
Planning Commission

CITY AND BOROUGH OF SITKA

Meeting Agenda - Final

Harrigan Centennial Hall7:00 PMWednesday, May 20, 2020

I. CALL TO ORDER AND ROLL CALL

II. CONSIDERATION OF THE AGENDA

III. CONSIDERATION OF THE MINUTES

A PM 20-08 Approve the May 6, 2020 minutes.

07-May 6 2020 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

VI. REPORTS

VII. THE EVENING BUSINESS

B P 20- 02 Public hearing and consideration of a final 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.

P 20-02 SoA Shotgun Alley Subdivision_Staff Report

P 20-02 SoA Shotgun Alley Subdivision_Aerial

P 20-02 SoA Shotgun Alley Subdivision_Final Plat

P 20-02 SoA Shotgun Alley Subdivision_Planning Minutes 3.4.20

P 20-02 SoA Shotgun Alley Subdivision_Applicant Materials

Attachments:
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C LM 20-03 Public hearing and consideration for a land sale request of a portion of 

Tract A11 Whitcomb Heights Subdivision. The request is filed by Pioneer 

Land Development LLC. The owner of record is the City and Borough of 

Sitka.

LM 20-03 Pioneer Land Development LLC_Kramer Ave Request to Purchase_Staff Report

LM 20-03 Pioneer Land Development LLC_Kramer Ave Request to Purchase_Aerial

LM 20-03 Pioneer Land Development LLC_Kramer Ave Request to Purchase_Applicant Narrative & Proposal

LM 20-03 Pioneer Land Development LLC_Kramer Ave Request to Purchase_DRC Feedback

Attachments:

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:
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CITY AND BOROUGH OF SITKA

Minutes - Draft

Planning Commission

7:00 PM Harrigan Centennial HallWednesday, May 6, 2020

CALL TO ORDER AND ROLL CALLI.

Present: Chris Spivey (Chair), Darrell Windsor, Randy Hughey, Stacy Mudry

Absent: Victor Weaver, Kevin Mosher (assembly liaison)

Staff: Amy Ainslie

Public: Shannon Haughland (Sitka Sentinel), Jeremy Plank, Savanah Plank, Klaudia 

Leccese, Michael Leccese, Kevin McNamee

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

CONSIDERATION OF THE AGENDAII.

CONSIDERATION OF THE MINUTESIII.

A PM 20-07 Approve the April 15, 2020 minutes. 

06-April 15 2020 DRAFTAttachments:

M-Windsor/ S-Hughey moved to approve the April 15, 2020 minutes. Motion 

passed 4-0 by roll call vote.

PERSONS TO BE HEARDIV.

PLANNING DIRECTOR’S REPORTV.

Ainslie gave a report on the website for the No Name Mountain project which launched 

on Wednesday April 29th. She detailed the media campaign to get the word out which 

included ads in the newspaper, social media, the Sitka Soup, on the radio, and a buffer 

mailing sent to 200 adjacent properties. She stated the website had already received 

46 survey responses, and she would continue to monitor and advertise to keep the 

numbers growing. The Planner I position would be advertised the following week and 

would stay open for applications through May. Ainslie reported that the City offices 

might open the following week, dependent on the Assembly’s decision on the hunker 

down resolution. If the resolution expired, she expected to be back in the Planning 

office by May 13th. Ainslie noted the department might be available only by 

appointment, phone, or email to abide by guidelines from the State, CDC, and OSHA, 

but was confident that the planning needs of the community could by met through 

those avenues. 

REPORTSVI.
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THE EVENING BUSINESSVII.

B CUP 20-07 Public hearing and consideration of a conditional use permit for bulk retail at 
311 Price Street in the Industrial zoning district. The property is also known as 
Lot 2, Vern Heights Subdivision. The request is filed by Jeremy and Savanah 
Plank. The owners of record are Jeremy and Savanah Plank. 

CUP 20-07 Plank 311 Price Bulk Retail_Staff Report

CUP 20-07 Plank 311 Price Bulk Retail_Aerial

CUP 20-07 Plank 311 Price Bulk Retail_Site Plan

CUP 20-07 Plank 311 Price Bulk Retail_Floor Plan

CUP 20-07 Plank 311 Price Bulk Retail_Photos

CUP 20-07 Plank 311 Price Bulk Retail_Plat

CUP 20-07 Plank 311 Price Bulk Retail_Applicant Materials

Attachments:

Ainslie noted in the staff report that the zoning code had recently been changed to 

allow for bulk retail as a conditional use in industrial districts. The code change defined 

bulk retail as sales of large volumes, generally done in a warehouse setting, and large 

single-categorized items all together. Ainslie pointed out that the applicants had 

worked in good faith with the City and the Planning Department to find a solution when 

they realized the zoning wasn’t compatible with the use. Ainslie described the property 

as well suited for bulk retail with parking exceeding requirements and a large sales 

area with sufficient shelving and space for pallets. Ainslie noted the retail space was 

currently open two days a week, but the permit application requested six days a week 

during normal business hours. Ainslie stated that the traffic generated would be low to 

moderate and would have minimal impact the area or other businesses. Staff 

recommended approval. 

The applicants, Jeremy and Savanah Plank, were present telephonically and stated 

that they hoped to run the bulk retail operation in the building they had purchased 

rather than a typical commercial space because the warehouse setting better enabled 

the offloading of bulk retail pallets from containers. Plank noted they brought in a 

container of goods every 3-4 weeks. Commissioners had no further questions for the 

applicant. 

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

at 311 Price Street in the Industrial zoning district. The property was also 

known as Lot 2, Vern Heights Subdivision. The request was filed by Jeremy 

and Savanah Plank. The owners of record were Jeremy and Savanah Plank. 

Motion passed 4-0 by roll call vote. 

M-Windsor/S-Mudry moved to adopt the findings as listed in the staff report. 

Motion passed 4-0 by roll call vote.

C CUP 20-08 Public hearing and consideration of a conditional use permit for a short-term 
rental at 118B Cascade Street in the R-1 single family and duplex residential 
district. The property is also known as Lot 3-C Owens Subdivision. The 
request is filed by Klaudia and Michael Leccese. The owners of record are 
Klaudia and Michael Leccese. 
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CUP 20-08 Leccese 118B Cascade Creek STR_Staff Report

CUP 20-08 Leccese 118B Cascade Creek STR_Aerial

CUP 20-08 Leccese 118B Cascade Creek STR_Density Map

CUP 20-08 Leccese 118B Cascade Creek STR_Floor Plan

CUP 20-08 Leccese 118B Cascade Creek STR_Site Plan

CUP 20-08 Leccese 118B Cascade Creek STR_Photos

CUP 20-08 Leccese 118B Cascade Creek STR_Plat

CUP 20-08 Leccese 118B Cascade Creek STR_Renter Handout

CUP 20-08 Leccese 118B Cascade Creek STR_Applicant Materials

Attachments:

Ainslie described the property as a one bedroom, one-bathroom 

mother-in-law apartment attached to the primary residence of the applicant. 

The unit was on the first floor of the structure and had a separate entrance. 

The property was large (over 15,000 square feet), which provided ample 

parking for at least two cars for the rental unit, as well as natural buffers 

including elevation and foliage. With the owners residing on the premise, 

Ainslie felt that any potential disturbances to the neighborhood could be 

sufficiently monitored and mitigated. 

The applicants, Klaudia and Michael Leccese, spoke telephonically of their 

wish to use the space for family and friends to use, but also generate 

income when it is convenient for them. The owners stated the apartment had 

not been rented as a long-term rental in over a year because they used the 

space for personal visitors. Commissioners had no further questions for the 

applicants. 

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

short-term rental at 118B Cascade Creek Road in the R-1 single family and 

duplex residential district. The property was also known as Lot 3-C Owens 

Subdivision. The request was filed by Klaudia and Michael Leccese. The 

owners of record were Klaudia and Michael Leccese. Motion passed 4-0 by roll 

call vote.

M-Hughey/S-Windsor moved to adopt the findings as listed in the staff report. 

Motion passed 4-0 by roll call vote.

D CUP 20-09 Public hearing and consideration of a conditional use permit for manufacturing 
of food products (seafood processing) at 4403 Halibut Point Road in the C-2 
general commercial and mobile home district. The property is also known as 
Lot 1 McNamee Subdivision. The request is filed by Kevin McNamee. The 
owner of record is McNamee Ventures LLC. 
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CUP 20-09 McNamee 4403 HPR Seafood Processing_Staff Report

CUP 20-09 McNamee 4403 HPR Seafood Processing_Aerial

CUP 20-09 McNamee 4403 HPR Seafood Processing_Site Plan

CUP 20-09 McNamee 4403 HPR Seafood Processing_Floor Plan

CUP 20-09 McNamee 4403 HPR Seafood Processing_Photos

CUP 20-09 McNamee 4403 HPR Seafood Processing_Plat

CUP 20-09 McNamee 4403 HPR Seafood Processing_Applicant 

Materials

Attachments:

Ainslie explained in the staff report that the lodge operation already used an outbuilding 

to process and package seafood for charter fishing guests. Ainslie clarified the 

conditional use permit would allow the applicant to process commercial catch as well, 

a use she noted that was complementary to the comprehensive plan’s economic 

development action to encourage development of local manufacturing and locally 

sourced products. The packing room was approximately 580 square feet. The floor plan 

was open with processing tables, sinks, and walk-in freezers. The processing room 

was situated in the middle of the lodge property, and had buffers surrounding it 

including elevation difference from the road, lots of natural foliage, and the tidelands on 

the rear of the property. Ample parking was available, and the packaging would take 

place primarily during business hours. Ainslie noted the impacts would be similar to 

the status quo because the usage would not change significantly from its current use. 

Staff recommended approval. 

Applicant, Kevin McNamee, addressed the Commission telephonically. He noted the 

packaging room had been in use since 2005, processing sport catch for charter 

clients. Due to COVID-19 restrictions and concerns, the number of charter clients was 

likely to decrease dramatically for the 2020 season. McNamee stated that he was 

looking for a way to supplement the lost income by processing fish from his own 

commercial vessel and a few other vessels. He noted that a few things would have to 

be added, such as a hand washing sink and automatic doors to meet DEC regulations, 

but the overall impact of the facility would not change.  Hughey expressed concern over 

the steep entrance if the applicant planned to pursue retail sales. McNamee clarified 

the fish would not be sold on site, only processed and packaged then sent via air 

freight or Fedex. A neighbor, Larry McCrehin, wrote a letter voicing his support of the 

permit. 

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

manufacturing of food products (seafood processing) at 4403 Halibut Point 

Road in the C-2 general commercial and mobile home district. The property 

was also known as Lot 1 McNamee Subdivision. The request was filed by Kevin 

McNamee. The owner of record was McNamee Ventures LLC. Motion passed 

4-0 by roll call vote.

M-Mudry/S-Windsor moved to adopt the findings as listed in the staff report. 

Motion passed 4-0 by roll call vote.

E MISC 20-06 Discussion/Direction on short-term rental void periods. 

MISC 20-06 STR Void Periods_Staff MemoAttachments:

Ainslie reported that the impacts of COVID-19 on the summer visitor season would 

affect permit holders for short-term rentals. She noted that, per the General Code, 
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conditional use permits for short-term rentals are void if not used in a year. Staff had 

been contacted by concerned permit holders, but been unable to provide clear 

guidance as to whether or not they would have to re-apply for their conditional use 

permits if they were unable to secure renters this season. Ainslie asked for direction 

from the commission on how to proceed. Staff recommended two possible motions, 

one to direct staff to excuse permit holders from the void requirements, the other to 

direct staff to evaluate void period requirement exceptions for permit holders on a 

case-by-case basis. 

Hughey asked if there would be any circumstance that an extension would not be 

granted, to which Ainslie felt the answer should be no; the impacts on the community 

were such that any current permit holder who could show that they had been affected 

by the pandemic should be granted the extension. Spivey expressed concern about 

previous permit holders, whose permits had lapsed before the COVID crisis, applying 

for an extension in spite of the expired permit. Ainslie noted that exemptions could 

apply only to active permit holders from this year’s Annual Short-term Rental Report 

and recent applicants. Windsor asked if the Commission’s recommendation would 

need to be heard by the Assembly. Ainslie stated that the next step, after receiving 

approval from the commission, was to meet with the City Clerk and City Attorney to 

determine what the next step would be. She noted that permit enforcement is usually 

conducted administratively but would take the recommendation to the Assembly if 

need be.

M-Hughey/S-Windsor moved to direct staff to excuse permit holders from the 

void period requirements for the short-term rental conditional use permits for 

the 2020 calendar year in light of COVID-19 travel restrictions and other related 

impacts. Motion passed 4-0 by roll call vote.

ADJOURNMENTVIII.

Seeing no objection, Chair Spivey adjourned the meeting at 7:40 PM.
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 City and Borough of Sitka  

                 100 Lincoln Street • Sitka, Alaska  99835 

Coast Guard City, USA 
 

 

Providing for today…preparing for tomorrow 

 

Planning and Community Development Department 

 

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 – 18,740 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: 

• Land is owned by the State 

• This subdivision clarifies ROW placement and eases encroachment issues 

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

substandard lot   

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

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

 

RECOMMENDATION: Approve the proposed final plat for a minor subdivision subject to the 

attached conditions.  

 

 

ATTACHMENTS: 

Attachment A: Aerial 

Attachment B: Final Plat 

Attachment C: Planning Minutes 3.4.20 

Attachment D: Applicant Materials
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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 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 18,740 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 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 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.  

 

At its March 4, 2020 meeting, the Planning Commission approved a platting variance to create 

Lot 1 as a substandard 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. The final plat has a plat note stating that Lot 1 can only be sold to an adjacent property 

owner and must be incorporated into 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 accessing or 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.  
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Title 21 

The purposes of the subdivision regulations are: to promote and protect the public, health, safety 

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. 1 

 

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.  

 

 
1 SGC 21.04.020 
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Access, Roads, Transportation, and Mobility: Driveway permits must be obtained from CBS 

Public Works. Lots are otherwise accessed from a developed city ROW.  

 

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) I move to approve the final 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,  

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.  



P 20-02 Staff Report May 20, 2020  Page 5 of 5 

 

4. All applicable state, federal, and tribal permits, licenses, regulations, and 

statutes shall be followed in subdividing this land.  

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 shall remain on the recorded plat.  

 

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

a. The final plat meets its burden of proof as to access, utilities, and dimensions as 

proposed;  

b. The proposed minor subdivision final 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 final plat complies with the subdivision code; and 

d. The minor subdivision final 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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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_Final Plat

P 20-01 Coady Middle Island Lot Merger_Applicant Materials

Attachments:

Ainslie noted that the applicant presented this plat as a conceptual plat rather than a 

final plat. Ainslie stated that the lots were located on Middle Island in the Large Island 

zoning district, and were under a conditional use permit for use as a lodge at the time 

of application. Ainslie described 3 primary considerations in the lot merger process, 

the first being that the 3 lots were operating as a single economic unit. Second, one lot 

was non-conforming, which was remedied in the proposed merger. Finally, Ainslie 

noted that the change of density of structures across the lots was a consideration, and 

that while 25% coverage was the maximum for the zoning district before and after the 

change, the location on the lot where the structure coverage was located could affect 

buffers. Ainslie noted that pedestrian access easements would not be changed by this 

merger, and conditional use permitting requirements would remain in place for the 

lodge.  Staff recommended approval.

The applicant Michael Coady was present telephonically. Coady stated that he was 

hoping to simplify his tax bill from 3 lots to 1, and noted that one of the conditions of 

use for the lodge was to keep the lots together.  Commissioner Windsor asked how 

the right of way changes with the state went, Coady responded that this had been 

completed.

M-Hughey/S-Weaver moved to approve 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 were also known as Lots 3, 4, and 5, Block 1, Middle 

Island Subdivision. The applicant was Michael Coady. The owner of record 

was Michael Coady. The motion passed 4-0 by voice vote.

M-Hughey/S-Weaver moved to adopt the findings as listed in the staff report. 

Motion passed 4-0 by voice vote.

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.

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

Attachments:

Ainslie noted that this variance was related to P 20-02, the following agenda item, and 

addressed three issues including right of way encroachment, created a new residential 

lot in the neighborhood, and also created a more straightforward means of access and 

utilities to an existing private lot.  Ainslie noted that Shotgun Alley was developed as a 

right of way differently than it was platted, and that land set aside for the right of way 

was not developed. Ainslie said the State of Alaska was helping the City of Sitka by 

dedicating land to the right of way, and in exchange, the state requested permission to 
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sell the remaining portion of land previously designated for the right of way, but not 

used as such. Ainslie noted that the private lot ownership north of the project would 

benefit from owning the land allowing access to their property, but could not receive the 

land in a "preference sale" unless the lot was substandard, hence the design in this 

platting variance. Ainslie believed that this variance was in the best interest of the 

private lot owner, the City of Sitka, and the State of Alaska. Staff recommended 

approval.

Kelly O'Neill was present on behalf of the State of Alaska and North57 Surveying. 

Commissioners had no further questions for the applicant.

Member of the public Kim Douglas Perkins was present, and stated that he was the 

neighbor to the north.  He stated that as long as the public access easement allowing 

access to the water depicted on the preliminary plat remained once the subdivision 

was finalized, he had no issues with the variance.

M-Hughey/S-Windsor moved to approve a variance for a substandard lot at 

Shotgun Alley, located in the SFLD single-family low density zoning district. 

The property was also known as a portion of Lot 14, USS 3557. The applicant 

was the State of Alaska Department of Natural Resources Division of Mining, 

Land, and Water and North57 Surveying. The owner of record was the State of 

Alaska.

M-Hughey/S-Windsor moved to adopt the findings as listed in the staff report. 

Motion passed 4-0 by voice vote.

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.

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

Attachments:

Ainslie noted this subdivision pertained to the previous item, VAR 20-03, which the 

commission had covered in detail, and pertained to lot one.  Ainslie noted that this 

subdivision would create Lot 2 which would be available for public auction. She noted 

this proposed Lot 2 had a scenic view, good access, and was sufficiently sized for the 

zoning district, and had sewer/water/power access.  Ainslie stated that police and fire 

reviewed the subdivision, and had no issues for access of emergency response.  

Ainslie stated that the development of the lot via subdivision and auction fit Sitka's 

goals and master plan, and staff recommended approval.

Kelly O'Neill was present on behalf of the State of Alaska and North57 Surveying.

M-Hughey/S-Weaver moved to approve 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 was also known as Lot 
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14, USS 3557. The applicant was the State of Alaska Department of Natural 

Resources Division of Mining, Land, and Water and North57 Surveying. The 

owner of record was the State of Alaska. Motion passed 4-0 by voice vote.

M-Hughey/S-Windso moved to adopt the findings as stated in the staff report. 

Motion passed 4-0 by voice vote.

G VAR 20-04 Public hearing and consideration of a platting variance to create two 
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. 

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

Attachments:

Spviey noted the applicant was not present.

M-Hughey/S-Windsor moved to postpone VAR 20-04 to the March 18th meeting. 

Motion passed 4-0 by voice vote.

ADJOURNMENTVIII.

Seeing no objection, Chair Spivey adjourned the meeting at 7:40 PM
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Providing for today…preparing for tomorrow 
 

    City and Borough of Sitka 

         100 Lincoln Street • Sitka, Alaska  99835 

                   Coast Guard City, USA 
 

 
MEMORANDUM 

 

To:  Chair Spivey and Planning Commission Members 

 

From: Amy Ainslie, Planning and Community Development Director 

 

Subject: Pioneer Land Development LLC – Sale of Land on Kramer Avenue  

 

Date:  May 15, 2020  

 

 

Request: Pioneer Land Development LLC (Pioneer) is requesting to purchase a portion of Tract A11 of 

Whitcomb Heights Subdivision encompassing approximately 41,000 square feet near the corner of Cushing 

Street and Kramer Avenue. This tract remains unsubdivided and has vehicular access from the Kramer Avenue 

right-of-way.  

This tract of land is part of an R-1 Planned Unit Development (PUD) zone. The underlying uses of the R-1 

zoning district would be applied to this lot, thus its sale and subsequent development would result in residential 

lots.  

Per the Shannon and Wilson, Inc. South Kramer Landslide Runout Analysis and Debris Flow Report dated 

2/2/2016, this property is shown to be in a “Low Risk Area” for landslides, and is not considered to be a 

“Restricted Landslide Area” per SGC 20.01.020(A).  

Utility infrastructure is available in the area – some has been developed by the city and some has been privately 

developed. The developer of this lot would need to work with both the city and the other private developer to 

access utilities.  

Background: SGC 18.12.010(E), Real Property Disposal states “Sale or lease of municipal real property, 

including tidelands, shall be by competitive bid, unless the assembly finds that competitive bidding is 

inappropriate, due to the size, shape, or location of the parcel, rendering it of true usefulness to only one party, 

or is waived by subsection C of this section. The assembly may also find that competitive bidding is 

inappropriate due to the nature of the property or the circumstances surrounding its disposal to include 

possible unjust results with regard to the existing lessee, or adjacent or neighboring property owners.” Staff 

finds no particular characteristics of the lot that would render competitive sale of this property inappropriate. 

Therefore, the Assembly must choose a competitive sale method – either an auction/sealed bid, or through a 

Request for Proposal (RFP).  

An auction/sealed bid process would likely set a minimum price through the valuation process, then have either 

an in-person outcry auction, or a sealed bid process in which bidders could submit their one-time, best offer bid. 

The benefit of this method is that it is most likely to return the highest value back to the municipality for the 
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land and choosing the “winner” of the bid is straightforward. The drawbacks are that smaller, local developers 

could be crowded-out of the opportunity, and the municipality has little say on the “end result” of the 

development.  

Alternatively, an RFP can be used to find a developer that meets desirable criteria outside of, or in addition to, 

the monetary amount offered for the land. These criteria could include things such as number of lots to be 

created, creation of affordable housing, neighborhood amenities offered in a proposed development, local 

employment, etc. The challenges with an RFP become seeking consensus on the desired criteria, finding 

objective ways to measure those (sometimes subjective) criteria, as well as the administrative time to write and 

manage an RFP.  

Valuation: TBD by Assembly pursuant to SGC 18.12.015.C.3 (with assistance from Assessor or Third party 

Appraisal). 

Process: This proposal is supported by the Comprehensive Plan – the Land Use section states that a key 

opportunity for the future is in “Developing vacant and underutilized property. Affordable housing and 

development costs are challenges that need a variety of approaches to reduce costs and provide creative 

solutions.”  Moving land into interested private hands makes use of vacant, undeveloped property. The zoning 

of the tract ensures that it will be developed for residential purposes.  

Staff would like the direction of the Commission on whether an auction/sealed bid or RFP process is preferred.  

The sale of municipal land must follow Sitka General Code 18.12. Staff envisions the following process: 

1) Initial Planning Commission recommendation of approval to City Assembly with any specific 

conditions; 

2) City Assembly approval of purchase subject to conditions of approval such as official plat, deed 

restrictions, and value;  

3) Minimum price established through the valuation process  

4) Planning Commission approval of formal plat contemporaneous with steps 5 and 6; 

5) Development and execution of a competitive bid process  

6) Selection of bid winner  

7) Finalization and execution of Sales Agreement and Deeds contemporaneous with recording of final plat 

(with approval by City Assembly if needed) 

 

 

POSSIBLE MOTION 

“I move to recommend approval for the sale of a portion of Tract A11 Whitcomb Heights Subdivision 

through the (auction/sealed bid or RFP) process.”  

 



 



To: City and Borough of Sitka 
  100 Lincoln St. 
 Sitka, AK 99835 
 

Subject: Tract A11 Whitcomb Height Subdivision Land Purchase Proposal 

Date:  

 

Dear Mr. Bevan,  

 

Pioneer Land Development LLC (Pioneer) would like to formally express its interest to 
purchasing a portion of Tract A11 Whitcomb Heights Subdivision encompassing approximately 41,000 
square feet near the corner of Cushing Street and Kramer Avenue.  Attached is a sketch illustrating our 
area of interest. 

Pioneer was created by local Sitkans and longtime Sitka enthusiasts with a goal to develop 
building lots at a reasonable price. 

A preliminary site suitability assessment indicates that the subject land is a viable fit for our 
development plan.  The subject land is located in a low landslide risk zone and is suspected to include a 
small area of wetlands.   Site improvements including grading, drainage and utilities will be addressed in 
the subdivision phase of our endeavor. 

We would like to open up discussions of the purchase and begin the process as soon as possible. 

Please let us know what additional steps will be required in order to purchase this parcel of land.   

Your attention to this matter is greatly appreciated.  

 

Sincerely,  

 

Jill Hirai 
Member 
Pioneer Land Development LLC 
PO Box 1906 
Sitka, AK 999835 
907-752-0999 

jillhirai@me.com 
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Design Review Committee Feedback 

Tract A11 Whitcomb Heights Subdivision 

Pioneer Land Development LLC 

 

 

Public Works 

 

1. Engineering: Development of this land will inherently increase stormwater runoff onto 

properties downstream.  If the CBS entertains the idea of disposing of this property, the 

developer will be required to adhere to CBS Stormwater Design Standards and, if applicable, 

complete a comprehensive hydrology study (engineering analysis). 

 

2. Utilities: CBS-owned water and sewer mains do not currently extend to the Right-Of-Way 

adjacent to the identified property, residential development of this land will require providing 

appropriate connections to CBS water supply and wastewater service. Installation of Water 

and Wastewater infrastructure in a CBS ROW must be permitted, approved, and performed 

in accordance with CBS standards. A privately-owned water main does exist in the Kramer 

Avenue ROW, any connections to this main must be approved by both the owner of the 

water main and CBS. In this instance CBS Utility Connection Permitting and fees would 

apply along with any “late-comer fee” that may be assessed by the owner of the existing 

water main. 

 

3. Building: The property identified in this proposal is shown located in a “Low Risk Area” 

according to the Shannon and Wilson, Inc. South Kramer Landslide Runout Analysis and 

Debris Flow Report dated 2/2/2016 and would not be considered a “Restricted Landslide 

Area” pursuant to Sitka General Code 20.01.020 (A). Future development of the property 

must be appropriately permitted via the grading, foundation, and building permit process 

through the City and Borough of Sitka Building Department. Please direct any questions 

regarding grading and construction requirements and permitting to the Sitka Building 

Department. 

 

 

Electric 
 

1. Infrastructure was installed recently by the Electric Department and the developer of Tisher 

Subdivision within the easement of the property that is directly across Kramer Avenue from 

the subject property. We can serve the property from a primary junction that was installed 

during that phase of development and we can also connect to existing electrical infrastructure 

at the entrance to Emmons Street at a later date to accommodate future development. 
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