CITY AND BOROUGH OF SITKA

Meeting Agenda - Final

Planning Commission

Wednesday, March 4, 2020 7:00 PM Harrigan Centennial Hall

VI.

VII.

CALL TO ORDER AND ROLL CALL

CONSIDERATION OF THE AGENDA

CONSIDERATION OF THE MINUTES

PM 20-04 Approve the February 19, 2020 meeting minutes

Attachments: 03-Feb 19 2020 DRAFT

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.)

PLANNING DIRECTOR’S REPORT

REPORTS

MISC 20-03 Special Report on 4951 Halibut Point Road

Attachments: 4951 Halibut Point Road Special Report

THE EVENING BUSINESS
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Cc CUP 20-02  Public hearing and consideration of a conditional use permit for a short
term rental located at 468 Katlian Street in the R-1 single family and duplex
residential district. The property is also known as Lot 105, BIHA 2
Subdivision, USS 2542. The request is filed by Judith Kell. The owner of
record is Judith Howard (Kell).
Attachments: CUP-20 Kell 468 Katlian STR Staff Report

CUP-20 Kell 468 Katlian STR Density Map
CUP-20 Kell 468 Katlian STR - Floor Plan
CUP-20 Kell 468 Katlian STR Photos
CUP-20 Kell 468 Katlian STR - Plat

CUP 20-02 468 Katlian STR Public Comment
CUP 20-02 468 Katlian STR Application

CUP 20-02 468 Katlian STR Renter Handout

D P 20- 01 Public hearing and consideration of a conceptual plat for a lot merger for
three lots on Middle Island to result in one lot in the Large Island zoning
district. The properties are also known as Lots 3, 4, and 5, Block 1, Middle
Island Subdivision. The applicant is Michael Coady. The owner of record is
Michael Coady.

Attachments: P 20-01 Coady Middle Island Lot Merger Staff Report
P 20-01 Coady Middle Island Lot Merger_Aerial
P 20-01 Coady Middle Island Lot Merger Current Plat
P 20-01 Coady Middle Island Lot Merger Conceptual Plat
P 20-01 Coady Middle Island Lot Merger Applicant Materials

E VAR 20-03 Public hearing and consideration of a variance for a substandard lot at
Shotgun Alley, located in the SFLD single-family low density zoning district.
The property is also known as a portion of Lot 14, USS 3557. The
applicant is the State of Alaska Department of Natural Resources Division
of Mining, Land, and Water and North57 Surveying. The owner of record is
the State of Alaska.
Attachments: V 20-03_SoA Platting Variance Shotgun Alley_Staff Report

V 20-03 SoA Platting Variance Shotgun Alley Aerial
V 20-03_SoA Platting Variance Shotgun Alley Preliminary Plat

V 20-03_SoA Platting Variance Shotgun Alley Applicant Materials
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F P 20- 02 Public hearing and consideration of a preliminary plat for a minor
subdivision to result in two lots at Shotgun Alley, located in the SFLD
single-family low density zoning district. The property is also known as Lot
14, USS 3557. The applicant is the State of Alaska Department of Natural
Resources Division of Mining, Land, and Water and North57 Surveying.
The owner of record is the State of Alaska.

Attachments: P 20-02 SoA Shotgun Alley Subdivision_Staff Report

P 20-02 SoA Shotgun Alley Subdivision Aerial
P 20-02 SoA Shotgun Alley Subdivision Preliminary Plat
P 20-02 SoA Shotgun Alley Subdivision Applicant Materials

G VAR 20-04  Public hearing and consideration of a platting variance to create 2
substandard lots at 746 Alice Loop in the WD waterfront zoning 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.
Attachments: V 20-04 Karsunky 746 Alice Platting Variance Staff Report

V 20-04 Karsunky 746 Alice Platting Variance Aerial

V 20-04 Karsunky 746 Alice Platting Variance Proposed Plat

V 20-04 Karsunky 746 Alice Platting Variance Buildable Area Diagram
V 20-04 Karsunky 746 Alice Platting Variance Applicant Materials

V 20-04 Karsunky 746 Alice Platting Variance Public Comment

VIIL. 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:
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CITY AND BOROUGH OF SITKA

Minutes - Draft

Planning Commission

Wednesday, February 19, 2020 7:00 PM Harrigan Centennial Hall

VL.

CALL TO ORDER AND ROLL CALL

Present: Chris Spivey (Chair), Stacy Mudry, Darrell Windsor, Richard Wein
Absent: Randy Hughey, Victor Weaver

Staff: Amy Ainslie, Andy Corak

Public: Larry Trani, Brooks Areson, Cameo Padilla, Henry Colt

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

CONSIDERATION OF THE AGENDA

CONSIDERATION OF THE MINUTES

PM 20-03 Approve the February 5, 2020 meeting minutes

Attachments: 02-Feb 05 2020 DRAFT

PERSONS TO BE HEARD

PLANNING DIRECTOR’S REPORT

Ainslie reported attendance at the local landslide warning system meeting held by
Sitka Sound Science Center, and stated that she was requesting a special
presentation for the commission. Ainslie stated that there was no new state
information to report regarding the landslide mapping system. The commission
requested any available information or contacts with the state in order to
expedite/advance the mapping process. Ainslie reported on her attendance of the
American Planning Association's recent meeting in Anchorage, and noted the annual
Short Term Rental report had come due. Chair Spivey requested a list of
non-respondents. Ainslie stated this would be provided at the next meeting, and noted
that the community short term rental survey garnered about 20 responses at that time.
Ainslie notified the commission that the Tiny Houses amendment was returning for a
3rd 1st reading at the following assembly meeting, and that the amendment was
changed by removing langauge about construction standards. Ainslie stated the No
Name Mountain community survey was distributed, and would be advertised once the
short term rental survey period closed. The No Name Mountain consultant meeting was
not yet scheduled. Ainslie noted that Planning obtained drone footage of the area in
question. Windsor requested the contract price for the consultants, Ainslie responded
with the not to exceed price of $165,000, and target price of $150,000.

REPORTS
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VIl. THE EVENING BUSINESS

P 20- 01 Public hearing and consideration of a conceptual plat for a lot merger for three
lots on Middle Island to result in one lot in the Large Island zoning district. The
properties are also known as Lots 3, 4, and 5, Block 1, Middle Island
Subdivision. The applicant is Michael Coady. The owner of record is Michael
Coady.

Attachments: P 20-01 Coady Middle Island Lot Merger Staff Report
P 20-01 Coady Middle Island Lot Merger_Aerial
P 20-01 Coady Middle Island Lot Merger Current Plat
P 20-01 Coady Middle Island Lot Merger Conceptual Plat
P 20-01 Coady Middle Island Lot Merger Applicant Materials

The applicant attempted to appear telephonically, but was not present on the line when
he was called.

M-Windsor/S-Mudry motion to postpone until next meeting passed 3-0 by voice
vote.

CUP 20-01 Public hearing and consideration of a conditional use permit for a short-term
rental aboard the F/V Equinox located at T3-08 of Eliason Harbor in the Public
Lands zoning district. The property is also known as a portion of ATS 1496.
The request is filed by Cameo Padilla. The owners of record are Cameo
Padilla and Brooks Areson.

Attachments: CUP 20-01 FV Equinox Padilla STR Staff Report
CUP 20-01 FV Equinox Padilla STR_Aerial
CUP 20-01 FV Equinox Padilla STR Vessel Layout
CUP 20-01 FV Equinox Padilla STR Photos
CUP 20-01 FV Equinox Padilla STR_Renter Handout

CUP 20-01 FV Equinox Padilla STR Applicant Materials & Inspection
Reports

Ainslie provided a brief explanation of the short term rental system in Sitka harbors,
noting that only two were allowed per harbor, and only ten were allowed city-wide. The
permit did not run with the vessel, stall, or owner, so that the permit did not transfer at
sale. Ainslie noted that a dockside Coast Guard inspection was required for short term
rentals on boats, in order to ensure safety in lieu of a building inspection. Additionally,
boats were required to register as a liveaboard with the harbor system, and Ports and
Harbors had to approve the vessel before it could apply for a short term rental permit.

The applicants were approved for a short term rental aboard the F/V Morning Glass in
2018, and purchased the F/V Equinox, for which they needed a new short term rental
permit. Ainslie noted that the Equinox passed a Coast Guard inspection, was located
in Eliason Harbor, and had a maximum of 6 guests, and described the vessel based on
thorough documentation provided by the applicant. Ainslie noted the responsible
history of the applicants. Staff recommended approval.
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The applicants, Areson and Padilla, were present. Windsor asked for an explanation of
the waste water pump out system on the boat, Padilla explained the Coast Guard
approved process.

M-Windsor/S-Mudry moved to approve a conditional use permit for a short-term
rental aboard the F/V Equinox located at T3-08 of Eliason Harbor in the Public
Lands zoning district. The property was also known as a portion of ATS 1496.
The request was filed by Cameo Padilla. The owners of record were Cameo
Padilla and Brooks Areson. Motion passed 3-0 by voice vote.

M-Windsor/S-Mudry moved to adopt the findings as listed in the staff report.
Motion passed 3-0 by voice vote.

CUP 20-02 Public hearing and consideration of a conditional use permit for a short term
rental located at 468 Katlian Street in the R-1 single family and duplex
residential district. The property is also known as Lot 105, BIHA 2 Subdivision,
USS 2542. The request is filed by Judith Kell. The owner of record is Judith
Howard (Kell).

Attachments: CUP-20 Kell 468 Katlian STR Staff Report
CUP-20 Kell 468 Katlian STR Density Map
CUP-20 Kell 468 Katlian STR - Floor Plan
CUP-20 Kell 468 Katlian STR Photos
CUP-20 Kell 468 Katlian STR - Plat
CUP 20-02 468 Katlian STR Public Comment
CUP 20-02 468 Katlian STR Application
CUP 20-02 468 Katlian STR Renter Handout

This item was pulled prior to the meeting. No action was taken.

VAR 20-02 Public hearing and consideration of a variance to increase maximum building
coverage above 50% and a reduction in front, side, and rear setbacks at 3603
Halibut Point Road in the R-1 MH Single-Family/Duplex/Manufactured Home
zoning district. The property is also known as Lot 1, Yannikos Subdivision.
The request is filed by Larry Trani and Ann Walter. The owners of record are
Larry Trani and Ann Walter.

Attachments: VAR 20-02 Traini 3603 HPR Staff Report
VAR 20-02 Trani 3603 HPR Variance Aerial
VAR 20-02 Trani 3603 HPR Variance Site & Floor Plans

VAR 20-02 Trani 3603 HPR Variance Plat
VAR 20-02 Trani 3603 HPR Variance Photos
VAR 20-02 Trani 3603 HPR Variance Applicant Materials

Ainslie described the applicant's variance request, detailing restrictions on height,
setbacks, and building coverage, and how the request pertained to the code. Ainslie
noted the 30 inch-above-grade height threshold for setbacks, and noted that the
applicant's structure footprint was only 52% lot coverage, and the 70% coverage
requested was due to eve overhangs. Ainslie described the side setback, and noted
that this was due to the garage foundation on the north side of the lot, and attempts to
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align the home with the garage foundation. Ainslie detailed the front setback, and
noted Halibut Point Road was platted much wider than it was built, resulting in space
between the platted property line and the actual asphalt. The rear setback was
adjacent to tidelands, and Ainslie noted that code potentially allowed for development
without setbacks abutting tidelands, but code was inconsistent. Ainslie observed the
main reasons for setback requirements were for fire separation, buffer between
neighbors, and ingress/egress, none of which were pertinent to the variance request.
Staff recommended approval for side and rear setback reductions. Staff
recommendation was neutral for front setback reduction and maximum building lot
coverage.

Applicant Larry Trani was present. He stated he understood the 30 inch height
threshold for coverage, but did not want to add fill to reduce the height above grade of
the deck. Randy Hitchcock provided public comment, and stated that the house next
door was a great example of a high lot coverage structure. Trani noted the neighboring
property was constructed against the rear setback, and stated that it was common for
waterfront properties in this neighborhood.

M-Windsor/S-Mudry moved to approve a variance to increase maximum
building coverage above 50% and a reduction in front, side, and rear setbacks
at 3603 Halibut Point Road in the R-1 MH Single-Family/Duplex/Manufactured
Home zoning district. The property was also known as Lot 1, Yannikos
Subdivision. The request was filed by Larry Trani and Ann Walter. The owners
of record were Larry Trani and Ann Walter. Motion passed 3-0 by voice vote.

M-Windsor/S-Mudry moved to approve the findings as listed in the staff report.
Motion passed 3-0 by voice vote.

VIll. ADJOURNMENT
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4951 Halibut Point Road

A portion of Lot 1, USS 3670

Assembly Special Report
February 25, 2020




Agenda

Overview and description of area

History and patent restrictions

Current zoning

Utility infrastructure
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Overview and
Description

~17.18 acres

Waterfront

Wooded

Relatively level topography
Deep water access

Unique in municipal holdings

Valuable for recreational, residential, or
commercial/industrial use

Not surveyed for cultural/historical/archeological resources
Why now: Land swap discussion, Master Plan

12



History and
Patent
Restrictions

Transferred to CBS July 21, 1988 via State of
Alaska Patent No. 9743.

CBS selected all of Lot 1, USS 3670 which
conveyed 801.14 acres.

The patent had two provisions/restrictions
that are applicable to 4951 HPR:

* 1. A 100 foot perpetual public access
easement 50 feet shoreward and 50
seaward of the mean high water line of
Sitka Sound

* 2.A50 foot wide perpetual public access

easement to access the above easement.

These easements are to be identified and
subject to a covenant that no development
or conveyance can occur on the land until
CBS has platted the easements and formally
notified the State.
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Current Zoning

e Currently zoned as R-1: Single family and
duplex residential district

e R-1 often used as a “holding” designation

* Adjacent to Industrial and Commercial-2
zones

* Rezone possibilities: C-2, Industrial,
Waterfront

* Spot zoning concerns
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Utilities

e Electric

* 3 phase distribution power line runs along HPR

* Service voltage transformers would be needed to supply
power to property

* Cost ranges with intended use: As low as S5k for limited
residential use, $100k+ for underground power
distribution system and communications facilities for
higher demand commercial/industrial use

* Water

* Water is on upland/outbound lane of highway
* Extension would need to cross highway

* Sewer
* Sewer ends at 4802 HPR
* Extension would need to cross highway
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City and Borough of Sitka

100 Lincoln Street e Sitka, Alaska 99835
Coast Guard City, USA

Planning and Community Development Department

AGENDA ITEM

Case No: CUP 20-02

Proposal: Request for short-term rental at 468 Katlian Street
Applicant: Judith Kell

Owner: Judith Howard (Kell)

Location: 468 Katlian Street

Legal: Lot 1, BIHA 2 Subdivision, USS 2542

Zone: R-1 single-family and duplex residential district
Size: 3,152 square feet

Parcel ID: 16640105

Existing Use: Residential

Adjacent Use: Single-family housing

Utilities: Existing

Access: Katlian Street

KEY POINTS AND CONCERNS

e Neighborhood appears to be mixed use residential and waterfront commercial, including
single-family and multi-family dwellings, marine retail, and fish processing.

e The short-term rental is in a standalone structure housing one dwelling unit.

e The renter information handout shall comply with conditions of approval, specifically
regarding access, parking, quiet hours, trash management, transportation, and respect for the
neighborhood.

e 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 468 Katlian Street
subject to the recommended conditions of approval.

Providing for today...preparing for tomorrow
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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 single
dwelling unit building. 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.!

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 two 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. Professional management will be a point of
contact for issues/complaints.

¢. 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 during the summer.
e. Location along a major or collector street: Access from Katlian 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 Katlian Street. There is no access to other streets from the property.

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 Katlian 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 2 bedroom, 1.5 bath single family
residence 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, as well as buffering due to elevation.

I. 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 468 Katlian Street subject to the recommended
conditions of approval.

ATTACHMENTS

Attachment A: Floor plan
Attachment B: Photos
Attachment C: Plat

Attachment D: STR Density
Attachment E: Public Comment
Attachment F: Application
Attachment G: Renter Handout
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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 2021, 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.

20
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Motions in favor of approval

1) I move to approve the conditional use permit for a short-term rental at 468 Katlian Street in
the R-1 single family and duplex residential zoning district, subject to the attached conditions
of approval. The property is also known as Lot 1, BIHA 2 Subdivision, USS 2542. The request
is filed by Judith Kell. The owner of record is Judith Howard.

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.

¢. Beinjurious 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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468 Katlian Street
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Andy Corak

From: Terrence Littlefield <tlittlefield0020@gmail.com>
Sent: Monday, February 10, 2020 4:14 PM

To: Planning Department

Subject: CUP 20-02 468 Katlian St - Kell STR hearing

What is the parking requirement for a Short Term Rental? This property has one parking spot that is used by a family
vehicle. The other family vehicle parks in the driveway to the STA Building.

| believe the closest public parking is in front of the Sitka Tribe Healing House at 429 Katlian St., Property ID 168300001.
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City and Borough of Sitka

100 Lincoln Street e Sitka, Alaska 99835

Coast Guard City, USA

Planning and Community Development Department

AGENDA ITEM:

Case No:
Proposal:
Applicant:
Owner:
Location:
Legal:
Zone:
Size:

Parcel ID:
Existing Use:
Adjacent Use:
Utilities:
Access:

P 20-01

Conceptual review of a Lot Merger

Michael Coady

Michael Coady

Middle Island

Lots 3, 4, and 5, Block 1, Middle Island Subdivision
LI — Large island district

Current: Lot 3: 1.82 acres, Lot 4: .89 acres, Lot 5: 1.29 acres
Proposed: 4.00 acres

4-920-1003, 4-920-1004, 4-920-005

Lodge

Recreational residential, undeveloped

Private utilities

Water

KEY POINTS AND CONCERNS:

1. The applicant owns all three lots in question and is functionally utilizing the properties for a
single purpose (lodge — granted through conditional use). Lot merger allows applicant to use
lot more flexibly for structure placement.

2. That the proposed replat complies with the Sitka General Code Titles 21 and 22 by moving
the property toward code conformance; one of the existing lots is substandard for the

district.

3. Platting of lots as single lot should not change impact on neighborhood outside of current

use.

RECOMMENDATION:

Staff recommends approval of the conceptual lot merger for Lots 3, 4 and 5, Block 1, Middle Island

Subdivision.

Providing for today...preparing for tomorrow
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ATTACHMENTS:

Attachment A: Aerial

Attachment B: Current Plat
Attachment C: Conceptual Plat
Attachment D: Applicant Materials

BACKGROUND

This property consists of three lots held between a common owner, Michael Coady. Mr. Coady
purchased the lots in order to run a lodge operation utilizing all three lots. A conditional use permit
was granted to Mr. Coady by the Planning Commission in December of 2017 for this use. An
outstanding condition of approval at the time was for Mr. Coady to resolve the encroachment of a
structure on the State’s public access easement, which Mr. Coady has since completed. Mr. Coady
continues to work in good faith with the Building and Planning Departments on his development of
the lots.

PROJECT DESCRIPTION

This request is to replat the three lots into one lot. Mr. Coady is functionally using all three lots as a
single unit to run the lodge operation, as recognized by the fact that the conditional use permit spans
all three lots. SGC 22.20 outlines the development standards for the Large Island (LI) district. In
island zones, including LI, there is a required 15 ft. setback along common property lines. The
merging of these three lots provides the owner more flexibility to develop the area without as many
restrictions regarding setbacks and encroachments over the property lines.

Staff recommends approval of the lot merger from both a code administration standpoint, and a
practical standpoint. One of the lots, Lot 4, is currently a non-conforming lot, as it is .89 acres
which does not meet the district minimum of 1 acre. The lot merger would address this
nonconformity. From a practical standpoint, the investment in the integrated infrastructure needed
to run the property as a lodge means these lots would have limited marketability as individual lots,
and if sold, would most likely transfer ownership together. The lot merger is therefore a recognition
of the lots interconnected nature and status a single economic unit.

Generally, lot mergers or replats can be accomplished in one review with the Planning Commission
with a survey document. The applicant requested a concept review of the plan prior to investing in
surveying services for the area.

ANALYSIS

Project/Site: A large house structure is located on Lot 3 along with several out-buildings including
the bunkhouse, 2 guest cabins, a smokehouse, shed, and garage/barn structure. Lot 4 has one guest
cabin, and Lot 5 is sparsely developed.

Density: The proposed lot merger does not waive or alter any density or coverage standards for the

properties, so the lot merger could not result in a denser development overall than is currently
permitted. However, the lot coverage maximum is 25% of the lot as listed in SGC Table 22.20-1
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Development Standards for the LI district. Therefore, denser development could occur in one area
(one lot) than previously permitted, however, a total of 3.0 acres would still need to be preserved as
open space.

Traffic: The replat would not change existing boat/pedestrian traffic patterns.
Parking: N/A

Noise: No concerns, as the proposed land use does not differ from the current use.
Public Health or Safety: No concerns.

Habitat: No concerns.

Property Value or Neighborhood Harmony: As the use will not change, impact to the
neighborhood beyond current use is not anticipated. The properties are interdependent due to
centralized lodge infrastructure, and therefore already operate as an economic unit. The proposed lot
merger is a better reflection of the current use and future value of the lots.

Comprehensive Plan: The proposal supports the Comprehensive Plan Economic Development
Action ED 6.5 which aims to “Support growth of Sitka’s independent, cruise-related, and heritage
tourism work and enterprises” by giving the owner the ability to more flexibly and creatively
develop his lodge operation while still preserving open space.

RECOMMENDED MOTIONS

1) I'move to approve the conceptual lot merger Lots 3, 4, and 5, Block 1, Middle Island
Subdivision in the LI Large Island district. The request is filed by Michael Coady. The
owner of record is Michael Coady.

2) I'move to adopt the findings as listed in the staff report.

Staff recommends the following findings:

a. That the proposed replat complies with the Comprehensive Plan and Sitka General
Code Titles 21 and 22 by moving the properties toward code conformance, and;

b. That the replat would not be injurious to public health, safety, and welfare.

38
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https://maps.google.com/maps?ll=57.113308,-135.443496&z=17&t=k&hl=en-US&gl=US&mapclient=apiv3
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City and Borough of Sitka

100 Lincoln Street e Sitka, Alaska 99835
Coast Guard City, USA

Memorandum
To: Chair Spivey and Planning Commission
From: Amy Ainslie, Director, Planning and Community Development

Subject: Platting Variance VAR 20-03
Date: February 28, 2020

Platting action P 20-02, the next item on this agenda, does three very important and valuable things:
1) Resolves some of the built ROW encroachment on State land

2) Creates a new residential lot in a desirable, developed area

3) Affords for legal access and utilities to a private lot

When the State of Alaska originally platted the right-of-way for Shotgun Alley, the planned route for the
road did not match some of the improvements/ROW construction undertaken by nearby private property
owners as well as CBS. The result is that in some places, the built ROW encroaches on State owned land
and private property. The State has been working with CBS to alleviate these encroachments. In platting
action P 20-02, some state land is being re-dedicated to the CBS right-of-way.

In doing so, a new residential lot will also be created (shown as Lot 2 on the preliminary plat). The
zoning in this area is single-family low density (SFLD), with a minimum lot size of 15,000 square feet.
The new plat, while dedicating space for the ROW, still creates a lot with 18,721 square feet. It is
intended that this lot would be available for public auction in 2021 pending successful subdivision.

In exchange, the State would like to sell a parcel that was originally designated as ROW (but not
developed as such), shown as Lot 1 on the preliminary plat. Given its status as a ROW, the owner of 210
Shotgun Alley, Bart Meyer, has been able to utilize the proposed Lot 1 for access and utility
connections. Given this historic use of the land by Mr. Meyer, selling the lot to any other property owner
would either result in 1) the stranding of 210 Shotgun Alley or 2) the permanent need for the complex
entanglement of access and utility easements as shown on the preliminary plat, with no net increase in
buildable space. Therefore, the best use of this land as agreed between the State, Mr. Meyer, and CBS
staff is for this new lot to be created, sold to Mr. Meyer, and then incorporated as a single lot. This
platting variance is the first step in reaching the best solution.

Per Alaska Division of Lands statute, only a substandard lot can be sold directly (i.e. non-competitively)

to a property owner. Once this subdivision takes the place, the sale of the lot to Mr. Meyer can be
executed, and Mr. Meyer will then apply for a lot merger.
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The platting variance requested is therefore to allow this substandard lot to be created. The net square
footage of the lot is 5,484; well below the 15,000 square foot standard for the district. A condition of
approval on the preliminary plat would be a plat note explicitly stating that this lot, once subdivided,
could only be sold to an adjacent property owner and would have to be attached to an adjacent lot via lot
merger.

Ultimately, the granting of this platting variance would result in a clearer dedication of ROW, a new
residential lot, and a larger lot within the subdivision that has owns its legal access and utility
connections, all of which are benefits to the public. Staff also contends that the unique platting and
development history in this area constitutes special consideration warranting a platting variance.

Further, the platting variance is consistent with the stated housing goal in the Comprehensive Plan
Housing that aims to “Expand the range, affordability, and quality of housing in Sitka while maintaining
attractive, livable neighborhoods.” This platting action enables the expansion of housing stock by
opening up new residential property.

Attachments:

Attachment A: Aerial

Attachment B: Preliminary Plat
Attachment C: Applicant Materials

Recommended Motions:

1. “I move to approve the platting variance to create a substandard lot on Shotgun Alley, a portion of
Lot 14, US Survey 3557. The request is filed by the State of Alaska Department of Natural
Resources, Division of Mining, Land, and Water and North57 Surveying. The owner of record is the
State of Alaska.”

2. “I move to adopt the required findings for platting variances.”

A. The granting of the platting variance will not be detrimental to the public safety, or
welfare, or injurious to adjacent property.

B. The tract to be subdivided is of such unusual size and shape or topographical conditions
that the strict application of the requirements of this title will result in undue and
substantial hardship to the owner of the property.

48
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City and Borough of Sitka

100 Lincoln Street e Sitka, Alaska 99835
Coast Guard City, USA

Planning and Community Development Department

Case No: P 20-02

Proposal: Minor subdivision to result in 2 lots

Applicant: State of Alaska Department of Natural Resources, Division of Mining, Land and Water,
and North57 Surveying

Owner: State of Alaska

Location: NHN Shotgun Alley

Legal Desc.: Lot 14, USS 3557

Zone: SFLD single-family low density

Size: Existing: Approx. 0.76 acres
Proposed: Lot 1 — 18,721 square feet, Lot 2 — 5,484 square feet

Existing Use: Undeveloped

Adjacent Use: Residential, undeveloped

Utilities: Shotgun Alley

Access: Shotgun Alley

KEY POINTS AND CONCERNS:

e Land is owned by the State

e This subdivision clarifies ROW placement and eases encroachment issues

e Platting variance VAR 20-03 addressed the need to create Lot 1 of this proposed subdivision as a
substandard lot

e Lot 2 will be a standard-size residential lot available to the public for competitive bid

e Access via Shotgun Alley, a developed city ROW with access to utility infrastructure

RECOMMENDATION: Approve the proposed preliminary plat for a minor subdivision subject to the
attached conditions.

ATTACHMENTS:

Attachment A: Aerial

Attachment B: Preliminary Plat
Attachment C: Applicant Materials

57
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BACKGROUND: When the State of Alaska originally platted the right-of-way for Shotgun
Alley, the planned route for the road did not match some of the improvements/ROW
construction undertaken by nearby private property owners as well as CBS. The result is that in
some places, the built ROW encroaches on State owned land and private property. The State has
been working with CBS to alleviate these encroachments.

In doing so, a new residential lot will also be created (shown as Lot 2 on the preliminary plat).
The zoning in this area is single-family low density (SFLD), with a minimum lot size of 15,000
square feet. The new plat, while dedicating space for the ROW, still creates a lot with 18,721
square feet. It is intended that this lot would be available for public auction in 2021 pending
successful subdivision.

In exchange, the State would like to sell a parcel that was originally designated as ROW (but not
developed as such), shown as Lot 1 on the preliminary plat. Given its status as a ROW, the
owner of 210 Shotgun Alley, Bart Meyer, has been able to utilize the proposed Lot 1 for access
and utility connections. Given this historic use of the land by Mr. Meyer, selling the lot to any
other property owner would either result in 1) the stranding of 210 Shotgun Alley or 2) the
permanent need for the complex entanglement of access and utility easements as shown on the
preliminary plat, with no net increase in buildable space. Therefore, the best use of this land as
agreed between the State, Mr. Meyer, and CBS staff is for this new lot to be created, sold to Mr.
Meyer, and then incorporated as a single lot.

PROJECT DESCRIPTION:
The new subdivision will create 2 new lots. As previously described, Lot 1 has been intentionally

created as a substandard lot to enable a preference sale (i.e. non-competitive sale) of the lot to an
adjacent property owner (most likely Mr. Meyer). Post successful subdivision of Lot 1, Mr.
Meyer will replat Lot 1 and his current lot into a single lot, removing the easements that serve his
lot. However, the 25’ public access easement “to and along” the shoreline will need to remain in
place. Before the final plat, staff suggests that a plat note be added to state that Lot 1 can only be
sold to an adjacent property owner and must attach to an adjacent lot via lot merger.

The newly created Lot 2 will be made available for residential development. City Police, Fire,
Electric, Building, and Public Works departments have all weighed in that additional
development of this lot is possible with existing infrastructure, and that emergency services will
have no issues servicing the lot.

Working with Public Works, the State has designated space for the ROW, extending to the
southeast corner of the current Lot 14 USS 3557, and 24’ from the centerline of the built ROW.

Title 21
The purposes of the subdivision regulations are: to promote and protect the public, health, safety
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and welfare; provide for appropriate roads, streets, and access; provide for useful, adequate and
convenient open space; provide for means for efficient transportation, mobility, and access;
assure adequate utilities; provide for emergency response accessibility; provide adequate
recreation, light, and air; avoid population congestion; facilitate orderly development and
growth; and accurate surveying. !

Title 22

22.16.030 SF/SFLD single-family residential and single-family low density residential

districts

A. Intent.
1. The SF/SFLD districts are intended to include lands suited by topography and other
natural conditions for urban development and which are provided with a full range of
public utilities including sewer, water, electricity and storm drains or are intended to be
provided with such utilities in the near future.
2. The SF/SFLD districts are very restrictive districts and may also be utilized as holding
districts for lands which are located within the urban area but are not presently served by
access or utilities until such time as a full-scale development plan can be adopted to allow
a more permanent zoning district designation.
3. For the SFLD, all provisions of the SF district shall apply except that the minimum lot
size shall be fifteen thousand square feet.
4. This district is intended for areas where the lack of utilities or topography makes
increased density undesirable.

B. Prohibited Uses. Short-term rentals are prohibited in SF and SFLD districts.

Zoning Development Standards
The minimum lot area for the SFLD district is 15,000 square feet. Minimum lot width is 80 feet.
Proposed Lot 2 meets these requirements; Lot 1 intentionally does not.

PROJECT ANALYSIS
Site: The proposed Lot 1 has been cleared for utility infrastructure and has an access driveway in
place to serve 210 Shotgun Alley. The proposed Lot 2 is heavily wooded and undeveloped.

Utilities: City utilities are available to service the new Lot 2. Water and sewer mains are located
beneath Shotgun Alley; lift/pumping would likely be necessary for wastewater. Electric is
available with existing infrastructure; an additional pole or pad mount transformer may be
necessary but can be determined by owners/developers along with CBS Electric Department.

Access, Roads, Transportation, and Mobility: Driveway permits must be obtained from CBS
Public Works. Lots are otherwise accessed from a developed city ROW.

'SGC 21.04.020
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Public, Health, Safety and Welfare: Fire and Police departments found no public safety
concerns during the design review committee process.

Rec, Light, Air: Lots are located in a desirable and scenic residential neighborhood. New
residential lot (Lot 2) will have ample space for building and recreational enjoyment.

Orderly and Efficient Layout and Development: The applicants have proposed a thorough
plan for the area, including the alleviation of ROW encroachment, platting of Lot 1 to be
structured as a preference sale to 210 Shotgun Alley such that the lot provides access and utilities
across its own property, and careful consideration of access point preservation for Lot 2.

Comprehensive Plan

The proposed minor subdivision complies with Comprehensive Plan Section on Housing by
“expanding the range, affordability, and quality of housing in Sitka while maintaining attractive,
livable neighborhoods.”

RECOMMENDATION
Staff recommends that the Planning Commission move to approve the proposed subdivision

subject to the attached conditions and findings.

RECOMMENDED MOTIONS

1) 1. move to approve the preliminary plat for a minor subdivision to result in two lots at NHN
Shotgun Alley in the SFLD single-family low density district subject to the attached
conditions of approval. The property is also known as Lot 14, USS 3557. The request is
filed by the State of Alaska Department of Natural Resources Division of Mining, Land and
Water and North57 Surveying. The owner of record is the State of Alaska.

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 policies including,

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

3. Please note: Minor errors, corrections, and language of plat notes may be
approved by planning staff 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.

60
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5. Easement and maintenance agreements for all proposed easements shall be
recorded.

6. All easement agreements will be cited via plat notes.

7. A plat note stating that Lot 2 can only be transferred to an adjacent
property owner, and that Lot 2 must attach to an adjacent lot post a
successful transaction should be added prior to final plat approval.

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

as proposed;

b. The proposed minor subdivision preliminary plat complies with the Comprehensive
Plan Section on Housing by “expanding the range, affordability, and quality of
housing in Sitka while maintaining attractive, livable neighborhoods”;

c. The proposed minor subdivision preliminary plat complies with the subdivision
code; and

d. The minor subdivision preliminary plat is not injurious to the public health, safety,
and welfare and further that the proposed plat notes and conditions of approval
protect the harmony of use and the public’s health, safety and welfare.
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City and Borough of Sitka

100 Lincoln Street e Sitka, Alaska 99835
Coast Guard City, USA

Memorandum
To: Chair Spivey and Planning Commission
From: Amy Ainslie, Director, Planning and Community Development

Subject: Platting Variance VAR 20-04
Date: February 28, 2020

On February 6, 2019, the Commission reviewed and approved a proposal for a zero lot line at 746 Alice
Loop. Over the last year, the applicant and developer, Kris Karsunky, has concluded that a zero lot line
is not the most desirable development for the area, and would prefer to build two, single family or
duplex structures.

The minimum square footage for lots in the Waterfront District is 6,000 square feet net of access
easements. Were Lot 2 of the Charlie Joseph Subdivision to be subdivided as proposed by the applicant,
the resulting lots 2A and 2B would be 5,115 square feet and 5,382 square feet respectively. The
applicant is therefore requesting a platting variance to create these substandard lots.

Based on lot analysis done by staff, the smaller lot sizes should not impair the ability for the developer
to build single-family or duplex structures within the setbacks. Staff calculates that the proposed Lot 2B
would have a buildable area of over 2,700 square feet. Lot depth, rather than width, would be the most
limiting factor for design, though not insurmountable. The Waterfront District does not have a maximum
coverage area other than the setback areas (14 front, 8’ rear, 5°/9’ side setbacks), and allows for
maximum structure height of 40 feet.

The granting of this variance could result in greater density than would have otherwise been possible
through a zero lot line development. Per SGC 21.24.030 A (1), “Zero lot line subdivisions shall permit
side by side, one-family structures only (no duplex or more per side) and shall have a minimum of
twenty-five percent of the total party wall adjoined together as the party wall.” The applicant would be
able to build duplex structures on each lot if this platting variance is approved, resulting in four potential
dwelling units as opposed to two.

SGC 21.48.010 Requirements for Platting VVariances
A variance from the requirements of this title may be granted only if the planning commission finds that:

A. The granting of the platting variance will not be detrimental to the public safety, or

welfare, or injurious to adjacent property.
69
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B. The tract to be subdivided is of such unusual size and shape or topographical conditions
that the strict application of the requirements of this title will result in undue and
substantial hardship to the owner of the property.

There are various examples of lots, both planned and unplanned, that are below 6,000 square feet in size.
Many of our downtown residential lots are in the 2,700 — 5,000 square foot range and are still considered
highly attractive neighborhoods. The Planned Unit Development on Lillian Drive features 4,500 square
foot lots, all of which have been developed and utilized for residential structures. Given the prevalence
of other lots this size, staff finds that the granting of this platting variance will not be detrimental to
public safety, welfare, or be injurious to adjacent property owners and enables development of otherwise
vacant property.

Further, Comprehensive Plan Housing Action H1.1e specifically aims to “Encourage higher density
development.” Granting this platting variance is a less than 15% reduction in the required lot size in
exchange for potentially doubling the density of the development.

Attachments:

Attachment A: Aerial

Attachment B: Proposed Plat
Attachment C: Buildable Area Diagram
Attachment D: Applicant Materials
Attachment E: Public Comment

Recommended Motions:

1. “Imove to approve the platting variance to create two substandard lots at 746 Alice Loop in the WD
Waterfront District. The property is also known as a Lot 2, Charlie Joseph Subdivision. The request
is filed by Kris Karsunky. The owner of record is Jay Stevens.”

2. “Imove to adopt the required findings for platting variances.”

A. The granting of the platting variance will not be detrimental to the public safety, or
welfare, or injurious to adjacent property.

B. The tract to be subdivided is of such unusual size and shape or topographical conditions
that the strict application of the requirements of this title will result in undue and
substantial hardship to the owner of the property.
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Total Lot Area 5,382 square feet

Rear Setback 8'

Side Setback 5'

Approximate Buildable Area (inside setbacks) = ~2,725.5 square feet

Approximate Dimensions

Buildable width: ~79 ft.
Min buildable depth: ~31 ft.
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Amy Ainslie

From: Caprice Pratt <capriceonline@hotmail.com>

Sent: Wednesday, February 26, 2020 9:08 PM

To: Planning Department

Cc: oceanfront@gci.net; Paul Haavig; Jennifer@livingsitka.com; Steven D. Atkinson; Robert Hunter;

cpmorgan1@gmail.com; dolandbuilt@yahoo.com; Lynne McGowan-Brandon; gracie48@gmail.com;
Travis Hudson; Ron Pratt

Subject: Alice Loop Variance Request - March 4th Meeting

Attachments: 746 Alice Loop Variance Request.pdf

Dear Planning Department,

We are in receipt of a Notice of Application and Public Hearing V 20-04 (attached) regarding a request for a
variance for Lot 2 Charlie Joseph Subdivision, USS 3926 with the street address of 746 Alice Loop.

Unfortunately we will be out of town travelling to meet on first grandchild during the scheduled meeting and
will not be present. However, we would like to go on record as being against this request. Although we
sympathize with the owner, Jay Stevens, there are several reasons we would like to see the City and Borough
of Sitka adhere to the existing minimum lot size of 6,000 sq. ft. in a Waterfront District.

The resident's of Alice Loop voiced some of their concerns at the April 12, 2018 Planning Commission
meeting. At that meeting we were instructed on the law and the minimum lot size of 6,000 sq. ft. Since that
request was within the legal requirements, we were told there was nothing that could be done.

With this request, however, the proposed lot sizes of 5,034 and 4,438 are significantly below the minimum lot
size. Additionally, Alice Loop's roadway does not have any on-road parking associated with these center lots -
i.e. the street meets the property directly at the curb with no parking lane, bike lane or sidewalks. It is also
important to point out that with this winter's heavy snowfall, the passable driving area became significantly
restricted because there already isn't anywhere for the city crews to push the snow out of the way and several
of the lots do not yet have homes built. How much more constricted are the traffic lanes going to become
when the lots are filled? Cramming one more building lot onto a street with limited parking is not going to
help.

Thank you for the opportunity to comment.
Sincerely,

Ron and Caprice Pratt

753 Alice Loop Road

Sitka, AK 99835
907-738-7473
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