
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, March 6, 2019

I. CALL TO ORDER AND ROLL CALL

II. CONSIDERATION OF THE AGENDA

III. CONSIDERATION OF THE MINUTES

A PM 19-03 Approve the February 20, 2019 minutes

03-Feb 20 2019 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 19-07 Public hearing, discussion, and recommended comment on a state aquatic 

farmsite lease. The request is filed by DNR for Coastal Alaska Seafoods, 

LLC. The 4.13 acre site is located near the Siginaka Islands. DNR case 

number 232900.

MISC 19-07 Public Notice_DNR_Aquatic Farmsite Lease ADL 232900Attachments:

C MISC 19-08 Public hearing, discussion, and recommended comment on a proposed 

action to vacate a 25' portion of the 50' wide publice pedestrian access 

easement lying within Lot 3, Block 1, ASLS 87-129 Middle Island 

Subdivision (Plat 89-22 Sitka Recording District). The stated reason for 

this request is to alleviate encroachment of structures. The request is filed 

by DNR for Michael Coady. DNR case number EV-3-294.

MISC 19-08 DNR & Coady Easement VacationAttachments:
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D MISC 19-09 Review the 2018 Annual Short-Term Rental Report

2018 Short-Term Rental Report_Memo

Short-Term Rental Distribution Maps

RentStats_DOL_Sept18

Minutes of 2017 Annual Report Discussion

Attachments:

VI. REPORTS

VII. THE EVENING BUSINESS

E CUP 19-02 Public hearing and consideration of a conditional use permit for a 

short-term rental at 602 Monastery Street in the R-1 zoning district. The 

property is also known as Lot 4, Fager Subdivision. The request is filed by 

Parcae Soule. The owner of record is Parcae Soule.

CUP 19-02 Soule 602 Monastery STR_Staff Report

CUP 19-02 Soule 602 Monastery STR_Aerial

CUP 19-02 Soule 602 Monastery STR_Site Plan

CUP 19-02 Soule 602 Monastery STR_Photos

CUP 19-02 Soule 602 Monastery STR_Plat

CUP 19-02 Soule 602 Monastery STR_Administrative Back-Up

Attachments:

F CUP 19-03 Public hearing and consideration of a conditional use permit for a 

short-term rental at 612 Monastery Street in the R-1 zoning district. The 

property is also known as Lot 7, Block 5, Sirstad Subdivision No. 1. The 

request is filed by Michelle Friedman. The owners of record are Michelle 

Friedman and Roland Wirth.

CUP 19-03 Friedman 612 Monastery STR_Staff Report

CUP 19-03 Friedman 612 Monastery STR_Aerial

CUP 19-03 Friedman 612 Monastery STR_Site Plan

CUP 19-03 Friedman 612 Monastery STR_Photos

CUP 19-03 Friedman 612 Monastery STR_Plat

CUP 19-03 Friedman 612 Monastery STR_Administrative Back-Up

Attachments:

Page 2 CITY AND BOROUGH OF SITKA Printed on 3/1/2019

http://sitka.legistar.com/gateway.aspx?m=l&id=/matter.aspx?key=12012
http://Sitka.legistar.com/gateway.aspx?M=F&ID=ae692800-0d9f-41e3-8cdf-0a87f2e4ebfb.pdf
http://Sitka.legistar.com/gateway.aspx?M=F&ID=25ebcb75-eeca-4dd3-b5d0-78b9b7388c42.pdf
http://Sitka.legistar.com/gateway.aspx?M=F&ID=9ee916eb-dd45-4633-bac7-837b25c4b4ff.pdf
http://Sitka.legistar.com/gateway.aspx?M=F&ID=8c5173c6-6314-45cb-b436-7fb0da81e4ba.pdf
http://sitka.legistar.com/gateway.aspx?m=l&id=/matter.aspx?key=12005
http://Sitka.legistar.com/gateway.aspx?M=F&ID=60c531a2-eafb-4916-8a7d-75d394bf1e51.pdf
http://Sitka.legistar.com/gateway.aspx?M=F&ID=fda970b2-54e7-492d-b07d-ab40a3cd9009.pdf
http://Sitka.legistar.com/gateway.aspx?M=F&ID=4e356376-0303-4eeb-a584-128a4424d9e3.pdf
http://Sitka.legistar.com/gateway.aspx?M=F&ID=3bbca89d-fe30-422a-83fb-c6640ecb2f51.pdf
http://Sitka.legistar.com/gateway.aspx?M=F&ID=2912da65-7d75-4f79-96e7-4e794e7dedf0.pdf
http://Sitka.legistar.com/gateway.aspx?M=F&ID=5303e2ca-3cf2-4cb4-b088-9a753e6ac48b.pdf
http://sitka.legistar.com/gateway.aspx?m=l&id=/matter.aspx?key=12006
http://Sitka.legistar.com/gateway.aspx?M=F&ID=e262ae5e-079f-44d5-94a0-cf1834543d18.pdf
http://Sitka.legistar.com/gateway.aspx?M=F&ID=d7fe797d-e57b-44bc-ade6-5ca909125aa0.pdf
http://Sitka.legistar.com/gateway.aspx?M=F&ID=3bb0897a-96ba-491f-92be-8ca0f9cbbb33.pdf
http://Sitka.legistar.com/gateway.aspx?M=F&ID=349c0a7b-a571-4db5-88ff-643d2f77bb5b.pdf
http://Sitka.legistar.com/gateway.aspx?M=F&ID=28650ceb-a4de-460b-9354-be403673d0db.pdf
http://Sitka.legistar.com/gateway.aspx?M=F&ID=6aee61a4-e063-44bc-b546-37d1cd8c579d.pdf


March 6, 2019Planning Commission Meeting Agenda - Final

G CUP 19-04 Public hearing and consideration of a conditional use permit for a 

short-term rental at 400 Spruce Street in the R-2 zoning district. The 

property is also known as Lot 1, Tower Heights Subdivision, Block 24, 

Sitka Townsite. The request is filed by Reba Trani and Matthew Callahan. 

The owner of record is Ann Walter.

CUP 19-04 Trani & Callahan 400 Spruce STR_Staff Report

CUP 19-04 Trani & Callahan 400 Spruce STR_Aerial

CUP 19-04 Trani & Callahan 400 Spruce STR_Site Plan

CUP 19-04 Trani & Callahan 400 Spruce STR_Photos

CUP 19-04 Trani & Callahan 400 Spruce STR_Plat

CUP 19-04 Trani & Callahan 400 Spruce STR_Administrative Back-Up

CUP 19-04 Trani & Callahan 400 Spruce STR_Public Comment

Attachments:

H CUP 19-05 Public hearing and consideration of a conditional use permit for a 

short-term rental at 298 Kaagwaantaan Street in the R-1 zoning district. 

The property is also known as Lot 4, Allen/Carlson Subdivision. The 

request is filed by Alexander and Jaycie Karsunky. The owners of record 

are Alexander and Jaycie Karsunky.

CUP 19-05 Karsunky 298 Kaagwaantaan STR_Staff Report

CUP 19-05 Karsunky 298 Kaagwaantaan STR_Aerial

CUP 19-05 Karsunky 298 Kaagwaantaan STR_Site Plan

CUP 19-05 Karsunky 298 Kaagwaantaan STR_Photos

CUP 19-05 Karsunky 298 Kaagwaantaan STR_Plat

CUP 19-05 Karsunky 298 Kaagwaantaan STR_Administrative Back-Up

Attachments:

I P 19-01 Public hearing and consideration of a conceptual plat to create a 5-lot 

hybrid subdivision at 123 Anna Drive in the R-2 zoning district. The 

property is also known as Lot 3, Miller Subdivision. The applicant is Daniel 

Falvey. The owners of record are Daniel Falvey and Kathleen O'Gara.

P 19-01 Falvey 123 Anna Drive_Staff Report

P 19-01 Falvey 123 Anna Drive_Aerial

P 19-01 Falvey 123 Anna Drive_Site Plan

P 19-01 Falvey 123 Anna Drive_Photos

P 19-01 Falvey 123 Anna Drive_Plat

P 19-01 Falvey 123 Anna Drive_Administrative Back-Up

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: March 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, February 20, 2019

CALL TO ORDER AND ROLL CALLI.

Present: Darrell Windsor (acting Chair), Randy Hughey (telepresence), Victor Weaver

Absent: Chris Spivey (excused), Taylor Colvin (excused), Aaron Bean (Assembly 

liaison)

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

Public: Jesse Graham, Bryanna Graham, Richard Wein

Acting Chair Windsor called the meeting to order at 7:00 p.m.

CONSIDERATION OF THE AGENDAII.

CONSIDERATION OF THE MINUTESIII.

A PM 19-02 Approve the February 6, 2019 minutes. 

02-Feb 6 2019 DRAFTAttachments:

M-Weaver/S-Hughey moved to approve the minutes from the February 6, 2019 

minutes. Motion passed 3-0 by voice vote.

PERSONS TO BE HEARDIV.

No public comment. 

PLANNING DIRECTOR’S REPORTV.

Brylinsky presented the Director's Report. The goals and priorities resulting from the 

Visioning Session completed at the February 6, 2019 Planning Commission meeting 

were compiled by Maegan Bosak, Community Affairs Director. Brylinsky reported that 

staff would be working on a staff initiated proposal to update the development 

standards as was prioritized in the Visioning Session. The proposal for the SJ Overlay 

District went before the Historic Preservation Commission for consideration and 

discussion. The applicant wanted to get in contact with the Sitka Tribe of Alaska 

regarding the zoning of cemeteries before bringing the proposal back before the 

Commission. The Request for Qualifications on the No Name Master Plan had been 

published, responses were due back on March 15th. 
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Brylinsky gave a refresher on the amended Development Standards that had been 

prepared and presented by Michael Scarcelli in May of 2018. The overall goals of the 

proposal were to decrease minimum lot sizes, decrease setbacks, increase maximum 

lot coverage, and increase maximum building heights. Staff would bring back an 

updated proposal as a draft ordinance for the Commission's approval. 

Brylinsky also reminded the Commission of former staff efforts to create cemetery 

designations within the zoning code. Staff would be refreshing this and bringing it back 

before the Commission as a draft ordinance for approval. 

The March 6th meeting would include the Annual Short-Term Rental Report along with 

five applications for short-term rentals. 

B MISC 19-06 Public hearing, discussion, and recommended comment on a state aquatic 

farmsite lease. The request is filed by DNR for Silver Bay Seafoods. The 182 acre 

site is located near Krestof Island and Olga Point.

DNR Public Notice - Lease ADL 232886

DNR Public Notice - Lease ADL 232900

Attachments:

Brylinksy informed the Commission that though the leasing for the mariculture site was 

done through the State Department of Natural Resources (DNR), not the City, staff felt 

that the Planning Commission meeting was an appropriate venue to gather public 

testimony that could be relayed to DNR. 

There was one public comment given by Richard Wein. Wein started by saying that he 

supported the proposal of mariculture by Silver Bay Seafoods. As the site is close to 

town, it would be accessible and workers could live in town. The proposal was a 

potential economic bright spot. The Krestof Sound/Olga Point proposal would be the 

largest mariculture site in the State; most sites were approximately five acres and the 

proposed site was 182 acres. Wein stated that he had attended a presentation by the 

Sitka Sound Science Center, and experts there had concerns about the risk of a site 

this large to develop contaminations. This risk was not unique to this site, but 

problems would be magnified drastically at a 182 acre site versus a five acre site. Wein 

wanted to know what mitigations would be in place for bacterial, invasive species, or 

other contaminations at the site, and how Silver Bay Seafoods would be able to restore 

the area if there was a biologic issue. There have already been tunicate issues close to 

town. Wein stated that he would like to hear from Silver Bay Seafoods and what their 

plans were for mitigation and restoration in the case of a bacterial or other biologic 

issue. 

Windsor and Brylinsky agreed to gather public testimony on the proposed site located 

near the Siginaka Islands (ADL 232900) at the next meeting so that adequate public 

notice could be given. 

REPORTSVI.

THE EVENING BUSINESSVII.

C ZA 19-02 Public hearing and consideration of a zoning map amendment for 5310, 5312, 

5314, 5316, and 5318 Halibut Point Road to rezone from R-1 single-family and 
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duplex residential district to C-2 general commercial mobile home district. The 

lots are also known as Lots 1, 2, 3, and 4, Levenson Subdivision, according to Plat 

No. 2008-25, Sitka Recording District, First Judicial District, State of Alaska, and 

Tract B-1, U.S.S. 3670 Tract A and B lot line adjustment, according to the official 

plat thereof filed June 11, 1197, as Plat No. 97-19, Records of the Sitka Recording 

District, First Judicial District, State of Alaska. The request is filed by Jesse and 

Bryanna Graham. The owners of record are Bryanna Graham, Aryeh and Kay 

Levenson, and Jack and Tracy Allen. 

ZA 19-02 Graham 5316 HPR Map Change_Staff Report

ZA 19-02 Graham 5316 HPR Map Change_Aerial

ZA 19-02 Graham 5316 HPR Map Change_Photos

ZA 19-02 Graham 5316 HPR Map Change_Plat

ZA 19-02 Graham 5316 HPR Map Change_Administrative Back-Up

ZA 19-02 Graham 5316 HPR Map Change_Public Comment

Attachments:

Brylinsky delivered the staff report and described the request to rezone five lots in the 

R-1 zone to C-2 zoning in order for the applicants to build and operate guest cabins on 

their property. Brylinsky read a letter from neighbor Aryeh Levenson which asked that 

his lots (5310-5314 Halibut Point Road) remained in the R-1 zoning district. Brylinsky 

explained that while Levenson supported the applicant's proposal, Levenson was 

holding the property as an investment and did not want there to be a change in the 

assessed value. 

Hughey stated that he liked and supported the applicant's idea, but asked staff if 

rezoning the area was the only way to enable the proposed development and activity. 

Brylinsky stated that the proposed development and activity would constitute a lodge 

which was not permissible under any of the residential zoning districts. 

The applicants, Jesse and Bryanna Graham came forward. Graham (Jesse) told the 

commission that they would like to build small cabins to support tourism and visitors. 

Their property was close to the ferry terminal which would be convenient for those 

travelling on the ferries. Winter visitors would also be able to rent the cabins. Graham 

described the property as a quiet, scenic area outside of town. 

Richard Wein gave public comment. Wein stated that he had visited the Graham's 

property last year and thought it was suitable to add units without changing or 

impacting the area, as there was already a clearing. Wein also stated that he knew 

Levenson and that Levenson has left Sitka while maintaining his investment the 

properties adjacent to the Grahams. Wein felt that more weight ought to be given to 

helping and accommodating Sitkans that are in the "here and now" versus an investor 

with less interest in the community. 

Windsor stated that it seemed natural to extend the C-2 zone from properties adjacent 

to 5310-5314 Halibut Point Road, however, without rezoning 5310-5314, the rezoning of 

5316 and 5318 would result in spot zoning which he would not support. 

The Commission encouraged the applicants to resolve the matter with Levenson and 

return at later date to move the proposal forward. 

M-Weaver/S-Hughey moved to postpone this item to the next meeting in order 

to give the applicants and neighbors more time to resolve spot zoning 
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concerns. Motion passed 3-0 by voice vote.

ADJOURNMENTVIII.

Seeing no objection, Windsor adjourned the meeting at 7:43 p.m.
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State of Alaska 
Department of Natural Resources 

Division of Mining, Land & Water 
Southcentral Regional Land Office 

550 W. 7th Ave., Suite 900C 
Anchorage, AK 99501-3577 

 
Public Notice: Aquatic Farmsite Lease ADL 232900 

Pursuant to AS 38.05.945 
(USGS Quad Map Sitka A-5) 

 
Subject to AS 38.05.083, the Southcentral Regional Land Office (SCRO) has made a Preliminary 
Decision (PD) to offer a 10-year lease to Coastal Alaska Seafoods, LLC for a 4.13-acre, more or 
less, site for the operation of an aquatic farmsite for the purpose of the culture and harvest of 
Pacific oysters. The location of the project area is further described as being within the NW1/4 of 
Section 29 and the NE1/4 of Section 30, Township 54 South, Range 63 East, Copper River 
Meridian, approximately three nautical miles northwest of Sitka, Alaska, in Sitka Sound near the 
Siginaka Islands.   
 
The public is invited to review and comment on this Decision. A copy of the Decision can be found 
at https://aws.state.ak.us/OnlinePublicNotices/default.aspx or is available in hardcopy upon 
request. Questions concerning how to comment should be directed to Karen Cougan at (907) 269-
8543 or by e-mail at karen.cougan@alaska.gov or by fax to (907) 269-8913. All comments must 
be received in writing at the above listed mailing address or e-mail on or before 5:00 PM on 
March 13, 2019. To be eligible to appeal DNR’s Final Decision, under AS 38.05.035(i)-(m), a 
person must have submitted written comments during this comment period. 
 
The State of Alaska, Department of Natural Resources, complies with Title II of the American 
with Disabilities Act of 1990. Individuals with audio impairments that have questions concerning 
this PD may call Relay Alaska at 711 or 1-800-770-8973 for assistance at no cost.  
 
DNR reserves the right to waive technical defects in this publication. 
 

https://aws.state.ak.us/OnlinePublicNotices/default.aspx














 
Planning and Community Development Department 

100 Lincoln Street, Sitka, AK 99835 
(907) 747-1814 

planning@cityofsitka.org 
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MEMORANDUM 
 
To:  Chair Spivey and Members of the Planning Commission  
 
CC:   Keith Brady, City Administrator; Maegan Bosak, Community Affairs Director 
 
From:   Scott Brylinsky, Interim Planning and Community Development Department Director 
 
Date:   March 1, 2019 
 
Subject:  2018 Short-Term Rental Annual Report  
 
 
This report will cover three areas in regards to the results of the 2018 Short-Term Rental Report: 
 

I. Rental and financial metrics included in the report.  
II. A summary of known feedback, comments, and concerns regarding short-term rentals in Sitka.  
III. Direction of staff on addressing issues, perceived or otherwise, regarding short-term rentals.  

 
Please note the following:  
This report only covers short-term rentals or bed and breakfast establishments that operate through the 
conditional use permit process. This report does not have information about short-term rentals that are 
operated as a right within the Central Business District, Commercial 1 District, Commercial 2 District, 
Waterfront District, General Island District, and/or Recreational District.  
 
The term “short-term rental” or STR, will also be used to describe bed and breakfast establishments 
permitted through the conditional use permit (CUP) process. 
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I. Rental and Financial Metrics 
 

Permits Issued 
Number of CUPs issued for STR/B&B* 50 
Number of CUPs with Reported Rental Activity in 2018 24 
Number of CUPs issued in 2018, No Rental Activity Yet 7 
Number of CUPs reported as No Longer Active 4 
Number of No Responses 15 
Rental Metrics** 
Total Nights Rented 2,091 
Average Nights Rented per CUP 87 
Minimum Nights Rented 3 
Maximum Nights Rented*** 446 
Financial Metrics 
Total Bed Tax Remitted $17,737 
Average Bed Tax Remitted per CUP $739 
Minimum Bed Tax Remitted**** $0 
Maximum Bed Tax Remitted $3,107 

*Number of STR CUPs issued since 2014 that were deemed to still be active in the 2017 Annual Report plus 2018 approvals 
**Based only on responses with rental activity in 2018 
***Permit with multiple rental units 
****Unit rented to exempt agency (Sitka Community Hospital) 
 
Summary: The Commission approved 20 new CUPs for STRs in 2018, while 4 became inactive in that 
time. This means that new approvals outpaced “natural decline” of permit holders at a 4:1 ratio. However, 
this does not factor in the nonresponses which may have inactive permit holders.  
 
As Sitka’s bed tax on short-term rentals is 6%, and the average bed tax remitted was $739, this means that 
the average revenue from short-term rentals was approximately $12,317.  For the 24 active users that 
reported in 2018, this is a significant revenue source that could substantially offset housing expenses. If 
the total bed tax remitted was $17,737, this means that the total revenue from short-term rentals was 
approximately $295,629; a sizable revenue stream that was not otherwise captured at hotels, lodges, or 
short-term rentals/bed and breakfast establishments in other zoning districts.  
 
Maps showing the distribution of short-term rentals operating through the conditional use permit process 
are attached. The maps include only responses that reported activity, or that they had been given a permit 
in 2018 and were not active yet.  
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II.  Known Feedback, Comments, and Concerns  
 
Permit holders reported some of the feedback that is to be expected in running a lodging business; 
difficulty in communicating to renters, managing reservations, cleaning, etc. Those with special 
circumstances, such as one permit holder who wished to have more animals allowed on the property is 
still working with the City to resolve that issue. Another owner who was required to provide bicycles to 
his guests due to lack of parking, felt the requirement was excessive and has not seen parking as an issue 
due to his proximity to downtown. Some requested more modernized methods of communication and 
payment such as receiving notifications from the city via email rather than postal mail, or expressing a 
desire to make bed tax payments through a credit card. During the health/life/safety inspection required as 
a condition of approval, some permit holders found that there was substantial work to be done to their 
property to bring it up to code; one permit holder was still in the process of replacing several windows to 
meet egress code.  
 
Concerns from neighbors and community members can be broadly categorized in these three areas: 

1. Disturbances in their neighborhoods ranging from traffic violations, garbage and litter issues, and 
noise disturbances. Especially in the case of properties that are not owner-occupied.  

2. Changing the character of their neighborhood with more homes hosting transient guests rather than 
homeowners and/or long-term renters.  

3. Effects on the stock on long-term rentals available and housing prices.  
 
 
III.  Direction of Staff 

 
Given the reported information, Staff would like to hear feedback from the Commissioners about their 
thoughts and feedback on the status of short-term rentals operating through the conditional use permit 
process. The Commission may direct staff to research and/or present solutions to issues such as: 

• Possible approaches to limiting the overall number of CUPs issued for short-term rentals 
• Density of short-term rentals within neighborhoods 
• Owner occupied vs. non-owner occupied STR locations 
• Increasing and/or reallocating City revenues gained from STRs 

 
 
 
 
 
 
Attachments: 
Short-Term Rental Distribution Maps 
Rental Statistics from the Department of Labor 
Planning Commission Minutes from discussion of the 2017 Annual Short-Term Rental Report 
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Parcels outlined and highlighted are those with active CUPs issued after 
2014 for short-term rentals and bed and breakfast establishments (as 

determined by responses to the 2018 Annual Report) plus CUPs 
approved in 2018 which have not had rental activity yet. 
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Parcels outlined and highlighted are those with active CUPs issued after 
2014 for short-term rentals and bed and breakfast establishments (as 

determined by responses to the 2018 Annual Report) plus CUPs 
approved in 2018 which have not had rental activity yet. 
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Parcels outlined and highlighted are those with active CUPs issued 
after 2014 for short-term rentals and bed and breakfast establishments 
(as determined by responses to the 2018 Annual Report) plus CUPs 

approved in 2018 which have not had rental activity yet. 
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Parcels outlined and highlighted are those with active CUPs issued after 
2014 for short-term rentals and bed and breakfast establishments (as 

determined by responses to the 2018 Annual Report) plus CUPs 
approved in 2018 which have not had rental activity yet. 
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Rent plus u  li  es up 2 percent, to $1,178

Kodiak Rent Down But S  ll Highest1 A *  , 2017  2018

*Includes u  li  es (see sidebar below)
Source: Alaska Department of Labor and Workforce Development, Research and Analysis Sec  on 
and Alaska Housing Finance Corpora  on, 2018 Rental Market Survey

Rents, vacancies
both up slightly

Adjusted and contract rent
All rents quoted here are “adjusted rent,” 
meaning rent if all utilities were included. Be-
cause the types and costs of utilities included 
in contract rent — the amount paid to the 
landlord each month — can vary consider-
ably by area, using adjusted rent makes units 
comparable.

By ROB KREIGER

For more than 25 years, we have 
surveyed landlords in coopera-
 on with the Alaska Housing Fi-

nance Corpora  on to assess rental 
costs and vacancy rates in selected 
areas. 

The 2018 survey showed small rent 
increases in nearly all areas, and the 
most and least expensive areas re-
mained in line with historical trends. 
The overall vacancy rate, while s  ll in 
the range of historical norms, rose for 
the second year in a row and reached 
its highest level in more than a de-
cade. 

While it’s too early to know what’s 
driving higher vacancy rates, the 
state’s ongoing recession and several 
years of more people leaving Alaska 
than moving in are likely factors.

Rents and vacancies
both rose in 2017
Overall, rents in Alaska were up in 
2018. For all surveyed areas com-
bined, median adjusted rent — rent 
plus all u  li  es — rose 2 percent, 
from $1,157 to $1,178. (See Exhibit 
1 and the sidebar at le   for more on 
adjusted versus contract rent.) 

The overall vacancy rate reached 7.9 
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2 V    , 2017  2018

Juneau’s Rental Market
Becomes the Tighest

Source: Alaska Department of Labor and Workforce Development, Research 
and Analysis Sec  on and Alaska Housing Finance Corpora  on, 2018 Rental 
Market Survey
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percent, up six-tenths of a percentage point from 2017. 
But while the overall rate is up, vacancy varied consid-
erably by area. (See Exhibit 2.)  

Finding a rental unit in Juneau remains tough. Juneau 
had the lowest vacancy rate at 4.1 percent, down 
from the previous year in what was already a  ght 
market.  

Fairbanks, which has had high vacancy rates in recent 
years, saw its rate rise from 12.7 percent to 13 percent 
– the highest of all surveyed areas.

Anchorage and Kodiak were the only two areas where 
vacancies rose while rents dropped. These two areas 
have been among the hardest-hit by net migra  on 
losses, so prices and vacancies have likely reacted as 
people have le  . (See Exhibit 3.) 

Apartment rent highest in Juneau
Regardless of the area, two-bedroom apartments and 
three-bedroom single-family houses are the most com-
mon rentals. 

Juneau, whose rentals are scarce, had the highest 
apartment rent among surveyed areas at $1,377, fol-
lowed closely by Kodiak at $1,370. (See Exhibit 4.)
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5 T -  - , 2018
House Rent Highest in Fairbanks

4 T - , 2018
Apartment Rent Highest in Juneau

Source: Alaska Department of Labor and Workforce Development, Research 
and Analysis Sec  on and Alaska Housing Finance Corpora  on, 2018 Rental 
Market Survey
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6 2018
Common Energy Types by Alaska Area

HEAT HOT WATER COOKING
Area Nat Gas Oil Electric Other Nat Gas Oil Electric Other Nat Gas Oil Electric Other
Anchorage 97.0% 0% 3.0% 0% 96.5% 0% 3.5% 0% 6.3% 0% 93.7% 0%
Fairbanks North Star 4.7% 88.6% 0.3% 6.4% 4.5% 66.6% 22.2% 6.7% 0.7% 0% 98.0% 1.3%
Juneau 0% 59.7% 39.6% 0.7% 0% 42.7% 56.1% 1.2% 0% 0% 98.5% 1.5%
Kenai Peninsula 78.9% 14.6% 2.0% 4.6% 69.4% 6.0% 23.5% 1.2% 33.2% 0% 63.0% 3.8%
Ketchikan Gateway 0% 78.3% 19.8% 1.8% 0% 49.9% 48.3% 1.8% 0% 0% 98.4% 1.6%
Kodiak Island 0% 97.6% 2.2% 0.2% 0% 85.9% 13.3% 0.8% 0% 0% 95.2% 4.8%
Matanuska-Susitna 90.2% 2.4% 7.1% 0.3% 86.2% 1.3% 12.0% 0.5% 35.8% 0% 63.6% 0.6%
Sitka 0% 56.0% 42.0% 2.0% 0% 27.6% 71.8% 0.6% 0% 0% 96.8% 3.2%
Valdez-Cordova 0% 96.7% 0% 3.3% 0% 77.3% 17.7% 5.0% 0% 0% 94.5% 5.5%
Wrangell-Petersburg 0% 24.7% 74.7% 0.6% 0% 7.8% 91.6% 0.6% 0% 0% 96.1% 3.9%

Source: Alaska Department of Labor and Workforce Development, Research and Analysis Sec  on and Alaska Housing Finance Corpora-
 on, 2018 Rental Market Survey

Despite their proximity, Anchorage and the 
Matanuska-Susitna Borough diff ered consid-
erably. An apartment in Anchorage rented 
for nearly $200 more per month than in 
Mat-Su. Many people commute to Anchor-
age from Mat-Su, and lower rents and hous-
ing costs are one of the reasons. 

Fairbanks house rents highest
Even with the highest vacancy rate, Fair-
banks had the most expensive three-
bedroom single-family rentals this year. 
The primary reason was the high cost of 
u  li  es, par  cularly heat in the winter. (See 
Exhibit 5.)

Farther south, house rents were much less. 
Wrangell, Petersburg, and Ketchikan were 
the only places where houses rented for 
less than $1,500 a month. Lower average 
wages and higher vacancy rates tend to 
keep rents down in these places.

Energy types vary by area
The types of energy people use for heat, hot 
water, and cooking vary widely across Alaska, 
as not all sources are available in many plac-
es. (See Exhibit 6.)

Where accessible, natural gas is the clear choice, es-
pecially for heat. In Anchorage and Mat-Su, over 90 
percent of rental units used natural gas in 2018. Where 
natural gas wasn’t an op  on, oil was the most common 
heat source.  

Electricity is among the least-used sources for heat be-
cause it’s the most expensive in many areas, but it was 
the primary energy source for cooking in all areas.

Rob Kreiger is an economist in Juneau. Reach him at (907) 465-
6031 or rob.kreiger@alaska.gov.
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Providing for today…preparing for tomorrow 

 
Planning and Community Development Department 

 
AGENDA ITEM 

Case No: CUP 19-02 
Proposal:  Request for short-term rental at 602 Monastery Street 
Applicant: Parcae Soule 
Owner: Parcae Soule 
Location: 602 Monastery Street 
Legal: Lot 4 Fager Subdivision 
Zone:  R-1 single-family and duplex residential district 
Size:   7,500 square feet 
Parcel ID:  17585000 
Existing Use:  Residential 
Adjacent Use:  Single-family housing 
Utilities:  Existing 
Access:  Monastery Street 
 
KEY POINTS AND CONCERNS 

• Neighborhood appears to be primarily residential uses including single-family and multiple-
family dwellings.  

• The short term rental is in a structure housing two dwelling units. 
• The renter information handout shall comply with conditions of approval, specifically 

regarding access, parking, quiet hours, trash management, transportation, and respect for the 
neighborhood.  

• Short-term rentals have impacts to long-term rentals and home values. This is important to 
note regarding this specific proposal and STRs at large.  

 

RECOMMENDATION 

Staff recommends that the Planning Commission approve the short-term rental at 602 Monastery 
Street subject to the recommended conditions of approval. 
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BACKGROUND/PROJECT DESCRIPTION 
This request is for a conditional use permit for short-term rental (STR) for a unit of a two dwelling 
unit building. The owner will continue to reside in the primary unit. The owner intends to have the 
units available for short term rental year round.  

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: 
Applicant does not anticipate significant increase in vehicular traffic nor impact from proposed use 
as there is parking on-site, namely space for at least four cars. This meets the Sitka General Code 
requirement to afford space for two vehicles per dwelling unit.   

b. Amount of noise to be generated and its impacts on surrounding land use: Short term rentals 
have the potential to create noise from transient guests. Owner will be on site to monitor noise 
concerns, or will hire a property manager if no longer living on site.  

c. Odors to be generated by the use and their impacts: Potential odor impacts are minimal and in 
line with similar residential uses. Garbage shall be disposed of in municipal container and in 
accordance with Sitka General Code requirements.  

d. Hours of operation: The proposal is to book rentals year round.  

e. Location along a major or collector street: Access from Monastery Street. 

f. Potential for users or clients to access the site through residential areas or substandard 
street creating a cut-through traffic scenario: Property is immediately adjacent to, and is 
accessed directly off of, Monastery Street.   

g. Effects on vehicular and pedestrian safety: No significant changes expected, minimal increase 
in traffic. 

h. Ability of the police, fire, and EMS personnel to respond to emergency calls on the site: 
Residence has reasonable access off of Monastery Street. Applicant does not anticipate a change 
from the current ability of emergency services personnel to access the site. 

i. Logic of the internal traffic layout: The rental unit is a duplex without shared common spaces. 

                                                           
1 § 22.24.010.E  
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j. Effects of signage on nearby uses: No signage proposed. All signs shall comply with Sitka 
General Code. 

k. Presence of existing or proposed buffers on the site or immediately adjacent the site: 
Natural buffers of bushes and trees are on the site.  

l. Relationship if the proposed conditional use is in a specific location to the goals, policies, and 
objectives of the comprehensive plan: An STR can help support the existing and growing tourism 
industry by providing transient guests with short-term housing options that allow the potential for 
more visitors to visit Sitka, bringing in money and creating opportunities for job creation and 
economic development. STRs also increase the affordability of housing for owners by offsetting 
housing costs with rental income. However, STRs correlate with negative impacts to available 
housing stock for residents, long-term rental rates, and increased purchase prices for housing.  

m. Other criteria that surface through public comments or planning commission review: Not 
applicable at this time. 

 

RECOMMENDATION 

The Planning Department recommends that the Planning Commission approve the conditional use 
permit application for a short-term rental at 602 Monastery Street subject to the recommended 
conditions of approval. 

ATTACHMENTS 
Attachment A: Aerial Map 
Attachment B: Site plan 
Attachment C: Photos 
Attachment D: Plat 
Attachment E: Administrative backup 
Attachment F: Public Comment 
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CONDITIONS OF APPROVAL 
 
1. Contingent upon a completed satisfactory life safety inspection. 
2. The facility shall be operated consistent with the application, narrative, and plans that were 
submitted with the request.  
3. The applicant shall submit an annual report beginning in 2020, covering the information on the 
form prepared by the Municipality, summarizing the number of nights the facility has been rented 
over the twelve month period starting with the date the facility began operation, bed tax remitted, 
any violations, concerns, and solutions implemented. The report is due within thirty days following 
the end of the reporting period. 
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. Failure to comply with all applicable tax laws, including but not limited to remittance of all sales 
and bed tax, shall be grounds for revocation of the conditional use permit.  
6. The property owner shall register for a sales account prior to the Conditional Use Permit 
becoming valid.  
7. To mitigate the impact of odor from the short term rental and comply with bear attraction 
nuisance requirements, the property owner shall assure all trash is deposited in trash receptacles and 
only placed on street for collection after 4:00 a.m. on trash collection day.  
8. To mitigate parking and traffic impacts, property owner shall provide detailed parking and traffic 
rules, and shall ensure all parking for all uses (residential or short-term rental) shall occur off-street, 
on-site, and further that should off-site parking occur at any time, the conditional use permit shall be 
revoked.   
9. Any signs must comply with Sitka General Code 22.20.090. 

10. A detailed rental overview shall be provided to renters detailing directions to the unit, 
transportation options, appropriate access, parking, trash management, noise control/quiet hours, 
and a general condition to respect the surrounding residential neighborhood.  The renter handout 
shall include an advisory note to tenants to be mindful of vehicle and especially pedestrian traffic in 
the area, and to exercise caution coming and going from the property in motor vehicles.  

12. The property owner shall communicate to renters that a violation of these conditions of approval 
will be grounds for eviction of the short-term renters. 

13. Failure to comply with any of the above conditions may result in revocation of the conditional 
use permit. 

 

Motions in favor of approval 
 

1) I move to approve the conditional use permit for a short-term rental at 602 Monastery Street 
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in the R-1 zoning district, subject to the attached conditions of approval. The property is also 
known as Lot 4, Fager Subdivision. The request is filed by Parcae Soule. The owner of record 
is Parcae Soule.  

 
2) I move to adopt and approve the required findings for conditional use permits. 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; specifically, 
conditions of approval require responsible management of garbage, noise, 
traffic, and parking, which will be monitored and enforced by the applicant. 

b. Adversely affect the established character of the surrounding vicinity; 
specifically, the rental makes use of an already developed single-family home 
with attached rentals with owner-managers monitoring the property. 

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; specifically, by 
the enforcement of mitigation for potential impacts including traffic, odor, noise, 
and parking. 

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; specifically, to help sustain the existing and growing 
tourism industry in support of economic development goals and objectives to increase 
employment and attract new business. 

3. All conditions necessary to lessen any impacts of the proposed use are conditions 
that can be monitored and enforced; specifically, the applicant will monitor the 
property to enforce conditions 24/7. Violation of the rules provided in the rental 
overview may be grounds for eviction. 

                                                           
2 §22.30.160(C)—Required Findings for Conditional Use Permits 
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Providing for today…preparing for tomorrow 

 
Planning and Community Development Department 

 
AGENDA ITEM 

Case No: CUP 19-03 
Proposal:  Request for short-term rental at 612 Monastery Street 
Applicant: Michelle Friedman 
Owner: Michelle Friedman and Roland Wirth 
Location: 612 Monastery Street 
Legal: Lot 7, Block 5, Sirstad Subdivision No. 1 
Zone:  R-1 single-family and duplex residential district 
Size:   6,400 square feet 
Parcel ID:  17610000 
Existing Use:  Residential 
Adjacent Use:  Single-family housing 
Utilities:  Existing 
Access:  Monastery Street and Arrowhead Street 
 
KEY POINTS AND CONCERNS 

• Neighborhood appears to be primarily residential uses including single-family and multiple-
family dwellings.  

• The short term rental is in a structure housing two dwelling units. 
• The renter information handout shall comply with conditions of approval, specifically 

regarding access, parking, quiet hours, trash management, transportation, and respect for the 
neighborhood.  

• Short-term rentals have impacts to long-term rentals and home values. This is important to 
note regarding this specific proposal and STRs at large.  

 

RECOMMENDATION 

Staff recommends that the Planning Commission approve the short-term rental at 612 Monastery 
Street subject to the recommended conditions of approval. 
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BACKGROUND/PROJECT DESCRIPTION 
This request is for a conditional use permit for short-term rental (STR) for a unit of a two dwelling 
unit building. The owner will continue to reside in Sitka and will utilize a property manager. The 
owner intends to have the units available for short term rental year round.  

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: 
Applicant does not anticipate significant increase in vehicular traffic nor impact from proposed use 
as there is parking on-site, namely space for four cars. This meets the Sitka General Code 
requirement to afford space for two vehicles per dwelling unit.   

b. Amount of noise to be generated and its impacts on surrounding land use: Short term rentals 
have the potential to create noise from transient guests. Owner will be on site to monitor noise 
concerns, or will hire a property manager if no longer living on site.  

c. Odors to be generated by the use and their impacts: Potential odor impacts are minimal and in 
line with similar residential uses. Garbage shall be disposed of in municipal container and in 
accordance with Sitka General Code requirements.  

d. Hours of operation: The proposal is to book rentals year round.  

e. Location along a major or collector street: Access from Monastery Street/Arrowhead Street. 

f. Potential for users or clients to access the site through residential areas or substandard 
street creating a cut-through traffic scenario: Property is immediately adjacent to, and is 
accessed directly off of, Monastery Street/Arrowhead Street.  

g. Effects on vehicular and pedestrian safety: No significant changes expected, minimal increase 
in traffic. 

h. Ability of the police, fire, and EMS personnel to respond to emergency calls on the site: 
Residence has reasonable access off of Monastery Street and Arrowhead Street. Applicant does not 
anticipate a change from the current ability of emergency services personnel to access the site. 

i. Logic of the internal traffic layout: The rental unit is a duplex without shared common spaces. 

                                                           
1 § 22.24.010.E  
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j. Effects of signage on nearby uses: No signage proposed. All signs shall comply with Sitka 
General Code. 

k. Presence of existing or proposed buffers on the site or immediately adjacent the site: 
Natural buffers of bushes and trees are on the site.  

l. Relationship if the proposed conditional use is in a specific location to the goals, policies, and 
objectives of the comprehensive plan: An STR can help support the existing and growing tourism 
industry by providing transient guests with short-term housing options that allow the potential for 
more visitors to visit Sitka, bringing in money and creating opportunities for job creation and 
economic development. STRs also increase the affordability of housing for owners by offsetting 
housing costs with rental income. However, STRs correlate with negative impacts to available 
housing stock for residents, long-term rental rates, and increased purchase prices for housing.  

m. Other criteria that surface through public comments or planning commission review: Not 
applicable at this time. 

 

RECOMMENDATION 

The Planning Department recommends that the Planning Commission approve the conditional use 
permit application for a short-term rental at 612 Monastery Street subject to the recommended 
conditions of approval. 

ATTACHMENTS 
Attachment A: Aerial Map 
Attachment B: Site plan 
Attachment C: Photos 
Attachment D: Plat 
Attachment E: Administrative backup 
Attachment F: Public Comment 
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CONDITIONS OF APPROVAL 
 
1. Contingent upon a completed satisfactory life safety inspection. 
2. The facility shall be operated consistent with the application, narrative, and plans that were 
submitted with the request.  
3. The applicant shall submit an annual report beginning in 2020, covering the information on the 
form prepared by the Municipality, summarizing the number of nights the facility has been rented 
over the twelve month period starting with the date the facility began operation, bed tax remitted, 
any violations, concerns, and solutions implemented. The report is due within thirty days following 
the end of the reporting period. 
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. Failure to comply with all applicable tax laws, including but not limited to remittance of all sales 
and bed tax, shall be grounds for revocation of the conditional use permit.  
6. The property owner shall register for a sales account prior to the Conditional Use Permit 
becoming valid.  
7. To mitigate the impact of odor from the short term rental and comply with bear attraction 
nuisance requirements, the property owner shall assure all trash is deposited in trash receptacles and 
only placed on street for collection after 4:00 a.m. on trash collection day.  
8. To mitigate parking and traffic impacts, property owner shall provide detailed parking and traffic 
rules, and shall ensure all parking for all uses (residential or short-term rental) shall occur off-street, 
on-site, and further that should off-site parking occur at any time, the conditional use permit shall be 
revoked.   
9. Any signs must comply with Sitka General Code 22.20.090. 

10. A detailed rental overview shall be provided to renters detailing directions to the unit, 
transportation options, appropriate access, parking, trash management, noise control/quiet hours, 
and a general condition to respect the surrounding residential neighborhood. The renter handout 
shall include an advisory note to tenants to be mindful of vehicle and especially pedestrian traffic in 
the area, and to exercise caution coming and going from the property in motor vehicles.  

12. The property owner shall communicate to renters that a violation of these conditions of approval 
will be grounds for eviction of the short-term renters. 

13. Failure to comply with any of the above conditions may result in revocation of the conditional 
use permit. 

 

Motions in favor of approval 
 

1) I move to approve the conditional use permit for a short-term rental at 612 Monastery Street 



  
 
 
CUP 19-03 Staff Report for March 6, 2019   Page 5 of 5 
 

in the R-1 zoning district, subject to the attached conditions of approval. The property is also 
known as Lot 7, Block 5, Sirstad Subdivision No. 1. The request is filed by Michelle Friedman. 
The owners of record are Michelle Friedman and Roland Wirth.  

 
2) I move to adopt and approve the required findings for conditional use permits. 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; specifically, 
conditions of approval require responsible management of garbage, noise, 
traffic, and parking, which will be monitored and enforced by the applicant. 

b. Adversely affect the established character of the surrounding vicinity; 
specifically, the rental makes use of an already developed single-family home 
with attached rentals with owner-managers monitoring the property. 

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; specifically, by 
the enforcement of mitigation for potential impacts including traffic, odor, noise, 
and parking. 

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; specifically, to help sustain the existing and growing 
tourism industry in support of economic development goals and objectives to increase 
employment and attract new business. 

3. All conditions necessary to lessen any impacts of the proposed use are conditions 
that can be monitored and enforced; specifically, the applicant will monitor the 
property to enforce conditions 24/7. Violation of the rules provided in the rental 
overview may be grounds for eviction. 

                                                           
2 §22.30.160(C)—Required Findings for Conditional Use Permits 
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612 Monastery Street - upstairs!!
6 guests 3 bedrooms 3 beds 2 baths!!
This house is a three bedroom, two bath house with living, kitchen, dinning, mudroom 
and office.  It is located 6 blocks from down town, one block from Swan Lake.  It 
features a full kitchen with cooking space and cooking supplies.  Washer and dryer are 
in the kitchen area.  Two bedrooms and one bath on the main floor and master bedroom 
with bathroom on the top level.  Loft and office space on the top level as well. There are 
two parking spots in the front of the house, this rental space parking will be on the right 
side.  All utilities including wifi and cable are included in the rental price.!!
Pets:  This property does not allow for pets.!!
Guest Access:!!
You will have access to the upstairs portion of the house during your stay.  The 
downstairs is a long-term rental, managed by the owners.  Upon signing rental 
agreement you will be given instructions for accessing the house.  !!
Interactions with Guests:!!
This property is managed by a property manager that you will have access to 24 hours 
a day in case of emergency. You will receive the phone number for calls and texts upon 
signing of rental agreement.  The property manager and owners live locally and can be 
available if needed.  !!
Garbage:!!
There are trash cans throughout the property and a large garbage can located out front.  
The property manager will ensure the garbage can is on the street corner every 
Wednesday ready for pick-up. !!
Noise:!!
The house is located in a residential area and it is important that while you are enjoying 
your time in Sitka you heed the Sitka sound ordnance listed in your rental agreement. 
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Coast Guard City, USA 
 

 
Providing for today…preparing for tomorrow 

 
Planning and Community Development Department 

 
AGENDA ITEM 

Case No: CUP 19-04 
Proposal:  Request for short-term rental at 400 Spruce Street 
Applicant: Reba Trani and Matthew Callahan 
Owner: Ann Walter 
Location: 400 Spruce Street 
Legal: Lot 1, Tower Heights Subdivision, Block 24, Sitka Townsite 
Zone:  R-2 multifamily district 
Size:   6,309 square feet 
Parcel ID:  13412000 
Existing Use:  Residential 
Adjacent Use:  Multifamily housing 
Utilities:  Existing 
Access:  Spruce Street and Erler Street 
 
KEY POINTS AND CONCERNS 

• Neighborhood appears to be primarily residential uses including single-family and multiple-
family dwellings.  

• The short term rental is in a structure housing two dwelling units. 
• The renter information handout shall comply with conditions of approval, specifically 

regarding access, parking, quiet hours, trash management, transportation, and respect for the 
neighborhood.  

• Short-term rentals have impacts to long-term rentals and home values. This is important to 
note regarding this specific proposal and STRs at large.  

 

RECOMMENDATION 

Staff recommends that the Planning Commission approve the short-term rental at 400 Spruce Street 
subject to the recommended conditions of approval. 
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BACKGROUND/PROJECT DESCRIPTION 
This request is for a conditional use permit for short-term rental (STR) for a unit of a two dwelling 
unit building. The applicants will continue to reside in the primary unit. The applicants intend to 
have the units available for short term rental year round.  

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: 
Applicant does not anticipate significant increase in vehicular traffic nor impact from proposed use 
as there is parking on-site, namely space for seven cars. This meets the Sitka General Code 
requirement to afford space for two vehicles per dwelling unit.   

b. Amount of noise to be generated and its impacts on surrounding land use: Short term rentals 
have the potential to create noise from transient guests. Applicants will be on site to monitor noise 
concerns.  

c. Odors to be generated by the use and their impacts: Potential odor impacts are minimal and in 
line with similar residential uses. Garbage shall be disposed of in municipal container and in 
accordance with Sitka General Code requirements.  

d. Hours of operation: The proposal is to book rentals year round.  

e. Location along a major or collector street: Access from Spruce Street and Erler Street. 

f. Potential for users or clients to access the site through residential areas or substandard 
street creating a cut-through traffic scenario: Property is immediately adjacent to Spruce Street 
and Erler Street. Guest parking will be accessed from Erler Street and the primary residence will be 
accessed from Spruce Street.   

g. Effects on vehicular and pedestrian safety: No significant changes expected, minimal increase 
in traffic. 

h. Ability of the police, fire, and EMS personnel to respond to emergency calls on the site: 
Residence has reasonable access off of Spruce Street and Erler Street. Applicant does not anticipate 
a change from the current ability of emergency services personnel to access the site. 

i. Logic of the internal traffic layout: The rental unit is a duplex without shared common spaces. 

                                                           
1 § 22.24.010.E  
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j. Effects of signage on nearby uses: No signage proposed. All signs shall comply with Sitka 
General Code. 

k. Presence of existing or proposed buffers on the site or immediately adjacent the site: 
Natural buffers of bushes and trees are on the site.  

l. Relationship if the proposed conditional use is in a specific location to the goals, policies, and 
objectives of the comprehensive plan: An STR can help support the existing and growing tourism 
industry by providing transient guests with short-term housing options that allow the potential for 
more visitors to visit Sitka, bringing in money and creating opportunities for job creation and 
economic development. STRs also increase the affordability of housing for owners by offsetting 
housing costs with rental income. However, STRs correlate with negative impacts to available 
housing stock for residents, long-term rental rates, and increased purchase prices for housing.  

m. Other criteria that surface through public comments or planning commission review: Not 
applicable at this time. 

 

RECOMMENDATION 

The Planning Department recommends that the Planning Commission approve the conditional use 
permit application for a short-term rental at 400 Spruce Street subject to the recommended 
conditions of approval. 

ATTACHMENTS 
Attachment A: Aerial Map 
Attachment B: Site plan 
Attachment C: Photos 
Attachment D: Plat 
Attachment E: Administrative backup 
Attachment F: Public Comment 
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CONDITIONS OF APPROVAL 
 
1. Contingent upon a completed satisfactory life safety inspection. 
2. The facility shall be operated consistent with the application, narrative, and plans that were 
submitted with the request.  
3. The applicant shall submit an annual report beginning in 2020, covering the information on the 
form prepared by the Municipality, summarizing the number of nights the facility has been rented 
over the twelve month period starting with the date the facility began operation, bed tax remitted, 
any violations, concerns, and solutions implemented. The report is due within thirty days following 
the end of the reporting period. 
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. Failure to comply with all applicable tax laws, including but not limited to remittance of all sales 
and bed tax, shall be grounds for revocation of the conditional use permit.  
6. The property owner shall register for a sales account prior to the Conditional Use Permit 
becoming valid.  
7. To mitigate the impact of odor from the short term rental and comply with bear attraction 
nuisance requirements, the property owner shall assure all trash is deposited in trash receptacles and 
only placed on street for collection after 4:00 a.m. on trash collection day.  
8. To mitigate parking and traffic impacts, property owner shall provide detailed parking and traffic 
rules, and shall ensure all parking for all uses (residential or short-term rental) shall occur off-street, 
on-site, and further that should off-site parking occur at any time, the conditional use permit shall be 
revoked.   
9. Any signs must comply with Sitka General Code 22.20.090. 

10. A detailed rental overview shall be provided to renters detailing directions to the unit, 
transportation options, appropriate access, parking, trash management, noise control/quiet hours, 
and a general condition to respect the surrounding residential neighborhood. The renter handout 
shall include an advisory note to tenants to be mindful of vehicle and especially pedestrian traffic in 
the area, and to exercise caution coming and going from the property in motor vehicles.  

12. The property owner shall communicate to renters that a violation of these conditions of approval 
will be grounds for eviction of the short-term renters. 

13. Failure to comply with any of the above conditions may result in revocation of the conditional 
use permit. 
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Motions in favor of approval 
 

1) I move to approve the conditional use permit for a short-term rental at 400 Spruce Street in 
the R-2 zoning district, subject to the attached conditions of approval. The property is also 
known as Lot 1, Tower Heights Subdivision, Block 24, Sitka Townsite. The request is filed 
by Reba Trani and Matthew Callahan. The owner of record is Ann Walter.  

 
2) I move to adopt and approve the required findings for conditional use permits. 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; specifically, 
conditions of approval require responsible management of garbage, noise, 
traffic, and parking, which will be monitored and enforced by the applicant. 

b. Adversely affect the established character of the surrounding vicinity; 
specifically, the rental makes use of an already developed single-family home 
with attached rentals with owner-managers monitoring the property. 

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; specifically, by 
the enforcement of mitigation for potential impacts including traffic, odor, noise, 
and parking. 

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; specifically, to help sustain the existing and growing 
tourism industry in support of economic development goals and objectives to increase 
employment and attract new business. 

3. All conditions necessary to lessen any impacts of the proposed use are conditions 
that can be monitored and enforced; specifically, the applicant will monitor the 
property to enforce conditions 24/7. Violation of the rules provided in the rental 
overview may be grounds for eviction. 

                                                           
2 §22.30.160(C)—Required Findings for Conditional Use Permits 
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City of Sitka Planning Dept: 
 
This is a written comment on the proposed conditional use permit for a short-term rental at 400 

Spruce Street here in Sitka. My wife and I own a house at 309 Marine St. The proposed short-

term rental would be located a half block from us and would be in full view from our living room 

when looking eastward.  

 

The neighborhood in which both our houses are located has a high rate of foot traffic and a 

moderate amount of automobile traffic. It is my belief that the proposed short-term rental would 

fit right in and have no negative impact. Therefore, I offer my support for the granting of this 

conditional use permit. 

 

 

Respectfully submitted, 

 

 

Greg Reynolds 

309 Marine St. 

Sitka, AK   99835 

Phone: (907) 738-5518 

 



 

 City and Borough of Sitka  

                 100 Lincoln Street • Sitka, Alaska  99835 
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Providing for today…preparing for tomorrow 

 
Planning and Community Development Department 

 
AGENDA ITEM 

Case No: CUP 19-05 
Proposal:  Request for short-term rental at 298 Kaagwaantaan Street 
Applicant: Alexander & Jaycie Karsunky 
Owner: Alexander & Jaycie Karsunky 
Location: 298 Kaagwaantaan Street 
Legal: Lot 4, Allen/Carlson Subdivision 
Zone:  R-1 single-family and duplex residential district 
Size:   4,424 square feet 
Parcel ID:  16400000 
Existing Use:  Residential 
Adjacent Use:  Single-family housing 
Utilities:  Existing 
Access:  Kaagwaantaan Street 
 
KEY POINTS AND CONCERNS 

• Neighborhood appears to be primarily residential uses including single-family dwellings.  
• The short term rental is in a structure housing one dwelling unit. 
• The renter information handout shall comply with conditions of approval, specifically 

regarding access, parking, quiet hours, trash management, transportation, and respect for the 
neighborhood.  

• Short-term rentals have impacts to long-term rentals and home values. This is important to 
note regarding this specific proposal and STRs at large.  

 

RECOMMENDATION 

Staff recommends that the Planning Commission approve the short-term rental at 298 
Kaagwaantaan Street subject to the recommended conditions of approval. 



  
 
 
CUP 19-05 Staff Report for March 6, 2019   Page 2 of 5 
 

 
BACKGROUND/PROJECT DESCRIPTION 
This request is for a conditional use permit for short-term rental (STR) for a unit of a single 
dwelling unit building. The owner will continue to reside in the primary unit. The owner intends to 
have the unit available for short term rental when they are out of town.  

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: 
Applicant does not anticipate significant increase in vehicular traffic nor impact from proposed use 
as there is parking on-site, namely space for three cars. This meets the Sitka General Code 
requirement to afford space for two vehicles per dwelling unit.   

b. Amount of noise to be generated and its impacts on surrounding land use: Short term rentals 
have the potential to create noise from transient guests. Owner will have a property manager in 
Sitka and available to monitor noise concerns.   

c. Odors to be generated by the use and their impacts: Potential odor impacts are minimal and in 
line with similar residential uses. Garbage shall be disposed of in municipal container and in 
accordance with Sitka General Code requirements.  

d. Hours of operation: The proposal is to book rentals when owners are out of town.  

e. Location along a major or collector street: Access from Kaagwaantaan Street. 

f. Potential for users or clients to access the site through residential areas or substandard 
street creating a cut-through traffic scenario: Property is immediately adjacent to, and is 
accessed directly off of, Kaagwaantaan Street.   

g. Effects on vehicular and pedestrian safety: No significant changes expected, minimal increase 
in traffic. 

h. Ability of the police, fire, and EMS personnel to respond to emergency calls on the site: 
Residence has reasonable access off of Monastery Street. Applicant does not anticipate a change 
from the current ability of emergency services personnel to access the site. 

i. Logic of the internal traffic layout: The rental unit is a single dwelling unit with three bedrooms 
and one bathroom.  

                                                           
1 § 22.24.010.E  
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j. Effects of signage on nearby uses: No signage proposed. All signs shall comply with Sitka 
General Code. 

k. Presence of existing or proposed buffers on the site or immediately adjacent the site: Some 
natural buffers of bushes and trees are on the site, and there is fencing on the North side of the 
property.  

l. Relationship if the proposed conditional use is in a specific location to the goals, policies, and 
objectives of the comprehensive plan: An STR can help support the existing and growing tourism 
industry by providing transient guests with short-term housing options that allow the potential for 
more visitors to visit Sitka, bringing in money and creating opportunities for job creation and 
economic development. STRs also increase the affordability of housing for owners by offsetting 
housing costs with rental income. However, STRs correlate with negative impacts to available 
housing stock for residents, long-term rental rates, and increased purchase prices for housing.  

m. Other criteria that surface through public comments or planning commission review: Not 
applicable at this time. 

 

RECOMMENDATION 

The Planning Department recommends that the Planning Commission approve the conditional use 
permit application for a short-term rental at 298 Kaagwaantaan Street subject to the recommended 
conditions of approval. 

ATTACHMENTS 
Attachment A: Aerial Map 
Attachment B: Site plan 
Attachment C: Photos 
Attachment D: Plat 
Attachment E: Administrative backup 
Attachment F: Public Comment 
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CONDITIONS OF APPROVAL 
 
1. Contingent upon a completed satisfactory life safety inspection. 
2. The facility shall be operated consistent with the application, narrative, and plans that were 
submitted with the request.  
3. The applicant shall submit an annual report beginning in 2020, covering the information on the 
form prepared by the Municipality, summarizing the number of nights the facility has been rented 
over the twelve month period starting with the date the facility began operation, bed tax remitted, 
any violations, concerns, and solutions implemented. The report is due within thirty days following 
the end of the reporting period. 
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. Failure to comply with all applicable tax laws, including but not limited to remittance of all sales 
and bed tax, shall be grounds for revocation of the conditional use permit.  
6. The property owner shall register for a sales account prior to the Conditional Use Permit 
becoming valid.  
7. To mitigate the impact of odor from the short term rental and comply with bear attraction 
nuisance requirements, the property owner shall assure all trash is deposited in trash receptacles and 
only placed on street for collection after 4:00 a.m. on trash collection day.  
8. To mitigate parking and traffic impacts, property owner shall provide detailed parking and traffic 
rules, and shall ensure all parking for all uses (residential or short-term rental) shall occur off-street, 
on-site, and further that should off-site parking occur at any time, the conditional use permit shall be 
revoked.   
9. Any signs must comply with Sitka General Code 22.20.090. 

10. A detailed rental overview shall be provided to renters detailing directions to the unit, 
transportation options, appropriate access, parking, trash management, noise control/quiet hours, 
and a general condition to respect the surrounding residential neighborhood. The renter handout 
shall include an advisory note to tenants to be mindful of vehicle and especially pedestrian traffic in 
the area, and to exercise caution coming and going from the property in motor vehicles.  

12. The property owner shall communicate to renters that a violation of these conditions of approval 
will be grounds for eviction of the short-term renters. 

13. Failure to comply with any of the above conditions may result in revocation of the conditional 
use permit. 

 

Motions in favor of approval 
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1) I move to approve the conditional use permit for a short-term rental at 298 Kaagwaantaan 

Street in the R-1 zoning district, subject to the attached conditions of approval. The property 
is also known as Lot 4, Allen/Carlson Subdivision. The request is filed by Alexander and 
Jaycie Karsunky. The owners of record are Alexander and Jaycie Karsunky.  

 
2) I move to adopt and approve the required findings for conditional use permits. 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; specifically, 
conditions of approval require responsible management of garbage, noise, 
traffic, and parking, which will be monitored and enforced by the applicant. 

b. Adversely affect the established character of the surrounding vicinity; 
specifically, the rental makes use of an already developed single-family home 
with attached rentals with owner-managers monitoring the property. 

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; specifically, by 
the enforcement of mitigation for potential impacts including traffic, odor, noise, 
and parking. 

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; specifically, to help sustain the existing and growing 
tourism industry in support of economic development goals and objectives to increase 
employment and attract new business. 

3. All conditions necessary to lessen any impacts of the proposed use are conditions 
that can be monitored and enforced; specifically, the applicant will monitor the 
property to enforce conditions 24/7. Violation of the rules provided in the rental 
overview may be grounds for eviction. 

                                                           
2 §22.30.160(C)—Required Findings for Conditional Use Permits 



2/18/2019

1/1











































Uphill – viewing drainage




















	0000_Agenda
	0001_1_03-Feb 20 2019 DRAFT
	0002_1_MISC 19-07 Public Notice_DNR_Aquatic Farmsite Lease ADL 232900
	0003_1_MISC 19-08 DNR Coady Easement Vacation
	0004_1_2018 Short-Term Rental Report_Memo
	0004_2_Short-Term Rental Distribution Maps
	Short-Term Rental Distribution
	Short-Term Rental Distribution Zoom 1
	Short-Term Rental Distribution Zoom 2
	Short-Term Rental Distribution Zoom 3

	0004_3_RentStats_DOL_Sept18
	0004_4_Minutes of 2017 Annual Report Discussion
	0005_1_CUP 19-02 Soule 602 Monastery STR_Staff Report
	0005_2_CUP 19-02 Soule 602 Monastery STR_Aerial
	0005_3_CUP 19-02 Soule 602 Monastery STR_Site Plan
	0005_4_CUP 19-02 Soule 602 Monastery STR_Photos
	0005_5_CUP 19-02 Soule 602 Monastery STR_Plat
	0005_6_CUP 19-02 Soule 602 Monastery STR_Administrative Back-Up
	0006_1_CUP 19-03 Friedman 612 Monastery STR_Staff Report
	0006_2_CUP 19-03 Friedman 612 Monastery STR_Aerial
	0006_3_CUP 19-03 Friedman 612 Monastery STR_Site Plan
	floor plan
	rental information pdf

	0006_4_CUP 19-03 Friedman 612 Monastery STR_Photos
	0006_5_CUP 19-03 Friedman 612 Monastery STR_Plat
	0006_6_CUP 19-03 Friedman 612 Monastery STR_Administrative Back-Up
	0007_1_CUP 19-04 Trani Callahan 400 Spruce STR_Staff Report
	0007_2_CUP 19-04 Trani Callahan 400 Spruce STR_Aerial
	0007_3_CUP 19-04 Trani Callahan 400 Spruce STR_Site Plan
	0007_4_CUP 19-04 Trani Callahan 400 Spruce STR_Photos
	0007_5_CUP 19-04 Trani Callahan 400 Spruce STR_Plat
	20190301113557534
	20190301113111281

	0007_6_CUP 19-04 Trani Callahan 400 Spruce STR_Administrative Back-Up
	0007_7_CUP 19-04 Trani Callahan 400 Spruce STR_Public Comment
	0008_1_CUP 19-05 Karsunky 298 Kaagwaantaan STR_Staff Report
	0008_2_CUP 19-05 Karsunky 298 Kaagwaantaan STR_Aerial
	0008_3_CUP 19-05 Karsunky 298 Kaagwaantaan STR_Site Plan
	0008_4_CUP 19-05 Karsunky 298 Kaagwaantaan STR_Photos
	0008_5_CUP 19-05 Karsunky 298 Kaagwaantaan STR_Plat
	0008_6_CUP 19-05 Karsunky 298 Kaagwaantaan STR_Administrative Back-Up
	0009_1_P 19-01 Falvey 123 Anna Drive_Staff Report
	0009_2_P 19-01 Falvey 123 Anna Drive_Aerial
	0009_3_P 19-01 Falvey 123 Anna Drive_Site Plan
	0009_4_P 19-01 Falvey 123 Anna Drive_Photos
	0009_5_P 19-01 Falvey 123 Anna Drive_Plat
	0009_6_P 19-01 Falvey 123 Anna Drive_Administrative Back-Up

