
Agenda

Planning Commission - Title 49 Committee
City and Borough of Juneau

July 24, 2018
Assembly Chambers

5:30 PM
I. ROLL CALL

II. APPROVAL OF AGENDA

III. APPROVAL OF MINUTES

A. Draft Minutes - June 18, 2018 Title 49 Meeting

IV. AGENDA TOPICS

A. Alternative Residential Subdivision

V. COMMITTEE MEMBER COMMENTS AND QUESTIONS

VI. ADJOURNMENT
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Meeting Agenda of the City and Borough of Juneau 
Title 49 Committee of the Planning Commission 

 

Wednesday, June 18, 2018 
Community Development Department  

Large Conference Room, 12:00 pm 

 
Members Present: 
Nathaniel Dye, Paul Voelckers, Dan Miller, Michael Levine 
 
Members Absent: 
Carl Greene 
 
Staff Present:    
Laura Boyce (CDD Planner), Jill Maclean (CDD Director), Rob Palmer (CBJ Attorney), Beth McKibben (CDD 
Planning Manager), Laurel Bruggeman (CDD Planner), Marjorie Hamburger (CDD Admin) 
 
Public Present: 
Richard Harris (RH Development) 
 
I) Call to Order  

Meeting called to order at 12:04 pm. 
 
II) Approval of Minutes 

May 16, 2018 Draft Minutes 
 

MOTION: by Mr. Voelckers to approve the May 16, 2018 minutes  
 
The motion passed with no objection. 
 
III) Agenda Topics 
 

a) Unit Lot Subdivisions 
 

Ms. Boyce presented on a recorded condo plat for Sunset Meadows, a multi-family project by RH Development. 
The concept for this development is called “site condos”, which is a new concept in Alaska. Site Condos are a 
hybrid of a subdivision and a condo project. The proposal for Sunset Meadows came to the Planning 
Commission as a Conditional Use Permit. The units are to be sold individually but the underlying master parcel is 
owned by the condo association. However unlike what Juneau is familiar with, a small amount of land 
surrounding the condo goes with the ownership of unit. 
 
State law is clear that this arrangement qualifies as a subdivision, said Ms. Boyce. At issue is the fact that a 
condo plat is not reviewed by the local authority, i.e. CBJ, as a subdivision. Before committee members is the 
State’s recording of the plat. Ms. Boyce said staff seeks input from the committee about how to handle this new 
type of condo development. One area of concern is how the lot is assessed for taxation. How do we look at a 
parent lot versus unit lots?  
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Mr. Levine asked for clarification on the difference between unit lots and a normal subdivision.  Ms. Boyce said 
the parent multi-family parcel meets all code requirements. The smaller lots around each unit, called unit lots, 
would have different requirements. Mr. Levine asked if a new type of subdivision is being made. Yes, said Ms. 
Boyce, this is just a different type of development. Ms. McKibben said CBJ understands lots owned by 
homeownership but this is a new thing for the community. Mr. Levine asked if there are pros and cons for 
allowing this type of land ownership that should be discussed in order to think about how to make a path 
forward. Ms. Boyce said the city wants to review the pieces of land and insure they are being taxed 
appropriately. Health, safety, and welfare for the unit buyers need to be looked at as well. She proposed that 
covenants and restrictions for the homeowner association be reviewed through some sort of process so that 
buyers understand the expectations of what they can and cannot do on their unit lot. 
 
Mr. Voelckers said the definition says a unit lot is not a lot. Therefore, he said, he is having trouble 
understanding what is being created and what rights and limitations will there be for this type of lot in relation 
to a standard lot? He feels the need to first identify what it is; what rights belong to a buyer of this lot. 
 
Ms. McKibben said there is an appetite in the community to sell property in this way and CDD is trying to make a 
path forward. Mr. Levine said he can see both sides; it is appealing to own a little bit of property. Will this make 
financing easier, he asked? Yes, said Ms. Boyce. Mr. Levine said before the committee discusses all the specifics 
are there downsides or detrimental policy ramifications to making this happen that we should know about? Ms. 
Boyce repeated that this is a new concept of land ownership in Alaska, and it was adopted in Anchorage in 2017. 
Everything staff has thought of so far is in the packet of information. 
 
Mr. Miller said he wanted to hear from the applicant as to the benefits he sees in developing in this way. Mr. 
Miller said that in a condo plat you can reserve space for a particular unit. He thinks this could be done around 
each lot and this could possibly solve the problem if, in fact, there is one. Banks have been financing condos for 
a long time. Maybe we don’t need a new ordinance and in the condo plat just reserve space around every unit. 
He said he does not see maintenance easements. 
 
Mr. Harris said all we did was take the line of the condo unit outside the walls of the individual structures. 
However the parent lot is not divided and that is where the confusion is. On page one of the handout, under A.1. 
Purpose it says it is not a subdivision, it is a condo. Mr. Levine said that if different people own different parcels 
of land then it is a subdivision, according to what he understands. Mr. Harris said the land underneath is owned 
cooperatively by the Homeowners Association; the owners just have use. Mr. Levine said this is different from 
what we are reading. Mr. Harris said if you divide use of the lot that is a condo. Mr. Levine asked, if I buy a condo 
do I own the backyard? Mr. Harris said not in fee simple, that is the key word. You have use of the backyard, 
however.  
 
Mr. Dye said in regards to taxation, is each unit being taxed separately from the parent parcel? Ms. Boyce said 
the land would have a different value from the condo sitting above it. As we look at the project, we see 
individual pieces of land being sold and the remainder of the property under joint ownership. 
 
Mr. Voelckers pointed out that what Mr. Harris was saying was at odds from the staff report. He requested 
comments from Mr. Palmer. Mr. Palmer said he did not have the information needed to speak to specifics. But, 
he said, it is within the committee discretion to push the legislation proposed by staff. The general idea is for a 
condo to have specific usage of a piece of land. This will be a case precedent that the backyard piece goes with 
the condo unit. If the unit is sold, does that include the land? 
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Mr. Harris said the unit is separate from the land, the land is underneath. Homeowners do not own the land 
below 7 feet.  
 
Mr. Miller stated that he built boat condos and was required to dedicate a parking space in front of each unit. 
This was reserved land for each unit, in front of each unit. Everything else on the property was considered 
common. In the deed, he reserved a couple of extra spots for some units. How is that different than what Mr. 
Harris is doing on his condo development, although the land is not noted as reserved space? Mr. Miller thinks it 
could be considered the same type of thing. He said he is not sure if this unit lot subdivision applies if not 
wanted by Mr. Harris. What advantages are there for a developer to want to do this and how will it benefit the 
community, he asked? For tax announcements, is tax on the common area shown? 
 
Mr. Voelckers asked if there is an advantage for the bank or for financing. Mr. Harris said he does not see a 
banking advantage. There are lower condo dues for the homeowner because they manage maintenance outside 
the building walls. The owner gets use of that space and must maintain it.  
 
Mr. Levine asked why this is needed to accomplish a developer’s goal. Ms. Boyce said the piece of land is being 
sold with the unit and is assessed and taxed differently. Mr. Voelckers said he is not in agreement with this 
developer. Mr. Levine said it seems to him the condo and yard going with it is what is sold. Ignore the notion of 
7 feet down; the homeowner controls maintenance of the “cube” and the city gets to tax it. That would solve 
this problem, he said. 
 
Ms. Maclean asked structure plus land? Mr. Levine said no, it is sold as a condo with obligations to maintain the 
land outside. If it is sold as a cube, to include the land and the structure, then it is a subdivision. Ms. Maclean 
said you can have a regular subdivision with a homeowners association. 
 
Ms. Maclean offered some history on the project. Mr. Harris first proposed 4 multifamily structures on this site 
but came back to the Planning Commission asking to do individual units instead. The Commission said a new 
Conditional Use Permit was not necessary. When permits were issued last year they did not show individual lots 
as they do now. The State signed off on the condo plats; CBJ does not do this. Instead the situation came to 
CDD’s attention via the assessor’s office who wants to know how to tax this property. 
 
Mr. Dye said Mr. Harris is saying he is not selling the land. Where did this idea come from then, and does it 
matter? Mr. Harris said dealing with AHFC, the key to a site condo is the definition of the “cube”. It is owned 
within the lot. The cube owner does not own the sky above or the land below. The concept of the 7 feet below 
ground covers the maintenance of the utilities, which falls to the condo owner. 
 
Ms. McKibben said the owner is buying use of the space around the building, correct? And that is being 
recorded? When I buy a unit in the boat condos, I maintain the parking and have unique use of that land? Mr. 
Miller said yes, and this is recorded on the condo plat for that parking space. He said we need to see the 
declaration in order to decide this question. Calling it “reserved space” on the condo plat is the simplest way, he 
thinks. 
 
Mr. Levine said he agreed with Mr. Miller to address Mr. Harris’ situation. He now wonders what it takes to get 
from a whole piece of property to a subdivision. Somewhere between “fee simple” and “you don’t own it” there 
are a lot of property rights in question.  
 
Mr. Palmer said on the handout are definitions of subdivisions; our code follows the old rule that as long as 
ownership is above ground it is not a subdivision but anything touching land is. How do we allow permitting 
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regarding lot sizes and setbacks when a condo project has some division of land underneath it? A process with 
boundaries is needed, he said. 
 
Mr. Voelckers said he sides with Mr. Levine - keep it simple. The longstanding, old fashioned definition of a 
subdivision needs changing to allow exceptions rather than writing a new definition. Mr. Palmer said there is a 
problem with Alaska Statue which the city does not control versus CBJ code which we do. Mr. Voelckers pointed 
out that the only intent of the 7 feet depth indication is to fix whatever is wrong with the unit. It would not allow 
something like putting in a new foundation.  
 
Mr. Harris said he could have given a limited common-area definition and could have done it that way. Ms. 
Boyce said the difference is for the CBJ assessors. Regarding the parking space scenario, condo owners are not 
taxed for that space. Mr. Miller said the intent for Mr. Harris is this is just a condo. Mr. Levine said but it ends up 
being a condo with land. Not sure we can fix this simply, said Mr. Levine, because of the netherworld between 
what is and is not a subdivision.  
 
Mr. Miller said there are two things here, whether or not they apply to Mr. Harris’ development, which may be 
reasons to have a code like this as per Mr. Palmer’s comments. A developer trying to do a multifamily project 
with this concept, it would be easier to do if there were a code like this. There may be advantages for the future 
and this might be a separate question from does this apply to Mr. Harris’ property, which can just be a plat 
amendment.  
 
Mr. Harris said between the buildings there is not a property line; it is a unit boundary. All the same stuff for a 
condo development remains the same.  
 
Ms. McKibben said code allows for a multifamily development on one lot, not just one unit. That is why Mr. 
Harris did not have to come back to the Planning Commission previously. But we do not have a mechanism 
whereby we see homeowners’ documents. On the other hand, we do for Planned Unit Developments. Ms. 
McKibben wondered if the problem might be solved in this way. 
 
Mr. Harris said the declarations were written by attorneys. To him it feels like an eagle nest type of question, 
why have some local ordinance when State stuff is in place to review a project? Ms. Boyce said density is the 
issue. Mr. Harris said that declarations can be altered later. It seems a nightmare for a developer to have a CBJ 
review when this has already been done by the State. 
 
Mr. Levin asked what is recorded showing what I, as a condo buyer, own.  Mr. Harris said you would record Unit 
1, Sunset Meadows. Mr. Levine clarified asking if a unit is a box to include 7 feet below. Mr. Harris said yes. 
 
Mr. Dye asked what result is trying to be achieved. Mr. Voelckers said it seems like there are two different but 
related questions. He asked if Mr. Harris is selling units now and is he being constrained? Is there something 
immediate to reconcile here, asked Mr. Voelckers? Ms. Maclean said yes, at present some Temporary 
Certificates of Occupancy are issued with two people in the units and other earnest monies need to close. Mr. 
Harris said he has met every requirement and he opposes the city holding things up. We are doing what we 
believe is the right thing, he said. Mr. Voelckers asked Mr. Palmer if this has this triggered a subdivision. Mr. 
Palmer said in a legislative capacity to protect Mr. Harris, if this aspect happens we want to protect him from 
enforcement issues. Mr. Voelckers said the Committee is murky about what needs to be evaluated. He doesn’t 
want to put in some legislation to solve an unknown problem. His understanding is that staff’s reading is that 
this qualifies as a subdivision and so there is a need to stop to correct the process.  
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Mr. Levine said we don’t act as a body to fix one person’s issue. He wonders if it is worth the trouble to go 
through this, as triggered by this particular project which will be done before we get finished.  
 
Mr. Miller said one thing Mr. Harris mentioned is the unit boundary is outside the building and therefore he is 
able to keep condo dues lower. Mr. Miller said in his project the unit boundaries are inside the sheetrock and 
the building itself is within the condo association. By putting boundaries outside of the unit and keeping fees 
lower, this puts the onus of maintenance on the owner of the unit which he thinks is smart. Whether we can get 
to that with “reserved limited space” or get to it with this unit idea, Mr. Miller said he thinks this has to be 
answered by an attorney. He said he doesn’t know if we have to have this code to get there, and until that 
question is answered he thinks we should not do anything. Mr. Voelckers said it seems a good idea to draw this 
line outside of the sheetrock. He has not heard if there is a need to simply address terminology or to change 
code.  
 
Mr. Dye confirmed that all committee members were in agreement with making things easiest at present. Ms. 
Boyce suggested that the language from Anchorage is a way to get there, and she will do more research. Mr. 
Harris said this language says “subdivision” but he is not creating a subdivision. Mr. Levine said he agrees with 
the goals of the RH Development that keeping fees down is good; he requests staff to figure out the CBJ side of 
the issue. Mr. Levine thanked Mr. Harris for coming in and helping to educate the commissioners. 
 
Ms. McKibben asked what happens if an owner fails to maintain the yard? Mr. Harris said the Homeowners 
Association can file liens if property is not kept up and can take over maintenance. Mr. Voelckers asked if there 
are limits to what can be added outside the walls.  Mr. Harris said yes, this is stated in the Homeowners 
Agreement.   
 
The Committee reviewed what is on their to-do plate: 

 Nonconforming 

 Stub streets 

 Common wall 

 Canopies 

 Urban agriculture 
 
Ms. Maclean said staff needs time to organize the priorities. 
 
IV) Next Meeting  

 
Monday, July 16, 12:00 pm.  
 

 
VI)  Adjournment  

 
The meeting adjourned at 1:02 pm. 
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July 20, 2018 

 
MEMO 

To: Nathaniel Dye, Chair Title 49 Committee 

From: Jill Maclean, AICP, Director  
 Community Development Department 

RE:  Alternative Residential Subdivision Draft Ordinance 

Background 

The Alternative Residential Subdivision (ARS) ordinance, also sometimes referred to as “unit lot 
subdivisions”, is designed to provide reasonable minimum standards and procedures for small-lot 
residential communities in which all or some of the lots do not substantially conform to the minimum 
requirements for a traditional subdivided lot. The ARS is intended to provide a housing option to allow 
dwellings on small-lots to be conveyed by long-term leases, less than fee-simple ownership, or fee-
simple ownership, including condominium and other common-interest communities.  
 
The ARS allows for the ability to develop a range of housing options that are not available today, while 
at the same time encourage developments that are in harmony with the surrounding area. Such 
development possibilities include infill development, tiny houses, and cottage-size housing.  

Recommendation: 

Staff recommends that the Title 49 committee favorably recommend the ARS draft ordinance to the 
Planning Commission for review.  

Attached 

Comparison of Planned Unit Development and Alternative Residential Subdivision  
Draft Alternative Residential Subdivision Ordinance 
Planned Unit Development Ordinance Excerpt from Title 49  
Letter, S. Ciambor, Chief Housing Officer dated July 12, 2018 
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COMPARISON OF PLANDED UNIT DEVELOPMENT vs ALTERNATIVE RESIDENTIAL SUBDIVISION 
 PUD (49.15.600) ARS (proposed 49.15.900) NOTES 

Purpose The general purpose of the planned unit development 
code is to permit flexibility in the regulation and use of 
land in order to promote its most appropriate use; to 
facilitate the adequate and economical provisions of 
streets and utilities; to preserve the natural and scenic 
qualities of open space; and to encourage, consistent 
with the goals and objectives of the comprehensive 
plan, residential developments that are planned, 
designed and developed to function as integral units. 
The specific purposes of the planned unit 
development code are to… 

The general purpose of this article is to provide 
reasonable minimum standards and procedures for 
small-lot, including small-site, residential 
communities in which the lots or sites do not 
conform to the minimum requirements for a 
traditional subdivided lot. The specific purpose of this 
article is to permit flexibility in the regulation and use 
of land in order to promote its most appropriate use 
for small-lot residential communities; to encourage 
residential developments that are planned, designed 
and developed to function as integral units with 
common facilities; to encourage developments that 
provide different types of housing options; to 
encourage development of quality affordable 
housing; to facilitate the adequate and economical 
provisions of access and utilities; and to encourage 
developments that are in harmony with the 
surrounding area 

Main distinctions: 
 
PUD allows for commercial in residential 
zoning districts – mixed uses 
 
ARS will allow only for residential 
 
Open Space: 
PUD is 30% and 40% depending on zoning 
district; 
ARS is a range  
 
 

Zoning Districts  RR, D1, D3, D5, D10SF, D10, D15, D18, LC RR, D1, D3, D5, D10SF, D10, D15, D18, LC  ARS is not permissible in commercial 
districts except LC; PUD is permitted in LC, 
but no other commercial districts; neither 
are permissible in industrial zoning districts 

Minimum Site Size (parent 
lot) 

2 acres in D10SF, D10, D15, D18, LC 
3 acres in RR, D1, D3, D5 

2 acres in D10SF, D10, D15, D18, LC 
3 acres in RR, D1, D3, D5 

Same. The lot size restrictions proposed for 
ARS to help ensure that enough dwellings 
are constructed to make the HOA successful; 
a minimum number of dwellings is needed 
to make maintaining the road/drive, utilities 
feasible 

Lot Size (lots created within 
the parent lot) 

No required minimum lot size within PUD; lot sizes 
established as part of the preliminary plan approval 

There is no minimum size for subdivided small-lots  

Zoning District / Dimensional The standards applicable to a planned unit The minimum lot dimensions, lot coverage,  
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Standards development shall be those of the underlying zoning 
district except as provided in this section… 
 

vegetative coverage, and setbacks shall be applied to 
the parent lot and not the subdivided small-lots. 
There is no minimum size for subdivided small-lots 

Density Number of dwelling units permitted in the 
development shall be calculated by multiplying the 
maximum number of dwelling units per gross acre 
permitted in the underlying zoning district by the 
number of acres in the planned unit development and 
rounding to the nearest whole number 

The number of dwelling units permitted in the 
development shall be calculated by multiplying the 
maximum number of dwelling units per gross acre 
permitted in the underlying zoning district by the 
number of acres in the alternative residential 
subdivision and rounding to the nearest whole 
number 

 

Density Bonus  Total bonus shall not exceed 15% of the density Total bonus shall not exceed  15%; 
 
 

Refer to 49.15.670 (g) PUDs; 
and 
49.15.920(3) 

Building Height / Spacing No structure shall exceed 35 feet in height;  
 
Each dwelling structure must be located at least ten 
feet from any other dwelling unless structurally 
attached thereto (common wall) 

35 feet in height  

Open Space Minimum  30% required D10SF, D10, D15, D18, LC 
40% required RR, D1, D3, D5 
 
70% of the required open space must be contiguous 
regardless of zoning district 

25% in the RR and D1 zoning districts; 
20 % in the D5 and D10 zoning districts;  
15% in the D10SF district 
 
Open space must be permanently protected in 
perpetuity and may not be further developed 

In lieu of the open space requirement in 
D15, D18 and LC, a vegetated buffer and 
connectivity to open space, e.g. trails, is 
important 

Perimeter Buffer There shall be a buffer of no less than 25 feet between 
the exterior boundary of the planned unit 
development and the nearest structure, road, or 
parking area within the development, unless the 
development includes a perimeter of transitional lots 
meeting the minimum dimensional standards in the 
zoning district. No building structures or parking areas 
may be located within the perimeter buffer 

There shall be a vegetated perimeter buffer within 
the boundaries of parent lot. The buffer shall be 
vegetated or may be partially vegetated if the 
commission requires non-vegetated screening. The 
commission shall determine the width and type of 
vegetated perimeter buffer upon considering, but not 
limited to, the following factors: location of the 
subdivision structures and uses therein, the access, 
and parking areas; the location and type of off-site 
uses or development; topography; and the presence 

The “shall” in the PUD language has limited 
the use / effectiveness of the PUD; the more 
discretionary standard of the ARS provides 
for precision buffers to protect the existing 
neighborhoods and providing a better 
transition from lower density 
development/neighborhoods to the 
potential ARS developments 
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of existing visual and sound buffers. No parking areas 
or dwelling units may be located within the perimeter 
buffer 

Uses The uses allowed in the underlying zoning district, 
according to section 49.25.300, table of permissible 
uses, are permitted in all planned unit developments. 
The following additional uses are permitted in a 
residential planned unit development:  
(1) A mixture of single-family, two-family, and 
multifamily housing; and  
(2) A recreational facility or a planned unit 
development community center 

Residential only; based upon underlying uses 
permissible in the zoning district e.g. single-family in 
RR, D1, D3, D5, D10SF; single- and multi-family in 
D10, D15, D18, LC 

 

Accessory Uses N/A Accessory structures e.g. garage, carport, shed 
permissible; 
Accessory apartment not permissible except on 
standard sized lots (if any) 

HOAs make the use of accessory apartments 
complex – how are fees assigned if 
accessory apartments are added later? 

Access  Development shall have access to a public right-of-
way. PUD which adjoins undeveloped land shall 
provide for a right-of-way between the undeveloped 
land and an existing public right-of-way, where 
appropriate 
 
Access to each dwelling unit shall be via a public right-
of-way or a private street or pedestrian way owned by 
the individual property owner or in common planned 
unit development ownership 

The parent lot shall front on and be accessed by a 
publically maintained right-of-way. Access within the 
development may be exempted from 49.35 and be 
privately owned and maintained if it complies with 
the following requirements… 

Refer to 49.15.920 (f) 

Parking Standards in chapter 49.40, access, parking, and traffic 
apply except as provided in this section; 
 
In a residential planned unit development, common 
parking and maneuvering areas shall be set back at 
least 25 feet from any point on the exterior boundary 
of the planned unit development and from any 
boundary of a phase not contiguous with a completed 

Each dwelling unit shall comply with the minimum 
parking requirements set forth in 49.40, which may 
be located on the small-lot or on the parent lot. 
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phase. A landscaped yard of at least ten feet shall be 
provided between a common parking area and a lot 
line within the planned unit development 

Homeowners’ Association Refer to 49.15.640   
 
Review Process 49.15.620 (PUD process) 49.15.920 (refer to draft ordinance)  
Approval Process PC (Refer to 49.15.630) PC (Refer to 49.15.930)  
Phased Development Phasing allowed. An applicant may develop a planned 

unit development in phases, provided the initial 
application includes a preliminary development plan 
sufficient to assess the cumulative effects of the entire 
planned unit development on the neighborhood and 
the environment according to the standards in 
subsection 49.15.630(b)(5) 

Phasing allowed. An applicant may develop an 
alternative residential subdivision in phases, provided 
the initial application includes a preliminary 
development plan sufficient to assess the cumulative 
effects of the entire alternative residential 
subdivision on the neighborhood and the 
environment according to the standards in subsection 
49.15.930(b)(5) 

 

 

Packet Page 11 of 33

https://library.municode.com/ak/juneau/codes/code_of_ordinances?nodeId=PTIICOOR_TIT49LAUS_CH49.15PE_ARTVIPLUNDE_49.15.630PRPLUNDEPLAP


 

 Page 1 of 14  Ord. 2018-41 cdd v8 
 

 

 

  

1 

2 

3 

4 

5 

6 

7 

8 

9 

10 

11 

12 

13 

14 

15 

16 

17 

18 

19 

20 

21 

22 

23 

24   

25   

 

 

 

 Presented by:  
 Introduced:  
 Drafted by:  
 

ORDINANCE OF THE CITY AND BOROUGH OF JUNEAU, ALASKA 

Serial No. 2018-41 

An Ordinance Amending the Land Use Code Relating to Subdivisions. 
 

BE IT ENACTED BY THE ASSEMBLY OF THE CITY AND BOROUGH OF JUNEAU, ALASKA: 

 Section 1. Classification. This ordinance is of a general and permanent nature and 

shall become a part of the City and Borough of Juneau Municipal Code.  

 

Section 2. Amendment of Chapter.  Title 49, Chapter 15 is amended to by adding 

a new article IX to read: 

ARTICLE IX. ALTERNATIVE RESIDENTIAL SUBDIVISIONS 

49.15.900 Purpose. 

The general purpose of this article is to provide reasonable minimum standards and 

procedures for small-lot residential communities in which all or some of the lots do not 

substantially conform to the minimum requirements for a traditional subdivided lot. This 

article would provide a housing option to allow dwellings on small-lots to be conveyed by long-

term leases, less than fee-simple ownership, or fee-simple ownership, including condominium 

and other common-interest communities. The specific purpose of this article is to permit 

flexibility in the regulation and use of land in order to promote its most appropriate use for 

small-lot residential communities; to encourage residential developments that are planned, 

designed and developed to function as integral units with common facilities; to encourage 
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developments that provide different types of housing options; to encourage development of 

quality affordable housing; to facilitate the adequate and economical provisions of access and 

utilities; and to encourage developments that are in harmony with the surrounding area. 

 

49.15.910 Application. 

The provisions of this article apply when a parent lot is subdivided into developable small-lots.   

 

49.15.920 General provisions. 

(a) General. The requirements of this title apply except as provided in this article. 

(b) Zoning districts. An alternative residential subdivision is only allowed in the following 

zoning districts: RR, D-1, D-3, D-5, D-10SF, D-10, D-15, D-18, and LC.  

 (c) Parent lot size. The parent lot shall have a minimum size of at least 3.0 acres in the RR, 

D-1, D-3, and D-5 acres and at least 2.0 acres in D-10SF, D-10, D-15, D-18, and LC zoning 

districts.  

(d) Dimensional standards. The minimum lot dimensions, lot coverage, vegetative coverage, 

and setbacks shall be applied to the parent lot and not the subdivided small-lots. There is no 

minimum size for subdivided small-lots.  

(e) Density.  

(1)  The number of dwelling units permitted in the development shall be calculated by 

multiplying the maximum number of dwelling units per gross acre permitted in the 

underlying zoning district by the number of acres in the alternative residential subdivision 

and rounding to the nearest whole number.  
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(2)  Land and water bodies used in calculating allowable density shall be delineated on 

the preliminary and final plans in a manner allowing confirmation of acreage and density 

computations.  

(3)  The commission may award a density bonus as an incentive to add enhancements to 

the development. The total bonus shall not exceed 15 percent of the density provided in 

subsection (e)(1) of this section and rounded to the nearest whole number and shall be the 

sum of individual density bonuses of up to:  

(A)  One percent for each ten percent increment of common open space in excess of 

that required to a maximum bonus of five percent for open space in excess of that 

required;  

(B)   Three percent for a continuous setback of greater than 50 feet, designated in 

the plan as undisturbed open space along important natural water bodies, including 

anadromous fish streams, lakes, and wetlands;  

(C)   Five percent for a mixture of housing units, at least 15 percent of which are 

designed for purchase via a monthly mortgage payment of no more than 30 percent 

of the median income in the City and Borough, as calculated by the Alaska 

Department of Labor; 

(D)  Five percent for excellence in siting, design, landscaping, and provision of 

common facilities and additional amenities that provide an unusual enhancement 

to the general area;   

(E)  Five percent for dedication of a public right-of-way accessible to all small-lots 

consistent with Chapter 49.35;  
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(F)  Five percent for providing pedestrian or bicycle pathways to facilitate 

movement within the development and to ensure non-vehicular access to common 

open space, common facilities and to public services; and 

(G)  Five percent for separating dwelling structures by at least 10 feet. 

(4)  A density bonus may be limited or denied to avoid the creation of:  

(A)  Inconvenient or unsafe access to the development;  

(B)  Unreasonable adverse effects on adjacent property;  

(C)  Traffic congestion in the streets adjoining the development; or  

(D)  An excessive burden on sewer, water, parks, recreational facilities, schools or 

other existing or proposed public facilities. 

(f) Frontage and access. The parent lot shall front on and be accessed by a publically 

maintained right-of-way. Access within the development may be exempted from 49.35 and be 

privately owned and maintained if it complies with the following requirements: 

 (1) The access shall be located completely on the parent lot; 

 (2) The access does not endanger public safety or welfare; 

 (3) The access complies with or can be improved to comply with the emergency service 

access requirements of CBJ 19.10; 

 (4) Access within the urban service boundary is paved. For access outside the urban 

service boundary, the portion of the access in the right-of-way or the first 20 feet from the edge 

of the public roadway shall be paved, whichever length is greater; 

 (5) The developer submits adequate evidence that upon approval of the development, a 

homeowners association will be formed, can obtain liability insurance, and is solely responsible 

for maintaining the private access—including winter maintenance; and 
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 (6) The alternative residential subdivision does not abut a parcel that lacks alternative 

and practical frontage on a publically maintained right-of-way. 

 (g)  Utilities. An alternative subdivision is required to connect each dwelling unit to public 

sewer and water. A master meter for water shall be installed by the developer.  

(h)  Parking. Parking required for each dwelling unit may be located on either the parent lot 

or the small-lot. 

(i) Open Space. Open space is required as follows: 25 percent in the RR and D-1 zoning 

districts; 20 percent in the D-5 and D-10 zoning districts; 15 percent in the D10SF district. The 

open space must be usable. Open space is not required in the D-15, D-18, or LC zoning districts. 

 (j) Buffer. There shall be a vegetated perimeter buffer within the boundaries of parent lot. 

The buffer shall be vegetated or may be partially vegetated if the commission requires non-

vegetated screening. The commission shall determine the width and type of vegetated 

perimeter buffer upon considering, but not limited to, the following factors: location of the 

subdivision structures and uses therein, the access, and parking areas; the location and type of 

off-site uses or development; topography; and the presence of existing visual and sound buffers. 

No parking areas or dwelling units may be located within the perimeter buffer.  

(k) Parent lot. Portions of the parent lot not subdivided into small-lots shall be owned in 

common by the owners of the individual small-lots or by a homeowners association comprised of 

the owners of the individual small-lots located within the parent lot. 

(l) Stormwater management. Facilities for the control and disposal of stormwater must be 

adequate to serve the development and areas draining through the development. Management 

shall be in accordance with the Stormwater Best Management Practices manual. Where 

appropriate, natural drainage channels, swales, or other similar areas within the common open 
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space may be used for stormwater management at the development. The developer shall 

provide the CBJ Engineering and Public Works Department with an evaluation of offsite 

drainage outfalls for the additional runoff contributed by the alternative residential 

subdivision. The commission may require construction of offsite drainage improvements 

necessary to accommodate additional runoff from the development.  

(m) Permitted uses. No primary uses are permitted on the parent lot except a recreational 

center or community facility. Consistent with the Table of Permissible Uses, 49.25.300, only 

residential uses and associated accessory structures are allowed on the small-lots. Accessory 

dwelling units are prohibited on the parent lot and on any small-lots. Home occupations are 

permissible on the small-lots. If an alternative residential subdivision creates a lot that 

complies with the Table of Dimensional Standards, 49.25.400, for the underlying zoning 

district, the accessory dwelling unit prohibition of this subsection does not apply. 

(n)  Street sign. A street sign is required. The developer shall install a street sign provided 

by the City and Borough of Juneau at the developer’s expense. The director shall determine the 

type of street sign—addresses or street name—upon considering public health, safety, and 

welfare given the size of the subdivision. 

(o)  Mailboxes. Upon consultation with the United States Postal Service, the director shall 

determine the placement location of mailboxes. The director may require additional 

improvements and design changes to enable efficient mail delivery and to minimize traffic 

interferences and compliance with CBJ standard details. 

 

49.15.920 Alternative Residential Subdivision Review Process.  
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(a)   General procedure. A proposed alternative residential subdivision shall be reviewed 

according to the requirements of section 49.15.330, conditional use permit, and in the case of 

an application proposing a change in the number or boundaries of small-lots, section 

49.15.402, major subdivisions, except as otherwise provided in this article. Approval shall be 

a two-step process, preliminary plan approval and final plan approval. In cases involving a 

change in the number or boundaries of small-lots, the preliminary and final plat submissions 

required by section 49.14.430 shall be included with the preliminary and final plan 

submissions required by this chapter.  

(b)   Preapplication conference. Prior to submission of an application, the director shall 

conduct an informal preapplication conference with the developer to discuss the proposed 

alternative residential subdivision. The purpose of the preapplication conference shall be to 

exchange general and preliminary information and to identify potential issues. The developer 

may discuss project plans and the director may provide an informal assessment of project 

permit eligibility, but no statement made by either party shall be regarded as binding, and 

the result of the conference shall not constitute preliminary approval by the department. The 

conference shall include a discussion of the zoning, size, topography, accessibility, and 

adjacent uses of the development site; the uses, density and layout of buildings, parking 

areas, the open space and landscaping proposed for the development; the common facilities; 

provision of utilities, including solid waste and recycling collection; the access, the vehicle and 

pedestrian circulation, and winter maintenance including snow removal locations; the 

development schedule and the alternative residential subdivision permit procedures. The 

developer shall provide a sketch of the proposed alternative residential subdivision.  
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 49.15.930 - Preliminary alternative residential subdivision plan approval.  

(a)  Application. The developer shall submit to the department one copy of a complete 

alternative residential subdivision application, which shall include an application form, the 

required fee, any information required in subsection 49.15.430(1), the information required by 

this section, and any other information specified by the director.  

(b)  Required submissions. The application shall include the following material:  

(1)  Ownership. The application shall identify, and shall be signed by or upon, the 

included written authorization of, all owners, lessees, and optionees of land within the 

boundaries of all phases of the alternative residential subdivision.  

(2)  Preliminary development plan. The application shall include a preliminary 

development plan, explaining how the proposed alternative residential subdivision will 

achieve the purposes set forth in section 49.15.900. The preliminary development plan 

shall summarize the different land uses proposed, including the amount of land for 

housing, common open space, buffer, access, and parking; the number and types of housing 

units and proposed density; the natural features to be protected and hazards to be avoided; 

and the public, if any, and private services to be provided.  

(3)  Design. The application shall describe the design of the alternative residential 

subdivision, with particular attention to building massing, color, and architectural 

features; the layout of buildings, parking, and access; provision of utilities including 

drainage and trash collection; provision of winter maintenance for access and parking 

areas; and the circulation of traffic and pedestrians.  
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(4)  Common open space, facilities, and general landscaping. The preliminary plat shall 

show and describe improved and undisturbed common open space, buffers, and 

landscaping.  

(5)  Description of phased development. The preliminary development plan for a phased 

alternative residential subdivision shall include:  

(A)  A drawing and development schedule for each phase and for the entire 

alternative residential subdivision;  

(B)  The size and general location of proposed land uses for each phase at a 

projected level of density;  

(C)  A description of the access connecting all the phases and where they will 

connect at the alternative residential subdivision boundaries;  

(D)  A description of how the developer will address the cumulative impacts of the 

phased development on the neighborhood and the natural environment;  

(E)  A description of the overall design theme unifying the phases;   

(F)  An analysis of how each phase in the project will meet the requirements of 

subsection 49.15.950(b); and 

(G)    A sketch plat consistent with 49.15.410.  

(c)  Department review. The director shall advise the developer whether the alternative 

residential subdivision application is complete, and, if not, what the developer must do to make 

it complete. Within 45 days after determining an application is complete, the director shall 

schedule the preliminary plan for a public hearing before the commission. The director shall 

give notice to the developer and the public according to section 49.15.230.  
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(d)  Commission action. The commission may approve an alternative residential subdivision 

preliminary plan if it meets the requirements of section 49.15.330 and:  

(1)  The design effectively provides for clustered buildings or housing;  

(2)  The development protects natural features and avoids natural hazards by reserving 

them as undisturbed open space;  

(3)  The development is consistent with the land use code;  

(4)  The development incorporates boundary buffers sufficient to minimize off-site 

impacts of the subdivision and to maximize harmony with the neighborhood; 

(5)  Utilities proposed for connection to the City and Borough system meet City and 

Borough standards, and all others are consistent with sound engineering practices, as 

determined by the City and Borough Engineering and Public Works Department;  

(6)  The configuration of the development provides for economy and efficiency in utilities, 

housing construction, access, parking and circulation;  

(7)  If the approval is for a phased development, that each phase is consistent with the 

preliminary development plan and design of the entire alternative residential subdivision; 

and  

(8)  Adequately addresses the cumulative impacts of the phased development on the 

neighborhood and the natural environment.  

(e)  Expiration. Approval of a preliminary plan shall expire 18 months after the commission 

notice of decision unless a final plan for the entire project or, in the case of a phased 

development, the first phase thereof, is submitted to the department for commission action. An 

application for extension of a preliminary plan shall be according to section 49.15.250, 

development permit extension.  
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49.15.940 - Final alternative residential subdivision plan approval.  

(a)  Application. Upon completion of all conditions of the preliminary plan, the developer shall 

submit an application, fee, and a final plan for commission approval.  

(b)  Homeowners' association.  The formation of a homeowners’ association, or similar entity, 

is required.  

(1)  The articles of incorporation and bylaws of the homeowners' association, required 

under A.S. 34.08 or this chapter, shall be prepared by a lawyer licensed to practice in the 

state.  

(2)   The homeowners’ association shall be responsible for the open space, water and 

sewer utilities, and stormwater control features and drainages. The association documents 

shall specify how any other common facilities shall be operated and maintained. The 

documents shall require homeowners to pay periodic assessments for the operation, 

maintenance and repair of common facilities. The documents shall require that the 

governing body of the association adequately maintain common facilities.  

(3)  If the alternative residential subdivision is phased, the association documents shall 

specify how the cost to build, operate, and maintain improved common open space and 

common facilities shall be apportioned among homeowners of the initial phase and 

homeowners of later phases.  

(4)  The homeowners' association documents shall be recorded with the approved final 

plat, as required by state law, or both.  

(c)  Commission action. The commission may approve the final plan if it substantially 

conforms to the approved preliminary plan and all requirements of this article.  
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(d)  Expiration. An approved final plan shall expire 18 months after recording if the applicant 

fails to obtain an associated building permit and make substantial construction progress. An 

application for extension of a final plan shall be according to section 49.15.250, development 

permit extension.  

 

49.15.950 - Phased development.  

(a)  Phasing allowed. An applicant may develop an alternative residential subdivision in 

phases, provided the initial application includes a preliminary development plan sufficient to 

assess the cumulative effects of the entire alternative residential subdivision on the 

neighborhood and the environment according to the standards in subsection 49.15.930(b)(5).  

(b)  Completion of an individual phase. Each phase shall be so designed and implemented 

that, when considered with reference to any previously constructed phases but without 

reference to any subsequent phases, it meets the design and density standards applicable to 

the entire alternative residential subdivision. Construction and completion of open space and 

common facilities serving each phase in a alternative residential subdivision shall proceed at a 

rate no slower than that of other structures in that phase. No phase shall be eligible for final 

plan approval until all components of all preceding phases are substantially complete.  

(c)  Standards for phases. Each phase of an alternative residential subdivision shall be 

reviewed according to the provisions of this chapter then current. Each phase of an alternative 

residential subdivision shall maintain design continuity with earlier phases. At no point during 

a phased development shall the cumulative density exceed that established in the approved 

preliminary plan.  
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49.15.960 - Amendments to approved alternative residential subdivision plan.  

(a)  Request for amendment. The developer of an alternative residential subdivision may 

request an amendment to an approved preliminary or final alternative residential subdivision 

plan. The request shall state the reasons for the amendment and shall be submitted in writing 

to the director, who shall inform the developer within 15 days whether the request shall be 

processed as a minor amendment or major amendment.  

(b)  Minor amendment. A minor amendment may be submitted without a filing fee and may 

be approved by the director. For purposes of this section, a minor amendment is a change 

consistent with the conditions of the original plan approval, the general character of the overall 

alternative residential subdivision, and the criteria set out in subsection 49.15.930(d), and 

would result in:  

(1)  Insignificant change in the outward appearance of the development;  

(2)  Insignificant impacts on surrounding properties;  

(3)  Insignificant modification in the location or siting of buildings or open space;  

(4)  No reduction in the number of parking spaces below that required;  

(5)  A delay of no more than one year in the construction or completion schedule for the 

project or, in the case of a phased project, the phase for which the amendment is requested.  

(c)  Major amendment. All other amendments shall be reviewed by the commission upon 

payment of a filing fee and in accordance with the requirements of the original plan approval. 

  

Section 3. Amendment of Section.  49.80.100, Fees For Land Use Actions, is 

amended by adding a new fee for Alternative Residential Subdivisions to read: 

49.80.100(8) 
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*** 

(G) Alternative Residential Subdivision. 

  (i) Preliminary plan application approval, $400.00 plus $80.00 per residential 

unit; 

 (ii) Final Plan approval, $300.00 plus $60.00 per residential unit. 

 

Section 4. Amendment of Section.  49.80.120, Definitions, is amended by adding a 

new definition to read: 

 Parent lot: means the original lot from which small-lots are created through an 

alternative residential subdivision.  

Small-lot: means any lot, site, parcel, unit-site, and similar geographically defined 

property that is created through an alternative residential subdivision and that is substantially 

smaller than the minimum lot size required for the zoning district. 

 

Section 5. Effective Date. This ordinance shall be effective 30 days after its 

adoption.  

 Adopted this ________ day of _______________________, 2017.  

 

   
      Kendell D. Koelsch, Mayor 
Attest: 
 
 
  
 Laurie J. Sica, Municipal Clerk 
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ARTICLE VI. - PLANNED UNIT DEVELOPMENTS  

49.15.600 - Purpose.  

The general purpose of the planned unit development code is to permit flexibility in the regulation 
and use of land in order to promote its most appropriate use; to facilitate the adequate and economical 
provisions of streets and utilities; to preserve the natural and scenic qualities of open space; and to 
encourage, consistent with the goals and objectives of the comprehensive plan, residential developments 
that are planned, designed and developed to function as integral units. The specific purposes of the 
planned unit development code are to:  

(a)  Encourage uses of land that are efficient, aesthetic, in harmony with the surrounding area, and 
consistent with the comprehensive plan and available public services;  

(b)  Encourage innovation in site design and building layout, pedestrian and vehicular circulation, 
parking facilities and streets, configuration and use of open space, and mixing of housing types 
and compatible land uses;  

(c)  Encourage economy and efficiency in common facilities;  

(d)  Preserve and protect natural features, streams, lakes, wetlands, natural drainage channels, 
vegetation, and vistas;  

(e)  Avoid avalanche, landslide, and flood hazard areas; and  

(f)  Encourage development of quality housing at a reasonable price.  

(Serial No. 97-12, § 2, 1997) 

49.15.610 - General provisions.  

(a)  Zoning districts. A residential planned unit development is allowed in zoning districts RR, D-1, D-3, 
D-5, D-10 SF, D-10, D-15, D-18, and LC.  

(b)  Permitted uses. The uses allowed in the underlying zoning district, according to section 49.25.300, 
table of permissible uses, are permitted in all planned unit developments. The following additional 
uses are permitted in a residential planned unit development:  

(1)  A mixture of single-family, two-family, and multifamily housing; and  

(2)  A recreational facility or a planned unit development community center.  

(Serial No. 97-12, § 2, 1997; Serial No. 2007-39, § 2, 6-25-2007, eff. 6-25-2007) 

49.15.620 - Planned unit development review process.  

(a)  General procedure. A proposed planned unit development shall be reviewed according to the 
requirements of section 49.15.330, conditional use permit, and in the case of an application 
proposing a change in the number or boundaries of lots, section 49.15.402, major subdivisions, 
except as otherwise provided in this article. Approval shall be a two-step process, preliminary plan 
approval and final plan approval. In cases involving a change in the number or boundaries of lots, 
the preliminary and final plat submissions required by section 49.14.430 shall be included with the 
preliminary and final plan submissions required by this chapter.  

(b)  Preapplication conference. Prior to submission of an application, the director shall conduct an 
informal preapplication conference with the developer to discuss the proposed planned unit 
development. The purpose of the preapplication conference shall be to exchange general and 
preliminary information and to identify potential issues. The developer may discuss project plans and 
the director may provide an informal assessment of project permit eligibility, but no statement made 
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by either party shall be regarded as binding, and the result of the conference shall not constitute 
preliminary approval by the department. The conference shall include a discussion of the zoning, 
size, topography, accessibility, and adjacent uses of the development site; the uses, density and 
layout of buildings, parking areas, the open space and landscaping proposed for the development; 
the common facilities; the street layout and the vehicle and pedestrian circulation; the development 
schedule and the planned unit development permit procedures. The developer shall provide a sketch 
of the proposed planned unit development.  

(Serial No. 97-12, § 2, 1997) 

49.15.630 - Preliminary planned unit development plan approval.  

(a)  Application. The developer shall submit to the department one copy of a complete planned unit 
development application, which shall include an application form, the required fee, any information 
required in subsection 49.15.430(1), the information required by this section, and any other 
information specified by the director.  

(b)  Required submissions. The application shall include the following material:  

(1)  Ownership. The application shall identify, and shall be signed by or upon, the included written 
authorization of, all owners, lessees, and optionees of land within the boundaries of all phases 
of the planned unit development.  

(2)  Preliminary development plan. The application shall include a preliminary development plan, 
explaining how the proposed planned unit development will achieve the purposes set forth in 
section 49.15.600. The preliminary development plan shall summarize the different land uses 
proposed, including the amount of land for housing, common open space, streets, and parking; 
the number and types of housing units and proposed density; the natural features to be 
protected and hazards to be avoided; and the public and private services to be provided.  

(3)  Design. The application shall describe the design of the planned unit development, with 
particular attention to building massing, color, and architectural features; the layout of buildings, 
parking, and streets; and the circulation of traffic and pedestrians.  

(4)  Common open space, facilities, and general landscaping. The preliminary plat shall show and 
describe improved and undisturbed common open space.  

(5)  Description of phased development. The preliminary development plan for a phased planned 
unit development shall include:  

(A)  A drawing and development schedule for each phase and for the entire planned unit 
development;  

(B)  The size and general location of proposed land uses for each phase at a projected level of 
density;  

(C)  A description of the streets connecting all the phases and where they will connect at the 
planned unit development boundaries;  

(D)  A description of how the developer will address the cumulative impacts of the phased 
development on the neighborhood and the natural environment;  

(E)  A description of the overall design theme unifying the phases; and  

(F)  An analysis of how each phase in the project will meet the requirements of subsection 
49.15.650(b).  

(c)  Department review. The director shall advise the developer whether the planned unit development 
application is complete, and, if not, what the developer must do to make it complete. Within 45 days 
after determining an application is complete, the director shall schedule the preliminary plan for a 
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public hearing before the commission. The director shall give notice to the developer and the public 
according to section 49.15.230.  

(d)  Commission action. The commission shall approve a planned unit development preliminary plan if it 
meets the requirements of section 49.15.330 and:  

(1)  The design effectively provides for clustered buildings, mixed uses, or mixed housing types;  

(2)  The development protects natural features and avoids natural hazards by reserving them as 
undisturbed open space;  

(3)  The development is consistent with the land use code;  

(4)  The development incorporates boundary buffers sufficient to separate adjacent property from 
dissimilar uses;  

(5)  Utilities proposed for connection to the City and Borough system meet City and Borough 
standards, and all others are consistent with sound engineering practices, as determined by the 
City and Borough engineering department;  

(6)  The configuration of the development provides for economy and efficiency in utilities, housing 
construction, streets, parking and circulation;  

(7)  If the approval is for a phased development, that each phase is consistent with the preliminary 
development plan and design of the entire planned unit development; and  

(8)  Adequately addresses the cumulative impacts of the phased development on the neighborhood 
and the natural environment.  

(e)  Expiration. Approval of a preliminary plan shall expire 18 months after the commission notice of 
decision unless a final plan for the entire project or, in the case of a phased development, the first 
phase thereof, is submitted to the department for commission action. An application for extension of 
a preliminary plan shall be according to section 49.15.250, development permit extension.  

(Serial No. 97-12, § 2, 1997) 

49.15.640 - Final planned unit development plan approval.  

(a)  Application. Upon completion of all conditions of the preliminary plan, the developer shall submit an 
application, fee, and a final plan for commission approval.  

(b)  Homeowners' association.  

(1)  The articles of incorporation and bylaws of the homeowners' association, required under AS 
34.08, or this chapter, shall be prepared by a lawyer licensed to practice in the state.  

(2)  The association documents shall specify how common facilities shall be operated and 
maintained. The documents shall require homeowners to pay periodic assessments for the 
operation, snow removal, maintenance and repair of common facilities. The documents shall 
require that the governing body of the association adequately maintain common facilities.  

(3)  If planned unit development utilities or streets are not accepted for maintenance by the City 
and Borough, the homeowners' association documents shall clearly indicate that a special 
assessment may be levied in the future for extraordinary repairs or to perform necessary work 
in order to connect or dedicate common facilities to the City and Borough system. If the planned 
unit development is phased, the association documents shall specify how the cost to build, 
operate, and maintain improved common open space and common facilities shall be 
apportioned among homeowners of the initial phase and homeowners of later phases.  

(4)  The homeowners' association documents shall be recorded with the approved final plat, as 
required by state law, or both.  
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(c)  Commission action. The commission shall approve the final plan if it substantially conforms to the 
approved preliminary plan and all requirements of this article.  

(d)  Expiration. An approved final plan shall expire 18 months after recording if the applicant fails to 
obtain an associated building permit and make substantial construction progress. An application for 
extension of a final plan shall be according to section 49.15.250, development permit extension.  

(Serial No. 97-12, § 2, 1997) 

49.15.650 - Phased development.  

(a)  Phasing allowed. An applicant may develop a planned unit development in phases, provided the 
initial application includes a preliminary development plan sufficient to assess the cumulative effects 
of the entire planned unit development on the neighborhood and the environment according to the 
standards in subsection 49.15.630(b)(5)  

(b)  Completion of an individual phase. Each phase shall be so designed and implemented that, when 
considered with reference to any previously constructed phases but without reference to any 
subsequent phases, it meets the design and density standards applicable to the entire planned unit 
development. Construction and completion of common open space and common facilities serving 
each phase in a planned unit development shall proceed at a rate no slower than that of other 
structures in that phase. No phase shall be eligible for final plan approval until all components of all 
preceding phases are substantially complete.  

(c)  Standards for phases. Each phase of a planned unit development shall be reviewed according to 
the provisions of this chapter then current. Each phase of a planned unit development shall maintain 
design continuity with earlier phases. At no point during a phased development shall the cumulative 
density exceed that established in the approved preliminary plan.  

(Serial No. 97-12, § 2, 1997) 

49.15.660 - Amendments to approved planned unit development plan.  

(a)  Request for amendment. The developer of a planned unit development may request an amendment 
to an approved preliminary or final planned unit development plan. The request shall state the 
reasons for the amendment and shall be submitted in writing to the director, who shall inform the 
developer within 15 days whether the request shall be processed as a minor amendment or major 
amendment.  

(b)  Minor amendment. A minor amendment may be submitted without a filing fee and may be approved 
by the director. For purposes of this section, a minor amendment is a change consistent with the 
conditions of the original plan approval, the general character of the overall planned unit 
development, and the criteria set out in subsection 49.65.630(d), and would result in:  

(1)  Insignificant change in the outward appearance of the development;  

(2)  Insignificant impacts on surrounding properties;  

(3)  Insignificant modification in the location or siting of buildings or common open space;  

(4)  No reduction in the number of parking spaces below that required;  

(5)  A delay of no more than one year in the construction or completion schedule for the project or, 
in the case of a phased project, the phase for which the amendment is requested.  

(c)  Major amendment. All other amendments shall be reviewed by the commission upon payment of a 
filing fee and in accordance with the requirements of the original plan approval.  

(Serial No. 97-12, § 2, 1997) 
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49.15.670 - Planned unit development design standards.  

(a)  Zoning district standards. The standards applicable to a planned unit development shall be those of 
the underlying zoning district except as provided in this section.  

(b)  Minimum site. The minimum site area for a residential planned unit development, or the first phase 
of a phased development, shall be 2.0 acres in the D-10 SF, D-10, D-15, D-18, and LC districts and 
3.0 acres in the RR, D-1, D-3, and D-5 districts.  

(c)  Lot size. There is no required minimum lot size within a planned unit development. Lot sizes will be 
established as part of the preliminary plan approval.  

(d)  Building height and spacing. No structure shall exceed 35 feet in height as calculated in section 
49.25.420, height of building. Each dwelling structure must be located at least ten feet from any other 
dwelling unless structurally attached thereto.  

(e)  Perimeter buffer. There shall be a buffer of no less than 25 feet between the exterior boundary of 
the planned unit development and the nearest structure, road, or parking area within the 
development, unless the development includes a perimeter of transitional lots meeting the minimum 
dimensional standards in the zoning district. No building structures or parking areas may be located 
within the perimeter buffer.  

(f)  Common open space.  

(1)  At least 30 percent of a residential planned unit development in the D-10 SF, D-10, D-15, D-18, 
and LC zoning districts, and 40 percent in the RR, D-1, D-3, and D-5 zoning districts shall be 
common open space.  

(2)  Common open space shall be conveniently and appropriately located throughout the planned 
unit development in relation to the dwellings and natural features and in a manner reasonably 
accessible to all residents. At least 70 percent of the total common open space shall be 
provided as a single, contiguous unit.  

(g)  Density.  

(1)  The number of dwelling units permitted in the development shall be calculated by multiplying 
the maximum number of dwelling units per gross acre permitted in the underlying zoning district 
by the number of acres in the planned unit development and rounding to the nearest whole 
number.  

(2)  Land and water bodies used in calculating allowable density shall be delineated on the 
preliminary and final plans in a manner allowing confirmation of acreage and density 
computations.  

(3)  The commission may award a density bonus as an incentive to add enhancements to the 
development. The total bonus shall not exceed 15 percent of the density provided in subsection 
(g)(1) of this section and rounded to the nearest whole number and shall be the sum of 
individual density bonuses of up to:  

(A)  One percent for each ten percent increment of common open space in excess of that 
required to a maximum bonus of five percent for open space 50 percent in excess of that 
required;  

(B)  Five percent for a mixture of housing units, at least 15 percent of which are designed for 
purchase via a monthly mortgage payment of no more than 30 percent of the median 
income in the City and Borough, as calculated by the Alaska Department of Labor;  

(C)  Three percent for a continuous setback of greater than 50 feet, designated in the plan as 
undisturbed open space along important natural water bodies, including anadramous fish 
streams, lakes, and wetlands;  
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(D)  Five percent for excellence in siting, design, landscaping, and provision of common 
facilities and additional amenities that provide a distinctive development and unusual 
enhancement to the general area; and  

(E)  Five percent for dedication of a public right-of-way accessible to all lots.  

(4)  A density bonus may be limited or denied to avoid the creation of:  

(A)  Inconvenient or unsafe access to the development;  

(B)  Unreasonable adverse effects on adjacent property;  

(C)  Traffic congestion in the streets adjoining the development; or  

(D)  An excessive burden on sewer, water, parks, recreational facilities, schools or other 
existing or proposed public facilities.  

(h)  Access, pedestrian and vehicular circulation, and parking.  

(1)  The standards in chapter 49.40, access, parking, and traffic apply except as provided in this 
section.  

(2)  In a residential planned unit development, common parking and maneuvering areas shall be 
set back at least 25 feet from any point on the exterior boundary of the planned unit 
development and from any boundary of a phase not contiguous with a completed phase. A 
landscaped yard of at least ten feet shall be provided between a common parking area and a lot 
line within the planned unit development.  

(3)  Pedestrian or bicycle pathways shall be provided to facilitate movement within the development 
and to ensure access to common open space, common facilities and to public services, where 
available.  

(4)  The development shall have access to a public right-of-way. A planned unit development which 
adjoins undeveloped land shall provide for a right-of-way between the undeveloped land and an 
existing public right-of-way, where appropriate.  

(5)  Access to each dwelling unit shall be via a public right-of-way or a private street or pedestrian 
way owned by the individual property owner or in common planned unit development 
ownership.  

(i)  Services.  

(1)  All common facilities shall be developed to Code standards as established in chapter 49.35 
and chapter 49.40, unless waived or modified by the planning commission upon the 
recommendation of the engineering department. Water and sewer systems within 500 feet of 
the public system shall be developed to Code standards and connected to the public system.  

(2)  Private utilities such as a community water or sewer system shall be designed by a licensed 
engineer and approved by the engineering department. The homeowners' association shall 
annually retain a licensed engineer to inspect the private utility system and provide a report on 
its condition to the engineering department.  

(3)  An on-site disposal system shall be designed and approved by a licensed, qualified engineer 
and may be constructed to serve two or more dwelling units. The disposal system may be 
placed in the common open space. The applicant shall provide evidence that the site has soils 
of sufficient permeability to accommodate the proposed on-site system. The disposal system 
shall be designated on the final plan and any final plat.  

(4)  Private streets must at a minimum meet Code street construction requirements for roadbed 
design and slope erosion control, as specified in Code engineering standard details. Other 
street requirements may be waived by the commission upon recommendation of the 
engineering department and its own finding that any internal street intended to serve the 
planned unit development shall provide adequate ingress and egress; access shall be of a width 
adequate to serve anticipated traffic; design features of the planned unit development make 
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standard street widths unnecessary; and the street will not create hazardous conditions for 
vehicular, bicycle or pedestrian traffic. Private streets must provide adequate fire safety and 
emergency access as approved by the fire chief, and shall include adequate provision for snow 
removal and storage.  

(j)  Stormwater management. Facilities for the control and disposal of stormwater must be adequate to 
serve the development site and areas draining through the site. Management shall be in accordance 
with the Stormwater Best Management Practices manual. Where appropriate, natural drainage 
channels, swales, or other similar areas within the common open space may be used for stormwater 
management at the development. The homeowners' association shall provide the engineering 
department with an evaluation of offsite drainage outfalls for the additional runoff contributed by the 
planned unit development. The commission may require construction of offsite drainage 
improvements necessary to accommodate additional runoff from the development.  

(Serial No. 97-12, § 2, 1997; Serial No. 2007-39, §§ 3, 4, 6-25-2007, eff. 6-25-2007; Serial No. 

2015-03(c)(am), § 15, 8-31-2015 ) 

49.15.680 - Reserved.  

Editor's note— Sec. 16 of Serial No. 2015-03(c)(am) , adopted Aug. 13, 2015, repealed and 

reserved § 49.15.680, which pertained to definitions, and derived from Serial No. 97-12, 1997.  
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155 S. SEWARD STREET  ▪  JUNEAU, ALASKA  99801 
PHONE:  907-586-0220  ▪  FAX: 907-586-4552 
 
  
July 12, 2018 
 
MEMO 
TO: Title 49 Committee 
 
Re: Unit Lot Subdivisions 
 
Dear Title 49 Committee – 
 
I wanted to send a quick note to encourage the committee to amend the land use code to allow and regulate site 
“condo” or “unit lot subdivision”. 
 
There are a number of reasons to consider this type of a change, including: 
 

• The CBJ Housing Action Plan (HAP) has language encouraging zoning ordinance, development code, 
and land management changes that look to maximize infill housing development opportunities and 
encourage higher densities. Also, the HAP calls for streamlining or fast-tracking housing permitting 
which would be the case if the suggested unit lot subdivision language changes were adopted. 

• The “missing middle”: There is much discussion about providing more code flexibility to allow the 
creation of more housing opportunities through multi-unit or clustered type of housing than the typical 
single-family home and multi-family options. This code change would help developers with potential 
options in design and financing for projects in the future. 

• Financing: The financing landscape for housing development changes frequently – in this case with 
conventional mortgages (USDA, FHA) now allowing for opportunities to lend on site condos or 
detached condos.  These Title 49 changes would give developers another tool to develop future projects. 

 
 
 
Thanks,  
 
Scott Ciambor,  
Chief Housing Officer 
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