
PLANNING COMMISSION SPECIAL MEETING

FEBRUARY 28, 2018 AT 5:45 PM

CORDOVA CENTER COMMUNITY ROOM B

AGENDA

1. CALL TO ORDER

2. ROLL CALL

Chair Tom McGann, Commissioners Scott Pegau, John Baenen, Allen Roemhildt, 

Nancy Bird, Chris Bolin, and Lee Holter

3. APPROVAL OF AGENDA (voice vote)

4. DISCLOSURES OF CONFLICTS OF INTEREST

5. COMMUNICATIONS BY AND PETITIONS FROM VISITORS

a. Guest Speakers

b. Audience comments regarding agenda items (3 minutes per speaker)

6. NEW/MISCELLANEOUS BUSINESS

a. Conditional Use Permit for 6,000 Square Feet of Fish Processing in Waterfront Commercial 

Park District.........................................................................................................................................Page 2

7. AUDIENCE PARTICIPATION

8. COMMISSION COMMENTS

9. ADJOURNMENT
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AGENDA ITEM # 6a

Planning Commission Meeting Date: 2/28/18

PPLLAANNNNIINNGG  CCOOMMMMIISSSSIIOONN  CCOOMMMMUUNNIICCAATTIIOONN  FFOORRMM
      

FROM: Planning Staff

DATE: 2/21/18

ITEM: Conditional Use Permit for 6,000 Square Feet of Fish Processing in Waterfront 

Commercial Park District

NEXT STEP: Review Conditional Use Permit Application

      

_____ INFORMATION

__X__ MOTION

_____   RESOLUTION

      

                                                                                                    

I.  REQUEST OR ISSUE:   

Requested Actions: Conditional Use Permit for 6,000 square feet of fish processing 

Applicant: Thai Vo & Camtu Ho dba Alaska Wild Seafoods

Legal Description:    Lot 6 and 7, Block 2, South Fill Development Park

Parcel Number: 02-473-140

Zoning: Waterfront Commercial Park District

Attachments: Memo from Port of Cordova

Chapter 18.39 - WATERFRONT COMMERCIAL PARK DISTRICT

Location Map

Application
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II. RECOMMENDED ACTION / NEXT STEP:

“I move to approve the conditional use permit request by Alaska Wild Seafoods for 6,000 square feet of 

fish processing space as described in the application submitted by Thai Vo & Camtu Ho d/b/a Alaska 

Wild Seafoods for Lot 6 and 7, Block 2, South Fill Development Park subject to the special conditions 

contained in the staff report and to adopt and incorporate the findings contained in the staff report.”

III. FISCAL IMPACTS: 

Fish processing space may generate additional jobs, fish tax, and property taxes.

IV. BACKGROUND INFORMATION:

10/8/13 - At the Planning Commission Regular Meeting this action occurred:

 

A Site plan for an addition to the existing building on lot 7 (Camtu’s current store), which included 

2,000 square feet of fish processing space was approved.  At this time the fish processing did not 

require a conditional use permit.  Code was changed in 6/15.  

Cordova Municipal Code

Chapter 18.60 – Conditional Use Permits.

18.60.010 - Uses permitted by planning commission approval.

The city planning commission may, after proper notice and public hearing, permit the following 

exceptions in any district unless otherwise specified, where such uses are deemed essential or 

desirable to the public convenience or welfare, and are in harmony with the various elements or 

objectives of the comprehensive city plan and the zoning ordinance. In approving the uses referred 

to in this chapter, the city planning commission shall have the authority to impose such conditions 

and safeguards as it deems necessary to protect the best interests of the surrounding property or 

neighborhood and the comprehensive city plan and zoning ordinance:

The following conditional use standards have been met:

1. The requested conditional use permit will not adversely affect the public's health, safety, and 

general welfare.

This condition is met. The additional square footage of fish processing will not affect the public’s 

health, safety and general welfare. The fish processing will not occur in a public area, there is an 

outfall line in place to disperse offal, and the business has established safety and business practices 

to protect the public. The construction will be required to meet all state required fire codes and the 

applicant will have to obtain a Fire and Life Safety Plan Review through the State Fire Marshall.

2. The requested conditional use will not permanently or substantially injure the lawful use of 

neighboring properties.

This condition is met. The district has a variety of uses including fish processing which was changed 
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from a permitted use to a conditional use in 2015. The fish processing will be contained within a 

building and occur on two lots. Lawful uses by neighboring properties will not be impacted.

3. The requested conditional use is compatible with the zoning district in which it is requested.

This condition is met.  The purpose of the zoning district states:

“The purpose of the Waterfront Commercial Park (WCP) district is to provide a mix of services, 

businesses and recreational activities to benefit the community. Uses within the WCP district are 

intended to be water-dependent or water-related, and primarily those uses that are particularly 

related to location, recreation or commercial enterprises that derive an economic or social benefit 

from a waterfront location.” 

Fish processing is water dependent and gains an economic benefit by having a waterfront location. 

Outfall lines and close proximity to the fishing fleet are essential to fish processing. It is unclear 

where the 2,000 square feet for fish processing delineation came from and there is nothing limiting 

the commission from approving a conditional use permit for more than 2,000 square feet. 

The zoning district identifies fish processing as a conditional use. While it is not a permitted use, it is 

identified as an acceptable use in the district that needs to meet additional criteria. Currently, there is 

2,000 square feet of fish processing occurring in the entire district. 

This request, which is 4,000 square feet above the prescribed 2,000 square feet per lot in the Code,  

will increase the fish processing occurring in the immediate area and may appear to be of a more 

industrial rather than commercial character. While this increase in processing may not fall squarely in 

line with service and retail uses, it does comply with the mixed-use permitted under the Code.  

Additionally, the line between industrial use and commercial use is a blurred one as many uses have 

elements of both. By way of example, some existing retail uses in the district rely on freight trucking, 

which is associated with more industrial rather than commercial uses but can be categorized as both. 

The seafood processing at Alaska Wild Seafoods involves heading, gutting, and freezing the fish 

within a building that houses a large retail store. This is significantly different than the processing that 

occurs in the Waterfront Industrial District that can include canning, smoking, or processing offal for 

fish meal or oil. 

4. The proposed conditional use will not have a permanent negative impact on pedestrian and vehicular 

traffic circulation and safety substantially greater than that anticipated from permitted development.

This condition is met. There will likely be an increase in vehicular traffic due to the additional fish 

being processed, but the increase is not more substantial than anticipated from permitted development 

in the district. The district allows mixed uses ranging from retail, docks, harbors, and hotels. The 

amount of vehicular traffic generated from these uses and other permitted uses would likely be similar 

to or exceed traffic generated from the additional square footage being requested for fish processing.

5. The proposed conditional use will not have a permanent negative impact on the demand for and 

availability of public services and facilities substantially greater than that anticipated from permitted 

development.

This condition is met. The wide range of uses and potential number of uses that can be established in 
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this district allows for a large volume of anticipated demand for public services and facilities.  There 

will be an increased demand for water with the additional fish processing. While it’s possible that this 

may exceed most permitted uses, staff does not anticipate that the demand for water will have a 

negative impact of the availability of water for other users or that it will have a permanent negative 

impact on the availability of water or any other public service or facility. Similarly, vehicular traffic 

on roads will likely increase with additional processing but the conditional use requested would not 

increase traffic to such an extent that it would permanently negatively impact the use of the roads or 

lead to substantially greater use than that resulting from current or future permitted uses in the district. 

Comprehensive Plan 

Chapter 1 Economic Development 

A. FISHING AND FISH PROCESSING DEVELOPMENT STRATEGIES

It is the intent of the City to stimulate growth and diversification in the local fishing and fish 

processing industries using the following strategies:

 Support efforts to diversify the salmon hatchery program.

 Support efforts to aggressively market Cordova fish products.

 Work towards development of sustainable, under-utilized fisheries. 

 

 Support on-shore processing 

 Support on-shore fish offal processing

 Support development of the local mariculture industry.

 Increase incentives for fish processors by working to:

 Lower power rates.

 Promote new and value-added products.

 Construct a deep-water port.

 Provide for best and most efficient use of remaining waterfront land.  

 Enhance the harbor and port facilities by:

 Acquiring a new travel lift facility.

 Building a deep-water port.

 Maintaining the small boat harbor.

This conditional use permit meets some of these Economic Development goals from the 

Comprehensive Plan and does not contradict any of the specified goals in the Plan.

Special Conditions

1. Dissolve the lot line between Lots 6 and 7, Block 2, South Fill Development Park so that the building 

is on one lot and meets all required setbacks.
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2.  An agreement between Alaska Wild Seafoods and the Harbormaster will be completed as described 

in Attachment A.

V1. LEGAL ISSUES:

None currently.

VI1.  CONFLICTS OR ENVIRONMENTAL ISSUES:

N/A

VII1. SUMMARY AND ALTERNATIVES:

The Planning Commission may grant or deny the Conditional Use Permit and add additional conditions if the 

commission determines such conditions are necessary.
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Attachment A

Memorandum 

To: Planning and Zoning 

From: Port of Cordova 

Date: 02/21/2018 

Re: Alaska Wild Seafood's Conditional Use Permit Application 

The Port of Cordova supports Alaska Wild Seafood's in their request for a conditional use permit to 

expand their seafood processing operation. We do not see any uplands conflicts with us if they expand. 

The Port would caution them that their current usage agreement of the Port dock and crane facilities 

cannot support an increase in traffic and use. With the expected production volume increase also comes 

the possibility of increased congestion within the harbor. Alaska Wild Seafood's will need to provide a 

plan that will look at alternative ways, equipment or processes to receive the increase in product 

production. 

Prior to 4/1/19 the Port of Cordova and Alaska Wild Seafood will have an agree upon and signed plan 

and usage agreement which will alleviate the impact of the increased production. 
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Chapter 18.39 - WATERFRONT COMMERCIAL PARK DISTRICT

18.39.010 - Purpose. 

The purpose of the Waterfront Commercial Park (WCP) district is to provide a mix of services, 
businesses and recreational activities to benefit the community. Uses within the WCP district are intended 
to be water-dependent or water-related, and primarily those uses that are particularly related to location, 
recreation or commercial enterprises that derive an economic or social benefit from a waterfront location. 

(Ord. No. 1134, § 1, 10-7-2015) 

18.39.020 - Permitted principal uses and structures. 

The following are the permitted principal uses and structures in the WCP district: 

A.  Business services; 

B.  Cultural centers; 

C.  Docks and harbor facilities; 

D.  Eating and drinking establishments; 

E.  Hotels; 

F.  Public service and municipal buildings; 

G.  Retail services; 

H.  Waterfront parks, access paths, and boardwalks. 

(Ord. No. 1134, § 1, 10-7-2015) 

18.39.030 - Permitted accessory uses and structures. 

The following are the permitted accessory uses and structures in the WCP district: 

A.  Accessory buildings; 

B.  Office buildings associated with permitted principal uses; 

C.  Watchman's quarters 

(Ord. No. 1134, § 1, 10-7-2015) 

18.39.040 - Conditional uses. 

Subject to the requirements of the conditional use standards and procedures of this title, the 
following uses may be permitted in the WCP district: 

A.  Commercial outside storage; 

B.  Processing of seafood where no more than two thousand square feet of gross floor space of 
structure is used for processing; 

C.  Fueling pier. 

(Ord. No. 1134, § 1, 10-7-2015) 

18.39.050 - Reserved. 

18.39.060 - Minimum lot requirements. 
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The following are the minimum lot requirements in the WCP district: 

A.  Lot width: Ninety feet 

B.  Lot area: Nine thousand square feet. 

(Ord. No. 1134, § 1, 10-7-2015) 

18.39.070 - Minimum yard requirements. 

The following are the minimum yard requirements in the WCP district: 

A.  Front yard: Fifteen feet 

B.  Side yard: Five feet 

C.  Rear yard: Five feet. 

(Ord. No. 1134, § 1, 10-7-2015) 

18.39.080 - Maximum height of buildings and structures. 

The following are the maximum heights of buildings and structures in the WCP district: 

A.  Principal buildings and structures: Thirty feet 

B.  Accessory buildings and structures: Twenty feet. 

(Ord. No. 1134, § 1, 10-7-2015) 

18.39.090 - Required off-street parking and loading. 

The requirements for off-street parking and loading in the WCP district shall be as set forth in 
Chapter 18.48. 

(Ord. No. 1134, § 1, 10-7-2015) 

18.39.100 - Signs. 

Signs may be allowed in the WCP district subject to the Uniform Sign Code and as set forth in 
Chapter 18.44. 

(Ord. No. 1134, § 1, 10-7-2015) 

18.39.110 - Reserved. 

18.39.120 - Reserved. 

18.39.130 - Site plan review. 

The development plan of any proposed development in the WCP district shall be subject to a site 
plan review conducted in accordance with Chapter 18.42. 

(Ord. No. 1134, § 1, 10-7-2015) 
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