A plat note states that the municipality shall be a party to all easements 
and no changes shall be made without municipal approval. 
 
 
 

                                                           
1 SGC Section 22.20.035 
2 SGC Section 21.04.020 
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Access, Roads, Transportation, and Mobility:  Both proposed lots would have direct access 
from Alice Loop, a public street. Applicant should contact Public Works to discuss any required 
driveway permits. 
 

Public, Health, Safety and Welfare: Locations for utilities are planned via proposed platted 
easements. A condition of approval requires all utility installations to undertake the required 
permitting processes. No concerns. 
 
Rec, Light, Air:  Lots meet development standards. Utility easements will help maintain 
setbacks. No concerns. 
 
Orderly and Efficient Layout and Development: Access and utilities are provided, and 
proposed lots are similar, albeit somewhat smaller, than nearby lots. The same covenants that 
were recorded with the prior subdivision will be recorded with this subdivision. No concerns. 
 
Comprehensive Plan 

The proposed minor subdivision complies with Comprehensive Plan Section by supporting 
Housing Action H.1.1e to “encourage higher density development”.  
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Recommendation and Motions 

It is recommended that the Planning Commission adopt the staff analysis and findings and move 
to approve the minor subdivision conceptual plat subject to conditions of approval.  

 
1) I move to approve the conceptual plat for a Minor Subdivision for a Zero Lot Line request 

to result in two lots for 746 Alice Loop in the WD Waterfront District. The property is also 
known as Lot 2 Charlie Joseph Subdivision. The request is filed by Kris Karsunky. The 
owner of record is Jay Stevens.  

a. Conditions of Approval.  
1. All utilities, including water, sewer, and electricity shall be required to 

have an approved permit from the municipality; and all utility permits and 
design shall comply with all applicable code and design polices including, 
but not limited to 15.04.100, 15.04.110, 15.04.240, and 15.04.250.  

2. This subdivision development and the plat, prior to recording, complies 
with all applicable Sitka General Code. 

3. Please note: Minor errors, corrections, and language of plat notes, may be 
approved by the Planning Director that do not substantially and materially 
impact the nature of the subdivision. 

4. All applicable state, federal, and tribal permits, licenses, regulations, and 
statutes shall be followed in subdividing this land.  

5. Charlie Joseph Subdivision covenants will be cited in a plat note. 
6. All easement agreements will be cited via plat notes. 
7. A certification will be included on the plat to state that the lots are intended 

to be sold for zero lot line development only.  
8. A party wall agreement will be completed prior to final plat approval. The 

agreement will included as a covenant to the zero lot line subdivision and 
cited via plat notes.  
 

2) I move to find that: 
a. The conceptual plat meets its burden of proof as to access, utilities, and dimensions 

as proposed; 
b. That the proposed minor subdivision conceptual plat complies with Sitka General 

Code subdivision process; and 
c. That the minor subdivision conceptual plat is not injurious to the public health, 

safety, and welfare. 
 
ATTACHMENTS: 

Attachment A: Aerial Map 
Attachment B: Site Plans 
Attachment C: Photos 
Attachment D: Plat 
Attachment E: Proposed Plat 
Attachment F: Administrative Back-Up 
Attachment G: Public Comments 
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