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Agenda
Planning Commission - Regular Meeting
City and Borough of Juneau
April 13, 2021
Virtual Meeting Only
7:00 PM
This virtual meeting will be by video and telephonic participation only. To join the
webinar, paste this URL into your browser: https://juneau.zoom.us/j/95201900876. To
participate telephonically, call: 1-346-248-7799 or 1-669-900-6833 or 1-253-215-8782
or 1-312-626-6799 or 1-929-436-2866 or 1-301-715-8592 and enter Webinar ID: 952
0190 0876.
I.

ROLL CALL

II.

REQUEST FOR AGENDA CHANGES AND APPROVAL OF AGENDA

III.

APPROVAL OF MINUTES
A.

March 9, 2021 Draft Minutes, Regular Planning Commision Meeting - APPROVED

IV.

BRIEF REVIEW OF THE RULES FOR PUBLIC PARTICIPATION

V.

PUBLIC PARTICIPATION ON NON-AGENDA ITEMS

VI.

ITEMS FOR RECONSIDERATION

VII. CONSENT AGENDA
A.

SMP2016 0001: An 18-month timeline extension for a previously approved preliminary plat for
24 common wall lots - APPROVED

VIII. UNFINISHED BUSINESS
IX.

REGULAR AGENDA
A.

X.

BOARD OF ADJUSTMENT
A.

XI.

USE2021 0002: Conditional Use Permit for the addition of 11 new condo units - APPPROVED

VAR2021 0001: Variance to D18 lot depth from 80 to 78.2 feet for the purposes of a common
wall subdivision - CONTINUED TO MAY 11, 2021 REGULAR PLANNING COMMISSION

OTHER BUSINESS
A.

B.

Notice of Appeal: APL2021 0001, an appeal of Director's determination regarding ENF2021
0015 - consideration whether to hear appeal per CBJ 49.20.110 - VOTED TO HOLD A
HEARING TO DISCUSS APPEAL PROCEDURE
Notice of Appeal: APL2021 0002, an appeal of Director's determination regarding a Stop Work
Notice - consideration whether to hear appeal per CBJ 49.20.110 - CERTIFIED THE
APPEAL AND SENT IT DIRECTLY TO THE ASSEMBLY W ITHOUT DISCUSSION

XII. STAFF REPORTS
XIII. COMMITTEE REPORTS
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XIV. LIAISON REPORT
XV. CONTINUATION OF PUBLIC PARTICIPATION ON NON-AGENDA ITEMS
XVI. PLANNING COMMISSION COMMENTS AND QUESTIONS
XVII. EXECUTIVE SESSION
XVIII.SUPPLEMENTAL MATERIALS
A.

Additional Materials for April 13, 2021 Planning Commission

XIX. ADJOURNMENT
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PLANNING COMMISSION AGENDA
THE CITY AND BOROUGH OF JUNEAU, ALASKA
March 9, 2021 Draft Minutes, Regular Planning Commision Meeting - APPROVED

ATTACHMENTS:
Description
March 9, 2021 Draft Minutes, Regular
Planning Commision Meeting

Upload Date

Type

4/7/2021

Minutes
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Minutes
Planning Commission
Regular Meeting
CITY AND BOROUGH OF JUNEAU
Michael LeVine, Chairman
March 9, 2021
I.

ROLL CALL

Michael LeVine, Chairman, called the Regular Meeting of the City and Borough of Juneau (CBJ)
Planning Commission (PC), held virtually via Zoom Webinar and telephonically, to order at
7:03p.m.
Commissioners present:

All Commissioners present via video conferencing – Michael
LeVine, Chairman; Nathaniel Dye, Vice Chairman; Paul Voelckers,
Clerk; Travis Arndt, Deputy Clerk; Ken Alper; Dan Hickok; Mandy
Cole; Josh Winchell (joined 7:37 p.m.); Erik Pedersen

Commissioners absent:
Staff present:

Jill Maclean, CDD Director; Irene Gallion, CDD Planner; Sherri
Layne, LAW;

Assembly members:

Loren Jones

II.

REQUEST FOR AGENDA CHANGES AND APPROVAL OF AGENDA - NONE

III.

APPROVAL OF MINUTES
A. Draft Minutes – February 9, 2021 Planning Commission Regular Meeting

MOTION: by Mr. Voelckers to approve the Planning Commission Regular Meeting February 9,
2021 minutes with one change to correct “Mr.” to “Ms.” regarding Commissioner Cole.
IV.

BRIEF REVIEW OF THE RULES FOR PUBLIC PARTICIPATION – Chairman LeVine briefly
explained the rules and procedures for conducting meetings and public participation via
Zoom format.

V.

PUBLIC PARTICIPATION ON NON-AGENDA ITEMS - NONE

PC Regular Meeting
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VI.

ITEMS FOR RECONSIDERATION - NONE

VII.

CONSENT AGENDA
Prior to hearing the Consent Agenda, Mr. Voelckers disclosed he is a member of the
design team of the project. He did not participate in the consideration or vote on this
item. Mr. Arndt also disclosed a potential conflict as the attorney for the applicant is the
same one he uses. Mr. Arndt said he can remain fair and impartial and was allowed to
remain.

USE2021 0001 was moved to the Regular Agenda by request of Commissioner Alper.
VIII.

UNFINISHED BUSINESS - NONE

IX.

REGULAR AGENDA
USE2021 0001:

Applicant:
Location:

Modification of Conditional Use Permit USE2020 0007 access
requirements from one ingress/egress to two: Ingress off of Main
Street and Egress onto Front Street
Sealaska Heritage Institute
1 Sealaska Plaza

Staff Recommendation
Staff recommends the Planning Commission adopt the Director's analysis and findings and
APPROVE the requested Conditional Use Permit. The permit would allow the modification of
USE202027 access requirements from one ingress / egress on Front Street to two: ingress off of
Main Street and egress on to Front Street.
The approval is subject to the following conditions:
Modified Condition of USE2020 0007 (underlined):
10. Access to the surface parking lot shall be limited to one (1) curb cut located on Front Street
and one (1) curb cut on Main Street.
New Conditions:
11. Circulation (vehicular): Site Plan Required. Prior to the issuance of a ADDITIONAL
building permits for the proposed project, a plan for appropriate parking lot vehicle control
signs and pavement markings must be submitted for review to the CDD and be found to meet
all applicable CBJ ordinances and CDD regulations. This plan will include:
PC Regular Meeting

February 23, 2021

Page 2 of 11

Packet Page 6 of 345










A sign indicating one-way traffic from Main Street into the parking lot.
A sign prohibiting entry off of Front Street.
Sign(s) for traffic exiting the parking lot, clarifying:
o Front Street is one-way traffic.
o Left turn only leaving the parking lot.
o No exit onto Main Street.
Painted arrow markings for one-way circulation.
Dimensions from the travelled way to the edge of the driveway.
Dimensions between driveways.
Engineered plan for drainage and construction of the raised sidewalk. Include Seward
Street width, parking space widths on Seward and Front Street for revised parking
spaces, and sidewalk width and grades.

12. Circulation (vehicular): Signs Required. All vehicle control signs shown on the project
site plan shall be applied to the parking and circulation area shown on the site plan in a
medium designed for such purposes prior to the issuance of a Temporary Certificate of
Occupancy.

STAFF PRESENTATION by Planner Irene Gallion
QUESTIONS FOR STAFF
Mr. Alper asked if there is an option for a left turn from Main Street into the parking lot. Ms.
Gallion explained a proposed raised median will prevent that.
Mr. Alper asked if there are any material differences between what they are seeing now and the
conditions stipulated before. Ms. Maclean answered based on the new traffic study, they have
changed the recommendation from two way to one way.
Mr. Alper asked Law if the Commission was taking any risk by denying it originally. Ms. Layne said
they were not.
Mr. Dye asked about Condition 11 regarding ‘prior to issuance of the building permit’ and noted
construction has already begun. Mr. Dye asked if the building permit has already been issued and
is shown here as a timing issue. Ms. Gallion answered a permit has been issued for grading and
foundation work but there is not one for the construction.
Mr. LeVine noted the new permit number (2021 0001 now and 2020 0007 before) asked if passing
this would also pass the prior one or would they need to pass both. Ms. Maclean answered if the
motion references the prior approval and accepts the analysis of the modifications, that would
take care of both.
PC Regular Meeting
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APPLICANT PRESENTATION
Russell King and Lee Kadinger spoke for the applicant.
Mr. King spoke to Mr. Alper’s questions regarding the changes and explained that when it was a
two-way option, the curb cut was to be wider. It will be narrower than that now that it is a one
way.
Mr. Kadinger added there was originally some confusion as to the traffic direction into the
parking lot and said it will be one-way.
QUESTIONS FOR APPLICANT
Mr. Alper asked if this is substantially the same as before. Mr. King answered it is substantially
unchanged.
QUESTIONS FOR STAFF
Mr. Dye asked why they are keeping Condition #10. Ms. Gallion answered it was left in for clarity.
MOTION: by Mr. Dye to accept staff’s findings, analysis and recommendations and approve
USE2021 0001 as a modification to USE2020 0007 amending Condition 11 by changing “a building
permit” to “additional building permits” and accepting strikes proposed by Staff concerning
drainage.
The motion passed with no objection.
Prior to hearing CSP2020 0011 Mr. LeVine relinquished Chairmanship to Vice Chairman
Dye and disclosed a potential conflict as he lives in the neighborhood and several of the
interested parties are friends. He feels he can be impartial and was allowed to remain.
Mr. Dye returned Chairmanship to Mr. LeVine.
Mr. Alper disclosed he is also a neighbor and his wife has testified on the topic and in her
testimony, she mentioned him. Mr. Dye objected. Mr. LeVine asked Ms. Layne for clarity
on how the Commission should proceed with the objection. Ms. Layne cited the Code at
145 008 states a member ‘may not deliberate or vote in any manner in which he or she
has a personal or financial interest’ and added there is no violation of this code if the
personal or financial interest is insignificant. Mr. Winchell asked if Mr. Alper has any
financial interest in the project. Mr. Alper answered he does not. Mr. Arndt asked Mr.
Alper has already made up his mind on how he would vote or would he have an open
mind. Mr. Alper answered that he could be impartial and have an open mind.
PC Regular Meeting
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Mr. Alper was allowed to remain
CSP2020 0011:
Applicant:
Location:

Complete street and underground utility maintenance (and
replacements as necessary) on Calhoun Avenue
City and Borough of Juneau
Calhoun Avenue

Staff Recommendation
Staff had originally recommended APPROVAL of the project. That recommendation may be
revised after Engineering and Public Works provides their proposed revisions.
STAFF PRESENTATION by Planner Irene Gallion
QUESTIONS FOR STAFF
Ms. Cole asked if the city is unwilling to make changes that are considered ‘experimental’ without
a study first and if the study was brought in because of the suggested bike lanes. Ms. Gallion
explained the PC had indicated interest in having a study to consider alternatives. This opens an
opportunity to pursue federal funds to look at downtown systemically and better connect
Calhoun to the rest of downtown.
Ms. Cole asked if this is a ‘good idea’ or a necessity. Ms. Maclean answered this would be best
answered by Director Koester.
Mr. Pederson inquired about the ASHTO waivers asking if they are no longer needed. Ms. Gallion
answered that is the case. With the addition of the 18-inch gutters, it no longer needs the waiver.
Mr. LeVine asked for clarification of the standards. Ms. Maclean explained she can waive local
requirements but not anything required by ASHTO. ASHTO waivers require PC approval. ASHTO
standards are found at 49.35.240.
Mr. Winchell asked about the photo with the rock wall asking if the addition of the gutter would
impinge on the road width. Ms. Gallion answered that is correct. Mr. LeVine clarified that at no
place does the road narrow below ASHTO requirements.
Mr. Winchell asked if there is a way to prioritize bicycles in traffic in statute to declare bicycles
have right-of-way. Ms. Gallion answered most roads are shared corridors for bikes and vehicles
in most cases with exceptions like Egan where it is intended for high-speed vehicles. Mr. Winchell
asked if signage would help. Ms. Gallion said signage would help but not without educating the
public as well.
APPLICANT PRESENTATION
PC Regular Meeting

February 23, 2021

Page 5 of 11

Packet Page 9 of 345

Katie Koester, Director, CBJ Engineering and Public Works, spoke to the safety issues of the
narrow corridor and presented the project.
Lucas Chambers, Pro-HNS, presented the project details and changes since the last time it was
before the PC.
QUESTIONS FOR APPLICANT
Mr. Voelckers asked with the changes to the sidewalk, does this narrow the curb-to-curb width?
If this design option is better, why is it not used throughout CBJ? Mr. Chambers answered the
curb-to-curb width is not changing and added the proposed design works in this area because
water does not collect here.
Mr. Hickok asked about using flashing yellow lights in lieu of signs. Mr. Chambers answered it
would be possible to used signs and lights but it might create a visual impact to the historic area.
Ms. Cole asked why having advisory bike lanes are considered less safe than no bike lane at all.
Mr. Chambers answered currently at the intersection of Calhoun and West 8th, the potential for
head on collision is too high for the addition of a bike lane.
Ms. Cole asked about the possibility and desire of putting a three-way stop at the intersection of
Calhoun and West 8th. Mr. Chambers answered the proposal moves the stop sign on West 8th
Street forward which will improve visibility for vehicles turning onto Calhoun. A three-way stop
is not considered necessary and stop signs are not recommended as traffic calming measures.
Mr. Winchell asked for Mr. Chambers’ thoughts for reducing the speed in that area and what
mitigations by signs or symbols on the ground could be used to identify it to users as a mixed use
(bicycle, vehicle, pedestrian) area.
Mr. Chambers agreed that reducing the speed limit to 15 mph is a recommendation and
additional signage and increased striping would also help.
Mr. Voelckers asked if the speed limit dropped to 15 mph, would it need to be combined with
enforcement or would the sign be enough to slow traffic. Mr. Chambers agreed enforcement is
helpful but felt adding the sign along with the proposed striping, and improvements in the
sidewalks and roadways would work together to slow traffic.
Mr. Arndt asked Ms. Koester about the possibility to do an LID for the project to get the buried
utilities. Ms. Koester said the Law Department would have to be consulted on this. Ms. Layne
said City Attorney Palmer is aware of the question but has not issued any guidance yet.
Ms. Maclean asked Ms. Koester to explain if there was an increased liability to CBJ if they pursue
methods not within industry standards. Ms. Koester said that CBJ could be at increased liability.
PC Regular Meeting
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Mr. Dye asked Mr. Chambers about the potential decrease in safety from the thickened sidewalks
and the narrowed lanes. Mr. Dye said that was a factor in proposing five-foot wide sidewalks.
Mr. LeVine noted there are a number of recommendations being made and asked Mr. Chambers
if he was recommending the implementation of all of the recommendations together. Mr.
Chambers answered in the affirmative.
Mr. Dye asked how important the right-of-way easement would be. Mr. Chambers said it would
allow for the 5-foot sidewalks throughout the project. Mr. Dye asked how important the
easement would be to the overall project. Mr. Chambers said it would not be considered highly
required but would definitely be an added bonus. He added they could still significantly improve
safety if they implemented all other aspects without it.
Mr. Voelckers asked Ms. Koester to explain what would be required to negotiate for that right of
way. Ms. Koester explained CBJ would have to pay fair market value for the right of way.
Recess: 8:55 p.m.
Call to Order: 9:07 p.m.
PUBLIC COMMENT
Demian Schane, 836 Calhoun Ave, spoke saying he supports the study and dashed bike
lanes but does not understand the CBJ not supporting bike lanes that ‘don’t connect anything’.
He said he does not see any advantage to thickened edge sidewalk other than avoiding a waiver.
Emily Ferry, 836 Calhoun Ave, said she supports the dashed lane concept for bikes and
pedestrians and thinks the area should be designed with bikes and pedestrians as a priority.
Mr. LeVine asked whether Ms. Ferry has a specific request for action of the Commission at this
time. She would like more consideration of the dashed lane and stop sign and the dashed lane
uphill and would request a continued conversation about process and a broader study.
Ms. Cole said she felt Mr. Chambers’ explanation about the dashed lanes and head on collision
potential was a good one and asked Ms. Ferry’s feeling on that. Ms. Ferry answered that was
compelling but she thought it justified a three-way stop sign which also isn’t being considered.
Mr. Winchell asked if the actions of the commission reduce any of her concerns. Ms. Ferry said it
does.
Dana Owen, 949 Goldbelt, said he feels much better about the project now than he did
two months ago. However, he does have concerns. Mr. Owen feels a need for a three-way stop,
and he does not support the “no right turn” option at the Goldbelt intersection.
PC Regular Meeting
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Marilyn Holmes, spoke against the ‘no right turn’ at the Goldbelt intersection. Ms. Holmes
felt it would not be an improvement but a hindrance and said she liked Mr. Pedersen’s suggestion
of flashing lights.
Mary Alice McKeen, spoke to support the idea of a three-way stop and would have
preferred to have the power lines buried in their area.
Mark Choate, 230 W 8th, spoke to the three-way stop saying the intersection is a
dangerous one and putting in a three-way stop would be a needed safety measure. He also
strongly supports burying the utilities.
Mr. Dye asked Mr. Choate if he would entertain the idea of sharing the right of way for the
sidewalk. Mr. Choate answered that he would not be interested and explained his wall has been
there since 1907 or before and to move it for the right of way would require moving buried
propane tanks and would leave the property out of conformity with CBJ ordinances.
Mr. Winchell asked if he had any other ideas or suggestions for improving the area.
Mr. LeVine asked Mr. Choate if he would recommend the PC eliminate the five-foot wide
sidewalks and instead only put in the three-way stop. Mr. Choate explained they are not one for
the other. Both are needed to effectively slow the speeds in that corridor.
James McSweeney, Calhoun Ave., agreed with Mr. Chambers that this is not an
appropriate location for a three-way stop.
Amy Dressel, Goldbelt Ave., spoke in opposition to the right turn restriction at the
intersection saying turning left at that intersection is just as dangerous as turning right. She is
supportive of the five-foot sidewalks.
Ms. Cole asked about the right turn issue citing Mr. Chambers’ report that right turns are not
advisable because a driver would have to cross into the oncoming lane in order to complete the
turn. Ms. Dressel agreed that it is hard turning there.
Additional Applicant Comment
Ms. Koester thanked the PC for their work and thanked the public for their participation. Mr.
Chambers further explained that three-way stops put in for the sole purpose of slowing traffic
tend not to work.
Mr. Voelckers asked for explanation on the right turn issue from Goldbelt. Mr. Chambers said it
is a safety issue due to sight distances and the tight turn causing entry into oncoming traffic.
PC Regular Meeting
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Additional Commissioner Comments
Mr. Winchell commented that he feels satisfied with the way the project is going and he is
pleased with the notion of mixed use in the area. Given the choice, Mr. Winchell would like to
see consideration of buried lines but overall, he is happy with the direction things are heading.
MOTION: by Mr. Voelckers to accept staff’s findings, analysis and recommendations and
recommend approval of CSP2020 0011.
Mr. Voelckers spoke to his motion stating there’s been good progress on this however, he would
like to see an increase in the right of way to achieve both the nine-foot lanes and five-foot
sidewalk. He also noted the discussion about the three-way stop and said even if that isn’t done
now, it could be implemented in the future if it was deemed necessary.
MOTION: by Ms. Cole to amend the Motion to strike recommendation #12 that eliminated right
turns from Goldbelt Avenue onto Calhoun Avenue.
Mr. Arndt spoke against the amendment saying that by striking the recommendation they would
be intentionally putting traffic into the opposite lane.
Roll
YES:
Cole,
Pedersen,
NO: Arndt, Dye, LeVine

Call
Hickok,

Alper,

Winchell,

Vote:
Voelckers

The motion to amend passed 6-3 on roll call
MOTION: by Mr. Winchell to add a requirement that the utilities be buried.
Mr. Winchell spoke to his amendment saying they will be digging up the road anyway. This is the
time to do it.
Mr. Dye spoke against the motion referencing the costs described by CBJ Staff. Mr. Voelckers also
spoke against the motion due to the budget constraints.
Mr. Alper spoke in support of the amendment saying this is a uniquely important street with the
Governor’s mansion on it. If it adds a little bit of cost, that could be a cost of doing business.
Mr. Arndt asked Mr. Winchell if his amendment was a suggestion or a requirement for the lines
to be buried. This motion is to require the lines to be buried.
Roll
Call
YES:
Winchell,
NO: Hickok, Pedersen, Cole, Arndt, Dye, Voelckers, LeVine

Vote:
Alper,

The motion to amend failed 2-7 on roll call
PC Regular Meeting
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MOTION: by Mr. Winchell to add a recommendation that the CBJ look for the means to work
with the public to have utilities be buried.
The motion to amend passed unanimously on Roll Call
AMENDED MOTION to be voted on: to accept staff’s findings, analysis and recommendations
and recommend approval of CSP2020 0011 without recommendation 12 and adding a
recommendation that CBJ work with the public to have the utilities buried.
The amended motion passed with no objection.
X.

BOARD OF ADJUSTMENT - NONE

XI.

OTHER BUSINESS - NONE

XII.

STAFF REPORTS
 The appeal hearing on Weldon vs CBJ was held last night. The hearing officer has
45 days to make a decision.
 Mr. Hudson will be speaking at the April 13 COW at 6:30 p.m.
 Title 49 will meet on April 1 at Noon
 March 15 PWFC meeting at noon
 March 15 at 5 p.m. Ms. Maclean and Scott Ciambor will present to the Lands
Housing and Economic Development Committee to discuss updates on the
housing action plan.
 Steering committee for South Douglas/West Juneau is meeting on March 16 at
5:00 p.m.
 Steering committee for Blueprint Downtown is meeting on March 18 at 6:00 p.m.

Mr. LeVine suggested a discussion of the rules from the Governance committee to the COW
meeting.
Mr. LeVine recommended the PC listen in on future appeal hearings as he found this one very
informative.
XIII.

COMMITTEE REPORTS - None

XIV.

LIAISON REPORTS
Mr. Jones had nothing to report

XV.

CONTINUATION OF PUBLIC PARTICIPATION ON NON-AGENDA ITEMS - None

XVI.

PLANNING COMMISSION COMMENTS AND QUESTIONS

PC Regular Meeting
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Mr. LeVine commended the PC on the discussion on Calhoun, including the issues of
recusal and the debate on the merits and for their detailed attention.
XVII.

EXECUTIVE SESSION - None

XVIII. ADJOURNMENT – 10:20 p.m.

PC Regular Meeting
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PLANNING COMMISSION AGENDA
THE CITY AND BOROUGH OF JUNEAU, ALASKA
SMP2016 0001: An 18-month timeline extension for a previously approved preliminary plat for 24 common
wall lots - APPROVED

AGENDA ITEM:
Case No.: SMP2016 0001
Applicant: Richard Harris
Location: 7400 Glacier Highway
Proposal: An 18-month timeline extension for a previously approved preliminary plat for 24 common wall
lots

RECOMMENDATION:
Staff recommends the Planning Commission adopt the Director's analysis and findings and APPROVE an
18-month extension of the Ridgeview Subdivision preliminary plat. This extension allows the applicant to
submit for the final plat. This extension expires on October 13, 2023.

ATTACHMENTS:
Description
Staff Report for SMP2016 0001 Extension
Presentation for SMP2016 0001 Extension
Notice of Decision for SMP2016 0001
Extension

Upload Date
4/5/2021
4/12/2021
4/20/2021

Type
Staff Report
Presentation
Notice of
Decision
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PLANNING COMMISSION STAFF REPORT
MAJOR SUBDIVISION SMP2016-0001
HEARING DATE: APRIL 13, 2021

DATE:

April 5, 2021

TO:

Michael LeVine, Chair, Planning Commission

BY:

Allison Eddins, Planner II

THROUGH:

Jill Maclean, Director, AICP

PROPOSAL: Request for an 18-month extension of an approved
preliminary plat for Ridgeview Subdivision.
STAFF RECOMMENDATION: Approval for 18-month extension
KEY CONSIDERATIONS FOR REVIEW:
• Ridgeview Subdivision preliminary plat consists of 24 common wall
lots, one additional lot (Lot 13), and one tract (Tract B1A).
• The Planning Commission approved the preliminary plat on April
26, 2016 (SMP2016-0001).
• The applicant is not seeking any modifications to the approved
preliminary plat.
GENERAL INFORMATION
Property Owner
Applicant
Property Address
Legal Description
Parcel Number
Zoning
Lot Size
Water/Sewer
Access
Existing Land Use

Rainforest Properties, LLC
R.H. Development LLC
7400 Glacier Highway
USS 1568 TR B1
5B1401010010
D18 Multi-family Residential
19.7 acres (858,568 sq. ft.)
Public
Glacier Highway
Vacant

ALTERNATIVE ACTIONS:
1. Deny: deny the permit
extension and adopt new
findings for items 1-5 below
that support the denial.
2. Continue: to a future
meeting date if determined
that additional information
or analysis is needed to
make a decision, or if
additional testimony is
warranted.
ASSEMBLY ACTION REQUIRED:
Assembly action is not required
for this permit.
STANDARD OF REVIEW:
•
•
•

Quasi-judicial decision
Requires five (5) affirmative
votes for approval
Code Provisions:
o 49.15.250

The Commission shall hear and decide the case per 49.15.250 Development permit extension. Upon an application
submitted at least 30 days before the expiration of an existing major development permit, the commission shall hold a
hearing to consider whether the permit should be extended. At least ten days prior to the hearing, notice thereof shall be
mailed to the property owners of record adjacent to the land included in the application and at least two days prior to the
hearing a general notice thereof shall be printed in a newspaper of general circulation in the municipality. At the hearing,
the burden of proof for the justification for a permit extension shall rest with the applicant. Upon written findings that such
burden has been met, the commission may grant an extension not to exceed 18 months, but shall not delete from, amend
or add to the conditions contained in the permit. Upon written findings that the applicant's burden has not been met, or
that the conditions contained in the permit should be changed, or both, the commission shall deny the application
whereupon the applicant may submit the entire project, including the previously authorized use, to a full review by the
commission as though it were a new application. Upon application and consideration pursuant to this section, the
Fostering excellence in development for this generation and the next.
commission may grant no more than one additional extension, the maximum duration of which shall be 18 months.
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April 5, 2021
SMP2016 0001
Page 2 of 4
SITE FEATURES AND ZONING
Ridgeview Subdivision

SURROUNDING ZONING AND LAND USES
North (D5 & RR) Vacant CBJ land
South (RR)
Mendenhall Wetlands
State Game Refuge
East (D5)
Single-family
residences & vacant
Alaska Mental Health
Trust land
West (D5)
Single-family
residences (Vista Del
Sol Subdivision)
SITE FEATURES
Anadromous
Flood Zone
Hazard
Hillside
Wetlands
Parking District
Historic District

None
None
None
Yes
Yes
None
None

BACKGROUND INFORMATION
Project Description – Due to project financing and the construction slow-down during the COVID-19 pandemic,
the applicant requests an extension for the Ridgeview Subdivision preliminary plat approval (SMP2016-0001). The
applicant is not seeking any modifications to the approved preliminary plat.
The permit extension application can be found in Attachment A.
Ridgeview Subdivision consists of 24 common wall lots. The remaining land is subdivided into two larger lots, Lot
13 and Tract B1A, and may be developed at a later date. Included in the subdivision proposal is a 60-foot right-ofway off Glacier Highway for access into the site (proposed name “Seymour Way”), with a 50-foot cul-de-sac
(proposed name “Wildview Court”) branching off to the west. Wildview Court will provide access for 24 common
wall lots. The property contains wetlands, and the applicant received a permit from the Army Corps of Engineers,
and presented to the Wetlands Review Board in 2016. Future development may require a hillside endorsement.
A project narrative and the preliminary plat can be found in Attachment D.
Background – The Planning Commission approved the preliminary plat (SMP2016-0001), effective April 26, 2016,
allowing the applicant to submit for the final plat application for a 26 lot subdivision with the following conditions:
1. The applicant must submit a revised preliminary plat with all required revisions for approval by staff prior
to the submittal of a final plat.
2. A Traffic Impact Analysis may be required at the development of Lot 13 and/or Track B1A to ensure
adequate road capacity and design to meet forecasted use resulting from the proposed subdivision per
CBJ 49.40.300.

April 5, 2021
SMP2016 0001
Page 3 of 4
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3. Per CBJ 49.35.210(a)(2), and CBJ 49.15.401(c)(4)(E)(ii), and the 2013 Comprehensive Plan Policy 10.4
Design Guidelines 1 and 2, the applicant must provide for street connectivity as development progresses
from Track B1A and Lot 13 to adjacent undeveloped properties.
4. Per the Director’s findings, the ROW for Wildview Court may be reduced from 60 ft. in width to 50 ft. in
width, providing the applicant constructs a sidewalk on the southern side of Wildview Court from Seymour
Way through the extent of Lot 3.
5. The findings in the memo from General Engineering dated March 29, 2016 and found in Attachment D
will be addressed to meet the Code. (Original condition noted Attachment H.)
6. Per the Wetlands Review Board recommendation, the applicant must adhere to the CBJ Stormwater
Manual of Best Management Practices, and that the applicant must submit a Stormwater Management
Plan for approval by staff prior to the submittal of the final plat.
7. Per CBJ 49.15.411, the preliminary plat requires the following revisions, in addition to those listed above:
a) (f)(2)(J) Setbacks must be shown on each lot;
b) (f)(5)(D, E, F) Easements must include ownership;
c) (f)(5)(I) Site access, circulation, and utilities – as phasing is proposed, the preliminary plat must submit
a sketch plat of the prospective street system of Lot 13 and Tract B1A;
d) (i)(4) Drainage report and calculations must be revised to meet the requirements of the Code;
e) (i)(6) Erosion control report must be submitted for approval prior to submittal of the final plat.
PUBLIC COMMENTS
CDD conducted a public comment period between March 31, 2021 and April 12, 2021. Public notice was mailed
to property owners within 500 feet of the subject parcel. A public notice sign was also posted on-site two weeks
prior to the scheduled hearing. At time of writing this staff report, no public comments were received.
FINDINGS
Per CBJ 49.15.250, Development Permit Extension, the director makes the following findings on the criteria for
granting the requested major subdivision application extension:
1. Was the application for the requested development permit extension complete and received on time?
Yes. The application contains the information necessary to complete a full review of the proposed permit
extension. Further, the appropriate fees were submitted with the application. The requested major
subdivision permit extension was received 30 days prior to the initial permit’s expiration date.
2. Has the applicant submitted justification for the permit extension?
Yes. The applicant explained in a narrative that an extension is requested due to the amount of time and
financial resources that are being spent on other projects within Juneau, in addition to project delays due to
COVID-19.
3. Is the extension within the allowable number of permit extensions?
Yes. CBJ 49.15.250 allows no more than two 18-month extensions. This is the first permit extension application
for SMP2016-0001.
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4. Have notices of the extension request been mailed to adjacent property owners at least ten days prior to
the hearing and has a general notice been printed in a newspaper of general circulation at least two days prior
to the hearing?
Yes. Public notice of this project was provided in the April 2, 2021 and April 11, 2021 issues of the Juneau
Empire's "Your Municipality" section, and a Notice of Public Hearing was mailed to all property owners within
500 feet of the subject parcel on March 30, 2021.
5. Have conditions on the permit been changed?
No. The applicant has not requested any amendments.
RECOMMENDATION
Staff recommends the Planning Commission adopt the Director's analysis and findings and APPROVE an 18-month
extension of the Ridgeview Subdivision preliminary plat. This extension allows the applicant to submit for the final
plat. This extension expires on October 13, 2023.
STAFF REPORT ATTACHMENTS
Item
Attachment A
Attachment B
Attachment C
Attachment D

Description
Extension Application Packet
Preliminary Plat and Closure Report
Abutter's Notice
2016 Staff Report and Attachments

Attachment A - Extension Application Packet
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Attachment A - Extension Application Packet
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Attachment B - Preliminary Plat and Closure Report
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Attachment B - Preliminary Plat and Closure Report
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Attachment C - Abutters Notice
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Invita on to Comment
On a proposal to be heard by the CBJ Planning Commission

Your Community, Your Voice

7400 Glacier Hwy
Proposed Permit
Extension

155 S. Seward Street Juneau, Alaska 99801
TO:

An application has been submitted for consideration and public hearing by the
Planning Commission for an 18‐month timeline extension for a previously
approved preliminary plat for 24 common wall lots at 7400 Glacier Highway in a
D18 Zone.

TIMELINE
Now through April 5

Comments received
during this period will be
sent to the Planner,
Allison Eddins, to be
included as an
a achment in the staﬀ
report.

April 6 — noon, April 12

Comments received during
this period will be sent to
Commissioners to read in
prepara on for the
hearing.

Staﬀ Report expected to be posted Monday, April 5, 2021 at
h ps://juneau.org/community‐development/planning‐commission.
Find hearing results, mee ng minutes and more here as well.
HEARING DATE & TIME: 7:00 pm, April 13, 2021

This virtual mee ng will be by video and telephonic
par cipa on only. To join the Webinar, visit: h ps://
juneau.zoom.us/j/95201900876. The Webinar ID is:
952 0190 0876. To join by telephone, call: +1 253 215
8782 or +1 346 248 7799 or +1 669 900 6833 or +1 301
715 8592 or +1 312 626 6799 or +1 929 436 2866 and
enter the Webinar ID.

Phone: (907)586‐0715  Email: pc_comments@juneau.org
Mail: Community Development, 155 S. Seward St, Juneau AK 99801
Printed March 30, 2021

April 14

The results of
the hearing
will be posted
online.

Case No.: SMP2016 0001
Parcel No.: 5B1401010010
CBJ Parcel Viewer: h. p://epv.juneau.org
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Community Development
City & Borough of Juneau • Community Development
155 S. Seward Street • Juneau, AK 99801
(907) 586‐0715 Phone • (907) 586‐4529 Fax

DATE:

April 13, 2016

TO:

Planning Commission

FROM:

Jill Maclean, Senior Planner
Community Development Department

FILE NO.:

SMP2016 0001

PROPOSAL:

Preliminary plat for 24 commonwall lots; the remaining land will be subdivided
into two larger lots located at 7400 Glacier Highway and zoned D18.

GENERAL INFORMATION
Applicant:

Richard Harris

Property Owner:

Honsinger Family Limited Partnership & TKP LLC

Legal Description:

USS 1568 TR‐B1

Parcel Code No.:

5B1401010010

Site Size:

19.71 acres (approximately)

Comprehensive Plan Future
Land Use Designation: Medium Density Residential (MDR ‐ urban residential lands for
multifamily dwelling units at densities ranging from 5 to 20 units per
acre)
Zoning:

D18 (residential multi‐family 18 units per acre)

Utilities:

CBJ Water & Sewer

Access:

Glacier Highway

Existing Land Use:

Vacant, Natural Forest/Wetlands

Surrounding Land Use:

North – D5, CBJ‐owned Vacant Land
South – D5, Vacant Land, owned by L. & P. Miller
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East – D5, Vacant Land, Alaska Mental Health Trust
West – D5, Vista Del Sol Subdivision Single‐Family Dwellings
Vicinity Map

ATTACHMENTS
Attachment A: Ridgeview Subdivision Preliminary Plat Application
Attachment B: Ridgeview Subdivision Revised Preliminary Plat
Attachment C: Ridgeview Subdivision Drainage Calculations
Attachment D: Pre‐Application Conference Report
Attachment E: Wetland Review Board Minutes
Attachment F: Wetland Delineation Report
Attachment G: Ridgeview Subdivision Army Corps Permit Application (POA‐2016‐12)
Attachment H: Memo from CBJ General Engineering
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PROPOSAL
The applicant seeks to subdivide the Honsinger property located at 7400 Glacier Highway into
26 lots and has submitted a major subdivision application for approval of a preliminary plat.
Included in the subdivision proposal is a 60 ft. right‐of‐way (ROW) off Glacier Highway for
access into the site (proposed name “Seymour Way”), with a 50 ft. cul‐de‐sac (proposed name
“Wildview Court”) branching off to the west. Wildview Court will provide access for 24
commonwall lots; the lot off to the east of Seymour Way (Lot 13) and the remaining tract of
land to the north (Tract B1A) are proposed to be developed at a later date (see Attachment B).
The property contains wetlands, and the applicant has filed an application with the Army Corps
of Engineers, and has presented to the Wetlands Review Board.
PERMITTING PROCEDURE
The proposal requires a Major Subdivision permit as the project exceeds 13 lots. This permit
requires a two‐step Planning Commission approval process: 1) Preliminary Plat approval, and 2)
Final Plat approval. The project has been reviewed for compliance with CBJ 49.15.402 Major
Subdivisions, 49.15.411 Preliminary plat requirements, and 49.65.700 Common Wall Residential
Development.
Preliminary Plat – The Preliminary Plat is for 24 common wall lots (Lots 1‐12), Lot 13, and Tract B1A
totaling 26 lots; and that the Final Plat will be for Lots 1‐12, Lot 13, and Tract B1A, totaling 14 lots.
Upon construction of the commonwall units, each commonwall lot will need to be approved
through the Minor Subdivision process. This is the platting process for common wall developments
per CBJ 49.65.700 Common Wall Residential Development, as common wall lots cannot be
subdivided until the structure is constructed.
BACKGROUND
The existing lot was created June 27, 1977, a fraction of U.S.S. No. 1568 Tract B, as Lot 3. The lot is
in its natural forested state and has not been developed.
The applicant requested a zone change in 2015, from D5 to D18 and Light Commercial (LC). The
Community Development staff recommended denial of the zone change, as the requested zoning
(D18 and LC) was not consistent with the Land Use Maps of the Comprehensive Plan. The LC zoning
district allows up to 30 units per acre; whereas the MDR Land Use Designation speaks to residential
densities ranging from 5 to 20 units per acre. Staff recommended approval to the Planning
Commission if the rezone of the subject parcel was from D5 to D18, and excluded LC. The Planning
Commission found that D18 was not in keeping with the harmony of the neighborhood (zoned D5),
and that the parcel should remain D5, regardless of D18 conforming to the Land Use Maps of the
Comprehensive Plan. On April 15, 2015, the Planning Commission did not recommend the approval
of the zone change to the Assembly. On June 29, 2015, the Assembly approved the rezone of this
property from D5 to D18 by Ordinance 2015‐35.
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On September 30, 2015, Community Development staff and the applicant met for a pre‐application
meeting on the proposed subdivision. At that time, the applicant was proposing a minor subdivision
consisting of 13 lots. The applicant, upon further discussions with staff, revised the application from
a 13‐lot minor subdivision to a 26‐lot major subdivision.
On November 20, 2015, the Planning Commission Subdivision Review Committee (SRC) met to
review the subdivision proposal, specifically whether or not the applicant is required to provide
street connectivity to adjacent properties. The SRC concurred that according to CBJ 49.35.210(a)(2)
and CBJ 49.15.401(c)(4)(E)(ii), the developer of Tract B1A must provide street connectivity to the
adjacent undeveloped properties.
On March 3, 2016, the Wetland Review Board (WRB) heard the preliminary plat for the major
subdivision. The WRB generally supports the project, with the understanding that the CBJ
Stormwater Manual of Best Management Practices will be strictly adhered to and appropriately
enforced, and that a Stormwater Management Plan will be submitted and approved.
AGENCY REVIEW COMMENTS
Alaska Department of Transportation (AKDOT)
AKDOT reviewed the preliminary plat and submitted the following comments on February 8, 2016:


If more than 100 trips are generated in a peak hour, a TIA will be needed. In this specific
case, that is not likely. However the applicant should be made aware that for future
development in the area, this current proposal’s units will need to be factored into the
estimated traffic generation. When/if the 100 trips are generated in a peak hour for the
combined developments, a TIA will be required that identifies necessary mitigation
measures (e.g., a left turn lane on Glacier Highway). It may be in the best interest of the
applicant to move forward with a TIA at this time that considers this development and
future plans, if known.



An approach road permit will be needed; this process is underway as the applicant’s
consultant has already provided plans. A formal application will need to follow.



There are five (5) 24” CMP culverts underneath Glacier Hwy directly adjacent to the
proposed project area. DOT would need documentation that any proposed construction
activity would not adversely impact these culverts. This can be in the form of an existing
conditions hydrologic/hydraulic model, along with a proposed post‐construction
hydrologic/hydraulic model.



The topographic mapping shows four (4) assumed perennial streams located on the project
area, with one of the streams running through proposed structures on Lots 1 and 11.
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Additionally, Lots 5, 6, and 7 are directly adjacent to a perennial stream, and the proposed
structures may lie within its banks. Construction of any structure in a streambed is not
recommended.


This area of Glacier Highway is susceptible to debris flows. Even if the relevant water
features were sufficiently re‐routed around the proposed project, the topography of the
area would still route any debris flows through low points in the topography. We would
encourage any reviewing agency to consider this before offering their approval.

U.S. Fish and Wildlife Services (USFWS)
USFWS reviewed the preliminary plat and submitted the following comments on March 14, 2016:


The stormwater runoff from the proposed subdivision has the potential to negatively
impact water quality and habitat in the downslope wetlands, which are part of the
Mendenhall Wetlands State Game Refuge. The refuge has been recognized as a globally
important bird habitat and also provides habitat for many species of mammals, fishes, and
invertebrates.



To protect water quality in the wetlands downslope of the proposed subdivision, the
subdivision should be designed to prevent stormwater surface runoff from flowing out of
the subdivision and into the downslope wetlands. The CBJ Manual of Stormwater Best
Management Practices provides numerous examples of systems, structures, and practices
that can eliminate or, if necessary, treat stormwater runoff. I strongly urge the CBJ to use
the manual to permit new subdivisions and other types of large developments such that
stormwater is retained, through infiltration, on site.

ANALYSIS
Zoning –
The site is located in a D18 zoning district. Common‐wall dwelling units are permitted in the D18
zoning district per Table of Permissible Uses 49.25.300 Section 1.910 Common wall development –
two dwelling units. The D18 residential zoning district is intended to allow primarily for multi‐family
development at a density of 18 dwelling units per acre. Therefore, the proposed subdivision parcel
containing “Wildview Court” totaling approximately 2.21 acres may have a total of 38 units. The
entire site, at 19.71 acres, has a total build‐out of 355 dwelling units.
Per CBJ 49.25.400 Table of Dimensional Standards Note 3, any lots abutting another zoning district
must comply with the greater of the two setbacks required. In this case, the lots directly abutting
D5 zoning districts must provide 20 ft. setbacks, rather than the 10 ft. setbacks required by D18
zoning districts.
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Staff notes that future development of Tract B1A may require a Conditional Use Permit for Hillside
Development (CBJ 49.70.200).
Drainage ‐
The project site has three large drainages that traverse the hillside from north to south (see
Attachment C). CBJ General Engineering’s finds that, generally topographic features should be
taken into account when proposing a development on a slope of this nature; and cuts and fills are
balanced; and drain‐ways should be designed as open channels reducing infrastructure costs and
enhancing runoff quality. General Engineering finds that even with the restrictions of the terrain
and the substantial drainages on this site, this plat can be designed to CBJ Standards, including the
future commonwall subdivisions proposed (see Attachment H).
At this time, General Engineering is unable to complete the preliminary review due to inadequate
storm drain pipe sizing which will change drainages, catch basins and pipe clearances to other
utilities. Although the submitted plans will require substantial changes before final approval,
General Engineering supports this preliminary plat being approved, providing that all conditions
and findings in their memo dated March 29, 2016 (Attachment H), are made conditions of this
approval, and that a revised preliminary plat is submitted. A revised preliminary plat is needed, as it
depicts the commonwall dwellings, which the final plat will not—the final plat will detail the 12
parent lots, plus Lot 13 and Tract B1A.
Wetlands ‐
Wetlands were delineated by Bosworth Botanical Consulting (see Attachment F dated July 27,
2015). The total amount of wetlands is 4.72 acres (approximately 24% of the site); seasonal streams
measure 4,523 linear feet, and perennial streams measure 12,897 linear feet (totaling 17,420 linear
feet).
The project area is located near the junction between a small patch of older deltaic deposits (silty
sands and gravels) and the usual glacio‐marine deposits (dense silt) that are found on the lower
hillsides of the Gastineau Channel area. Both types generally create a restrictive layer that perches
the water table and creates wetlands.
There are four small perennial streams that leave the project area at the lower edge of the
property at the Glacier Highway edge. These streams have multiple tributaries that are likely
seasonal or ephemeral streams. These seasonal or ephemeral streams arise in the lower, flatter
part of the project area. The upper, steeper part of the project area has deep stream gullies that
seem to dry the surrounding area (see Attachment F ‐ Figure 2). The stream on the west edge of
the project area has been captured on its lower part by a ditch dug to drain the Vista del Sol
development on the west side of the project area. The streams of the project area are all collected
in a ditch along the lower Glacier Highway edge and the ditch then drains in a culvert under Glacier
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Highway to another culvert under Egan Drive and out into the tidally‐influenced Mendenhall
Wetlands and into the ocean at Gastineau Channel.
Army Corps of Engineers
The application is currently under review by the Army Corps of Engineers (see Attachment G). The
applicant is requesting authorization to discharge approximately 1,200 cubic yards of crushed rock
and 4,000 cubic yards of shot‐rock fill material into approximately 1.6 acres of waters of the United
States consisting of forested wetlands and perennial streams in order to construct housing. The
work would include the relocation of the lower reach of two streams to allow drainage off the
property.
The public comment period for the project was January 21, 2016 to February 20, 2016. To staff’s
knowledge, no public comment was received by the Army Corps of Engineers.
Staff recommends a condition of approval requiring the applicant to install a silt fence to prevent
soils from entering the wetlands during construction.
Habitat –
Besides wetlands, no known habitats that are protected by the Land Use Code exist on the site.
Access ‐
The applicant will construct two new ROWs (see Attachment A), with the intent that CBJ will adopt
them once completed to CBJ standards. Seymour Way is a 60 ft. ROW entering off of Glacier
Highway, east of the existing Vista Del Sol. Seymour Way, for this phase of the development, is 65
ft. in length and provides adequate frontage for Tract B1A and Lot 13.
Each proposed lot will have adequate frontage and access to a public maintained right‐of‐way.
CBJ 49.35.240(g) cul‐de‐sacs, requires cul‐de‐sacs to measure a minimum of 150 ft. in length, with a
maximum allowed length of 600 ft. Wildview Court measures 275.88 feet in length.
Traffic Analysis –
Wildview Court
The first development phase, Wildview Court with 24 common wall dwelling lots/units, falls under
the “Residential Condominium/Townhouse” Land Use in the Trip Generation Handbook. This
handbook sets the standards for traffic impact analysis. Residential Condominium/Townhouses are
defined as ownership units that have at least one other owned unit within the same building
structure. Based upon this categorization, the Average Daily Trips (ADT) for this type of
development is 5.81 trips per dwelling unit per weekday, resulting in the proposed project having
an estimated 140 trips per weekday (5.81 x 24 dwelling units); and 5.67 trips per dwelling unit per
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Saturday, resulting in the proposed project having an estimated 137 trips per Saturday (5.67 x 24
dwelling units); and 4.84 trips per dwelling unit per Sunday, resulting in the proposed project
having an estimated 117 trips per Sunday (5.67 x 24 dwelling units).
The ROW, and street designs and improvements are stipulated in CBJ 49.35.240 Table of roadway
construction standards. The Table requires the installation of certain public ROW improvements
based on the resulting average daily trip (ADT) of a project. Therefore, CBJ 49.35.240 would require
the ROW for Wildview Court to be 60 ft. wide with a 22 ft. wide paved travel way width, and street
light at the intersection of Seymour Way (no sidewalk is required).
As stated above, CBJ 49.35.240 requires a minimum 60 ft. wide ROW, and the applicant is
proposing a 50 ft. wide ROW. Under CBJ 35.240(b)(2) Right‐of‐way width reductions for streets with
less than 500 Average Daily Trips (ADT), the ROW width may be reduced up to 25 ft. The proposed
ROW is 50 ft., while meeting the other required street standards.
The applicant is requesting a reduction for the ROW width for Wildview Court. According to CBJ
35.240(b)(5), the Director must make the following findings to reduce the ROW width:
 CBJ 35.240(b)(5)(A) ROW provides adequate room for utilities – Yes;
 CBJ 35.240(b)(5)(B) ROW provides sufficient room for easements – Yes;
 CBJ 35.240(b)(5)(C) Driveways must be constructed to accommodate elevations of
future sidewalks – Yes, the applicant is amenable to constructing a sidewalk on one side
of the Wildview Court at the time of construction;
 CBJ 35.240(b)(5)(D) – No, additional ROW width is required in order to provide for
sufficient access to abutting lands – Yes, applicant must provide street connectivity at
the time that Tract B1A is developed or further subdivided;
 CBJ 35.240(b)(5)(E) ROW provides sufficient room for snow storage – Yes.
Finding that CBJ 35.240(b)(5)(A‐E) are met, the Director approves the reduction of the ROW from
60 ft. to 50 ft. in width.
Seymour Way
Without a plan for the development for Lot Tract B1A and Lot 13, staff finds that the build‐out
potential of these parcels (18 units per acre x 17.46 acres = 324 potential units), requires that per
CBJ 49.35.240, the ROW for Seymour Way must be 60 ft. wide, with 26 ft. wide travel way width,
street lights at the intersection of Wildview Court and Glacier Highway, and sidewalks on both
sides.
Tract B1A & Lot 13
Section 49.35.240 Table of roadway construction standards also requires a Traffic Impact Analysis
(TIA) if the project has a forecasted ADT of 500 or more. According to staff’s analysis above, the
project’s ADT will not require a TIA at this time. It is anticipated that the next phase of the
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development, (Lot 13 and/or Tract B1A), will trigger the need for a TIA, as also noted by DOT in
their comments.
Pedestrian Access ‐
Per CBJ 49.35.240, Wildview Court will have a sidewalk on the southern side of the street, and
Seymour Way will have sidewalks on both sides of the street, extending from Glacier Highway
through the extent of Wildview Court, as shown on the preliminary plat. This new sidewalk will
extend from Seymour Way thru the extent of Lot 3 on Wildview Court.
CONSISTENCY WITH ADOPTED PLANS
Comprehensive Plan (2013)
Area‐Wide Transportation Plan (2001)
Juneau Non‐Motorized Transportation Plan (2009)
2013 COMPREHENSIVE PLAN
Providing for infill development within the Urban Service Boundary on vacant, underutilized land,
the proposed common wall subdivision conforms to the 2013 Comprehensive Plan (Comp Plan).
POLICY 3.2. TO PROMOTE COMPACT URBAN DEVELOPMENT WITHIN THE DESIGNATED URBAN
SERVICE AREA TO ENSURE EFFICIENT UTILIZATION OF LAND RESOURCES AND TO FACILITATE
COST EFFECTIVE PROVISION OF COMMUNITY SERVICES AND FACILITIES WHILE BALANCING
PROTECTION OF NATURAL RESOURCES, FISH AND WILDLIFE HABITAT AND SCENIC CORRIDORS.
POLICY 4.2. TO FACILITATE THE PROVISION OF AN ADEQUATE SUPPLY OF VARIOUS HOUSING
TYPES AND SIZES TO ACCOMMODATE PRESENT AND FUTURE HOUSING NEEDS FOR ALL
ECONOMIC GROUPS.
Standard Operating Procedures
4.2 ‐ SOP3 The CBJ government should seek and facilitate new housing production, for all types, at
an annual rate that mimics the growth rate of new households in Juneau, in order to maintain
adequate choice of residence type, location, and cost.
POLICY 10.1. TO FACILITATE AVAILABILITY OF SUFFICIENT LAND WITH ADEQUATE PUBLIC
FACILITIES AND SERVICES FOR A RANGE OF HOUSING TYPES AND DENSITIES TO ENABLE THE
PUBLIC AND PRIVATE SECTORS TO PROVIDE AFFORDABLE HOUSING OPPORTUNITIES FOR ALL
JUNEAU RESIDENTS.
POLICY 10.3. TO FACILITATE RESIDENTIAL DEVELOPMENTS OF VARIOUS TYPES AND DENSITIES
THAT ARE APPROPRIATELY LOCATED IN RELATION TO SITE CONDITIONS, SURROUNDING LAND
USES, AND CAPACITY OF PUBLIC FACILITIES AND TRANSPORTATION SYSTEMS.
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POLICY 10.4. TO MINIMIZE CONFLICTS BETWEEN RESIDENTIAL AREAS AND NEARBY
RECREATIONAL, COMMERCIAL, OR INDUSTRIAL USES THAT WOULD GENERATE ADVERSE
IMPACTS TO EXISTING RESIDENTIAL AREAS THROUGH APPROPRIATE LAND USE LOCATIONAL
DECISIONS AND REGULATORY MEASURES.
Development Guidelines
10.4 ‐ DG1 New development, particularly in‐fill development on vacant land within established
neighborhoods, should be designed in such a way as to promote compatibility in scale and massing
as the adjacent or nearby built environment and should ensure privacy, light and air to adjacent
homes. Density alone should not be considered as a criterion for determining neighborhood
harmony within the Urban Service Area provided that:
A. Light, air and privacy is assured to adjacent residential occupants;
B. Parking for the subject project is screened or hidden from view from public
streets and from adjacent residential neighbors; and,
C. Project‐serving roads and intersections are improved to a Level of Service D or
better. When these criteria are met, higher density development is encouraged.
10.4 ‐ DG2 When a developer extends public or private utilities and infrastructure, such as sewer
service, roads or electrical lines, to a particular parcel or development, care should be taken to
ensure that adjacent lands and infrastructure that would be affected by the new development are
adequately improved by the developer to accommodate the proposed project’s traffic as well as
new traffic or use anticipated by the growth‐inducing impacts of such services or infrastructure
extensions. For example, when a water or sewer main or road is extended to a property, it should
be sized to serve development at a similar scale and density on adjoining properties.
POLICY 10.5. THAT RESIDENTIAL DEVELOPMENT PROPOSALS, OTHER THAN SINGLE‐FAMILY
RESIDENCES, MUST BE LOCATED WITHIN THE URBAN SERVICE AREA BOUNDARY OR WITHIN A
DESIGNATED NEW GROWTH AREA. APPROVAL OF NEW RESIDENTIAL DEVELOPMENT PERMITS
DEPENDS ON THE PROVISION OR AVAILABILITY OF NECESSARY PUBLIC AMENITIES AND
FACILITIES, SUCH AS ACCESS, SEWER, AND WATER.
Standard Operating Procedures
10.5 ‐ SOP2 Maintain the provisions in the Land Use Code that require developers to provide for
access, facilities, and services prior to final plat approval.
AREA‐WIDE TRANSPORTATION PLAN
Providing for sidewalks on both sides of the proposed Seymour Way connecting to Glacier Highway,
and providing one sidewalk on Wildview Court, the proposed subdivision conforms to the Area‐
Wide Transportation Plan.
Table 20: Lemon Creek And Twin Lakes Transportation System Improvements
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Pedestrian Connectivity
 Modify CBJ policy to construct sidewalks on one or both sides of the street (as practical) in
all commercial or residential developments and as part of roadway
improvement/reconstruction projects.
JUNEAU NON‐MOTORIZED TRANSPORTATION PLAN
Providing for 5 ft. sidewalks on both sides of the proposed Seymour Way connecting to Glacier
Highway, and providing one 5ft. sidewalk on Wildview Court, the proposed subdivision conforms to
the Juneau Non‐Motorized Transportation Plan.
FINDINGS
CBJ 49.15.402(4) Major Subdivisions, the Director shall prepare and submit a report to the Planning
Commission noting any conditions of approval or plat notes recommended and addressing the
following criteria:
(A)

Whether the preliminary plat complies with CBJ 49.15.411.
No, however, if the revisions listed below are completed, the plat would comply with CBJ
49.15.411:
a. (f)(2)(J) Setbacks must be shown on each lot;
b. (f)(5)(D, E, F) Easements must detail ownership;
c. (f)(5)(I) Site access, circulation, and utilities – as phasing is proposed, the
preliminary plat must submit a sketch plat of the prospective street system of Lot
13 and Tract B1A; the applicant has submitted a plat to Army Corps of Engineers
with a ROW and lots sketched for Lot 13);
d. (i)(4) Drainage report and calculations (drainage/grading plan sheet provided does
not meet requirements);
e. (i)(6) Erosion control report must be submitted for approval prior to submittal of
the final plat;
f. Revise Tract A to Track B1A in the plat notes.

(B)

Whether the applicable subdivision development standards of this title are met, or can
reasonably be met with conditions.
No. The applicable subdivision development standards have not met, but they could be
met with the conditions listed above and under Recommendation.

(C)

Whether the proposed subdivision will provide building sites suitable for the zoning district.
Yes, providing all setbacks are met, the building sites are suitable for D18.
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(D)

(E)

Whether the proposed street names are unique in the City and Borough or are
continuations of existing streets and are otherwise acceptable.
Yes. Seymour Way is distinct; Wildview Court is similar to Wildmeadow Court and
Wildmeadow Lane.
Whether the director of engineering and public works has reviewed the application and
determined that:
(i)
The subdivision can be constructed to conform to applicable drainage and
water quality requirements;
(ii)
The streets, pioneer paths, and pedestrian ways as proposed accommodate
anticipated traffic, align, and, where appropriate, connect with streets and
pedestrian ways serving adjacent properties;
(iii)
Any proposed improvements conform to the requirements of this title and
can feasibly be constructed in accordance with this title; and
(iv)
Where public sewer is not required, the applicant has shown that soils are
suitable for individual on‐lot wastewater treatment and disposal or has
shown the feasibility of alternative methods for wastewater treatment and
disposal.
Yes, providing that the applicant demonstrates compliance with and addresses all
the items listed in the memo from General Engineering dated March 29, 2016.

CBJ 49.15.402(5) Major Subdivisions, in issuing its notice of decision on a preliminary plat,
the Commission may accept, amend, or reject the director's proposed recommendations.
The decision of the commission approving or denying a preliminary plat application will be
set forth in a notice of decision, and will specify any conditions or plat notes required for
final plat approval. If the preliminary plat is denied, the applicant may submit a revised plat
application, without paying additional application fees, within 180 days from the date of the
notice of decision.
RECOMMENDATION
Staff recommends that the Planning Commission adopt the Director's analysis and findings and
approve the Preliminary Plat for Ridgeview Subdivision. This approval would allow the applicant to
submit for the Final Plat Application. We further recommend that the approval be subject to the
following conditions:
1. The applicant must submit a revised preliminary plat with all required revisions for approval
prior to the submittal of a final plat.
2. A Traffic Impact Analysis will be required at the development of Lot 13 and/or Track B1A to
ensure adequate road capacity and design to meet forecasted use resulting from the
proposed subdivision.
3. Per CBJ 49.35.210(a)(2), and CBJ 49.15.401(c)(4)(E)(ii), and the 2013 Comprehensive Plan
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4.
5.
6.
7.
8.

Policy 10.4 Design Guidelines 1 and 2, the applicant must provide for street connectivity
from Track B1A and Lot 13 to adjacent undeveloped properties.
The preliminary plat and final plat shall include the note that states that “A through
connection to Vista del Sol Drive is required for the development of Tract B1A”.
Per the Director’s findings, the ROW for Wildview Court may be reduced from 60 ft. in
width to 50 ft. in width, providing the applicant construct a sidewalk on the southern side of
Wildview Court from Seymour Way through the extent of Lot 3.
The conditions and findings in the memo from General Engineering dated March 29, 2016
and found in Attachment H must be met prior to a final plat being accepted.
Per the Wetlands Review Board recommendation, the applicant must adhere to the CBJ
Stormwater Manual of Best Management Practices, and that the applicant must submit a
Stormwater Management Plan for approval prior to the submittal of the final plat.
Per CBJ 49.15.411, the preliminary plat requires the following revisions, in addition to those
listed above:
a. (f)(2)(J) Setbacks must be shown on each lot;
b. (f)(5)(D, E, F) Easements must include ownership;
c. (f)(5)(I) Site access, circulation, and utilities – as phasing is proposed, the
preliminary plat must submit a sketch plat of the prospective street system of Lot 13
and Tract B1A; the applicant has submitted a plat to Army Corps of Engineers with
lots sketched for Lot 13);
d. (i)(4) Drainage report and calculations (drainage/grading plan sheet provided does
not meet requirements);
e. (i)(6) Erosion control report must be submitted for approval prior to submittal of the
final plat;
f. Revise Tract A to Track B1A in the plat notes.
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City and Borough of Juneau
Community Development Department
155 South Seward Street
Juneau, Alaska 99801
Telephone: 586-0715 Facsimile: 586-3365

Project Name:
Case Number: PAC 20150024
Project Description: Minor Subdivision for residential development
Applicant: Rich Harris, RH Development
Property Owner: RH Development
Property Address: 7400 Glacier Highway
Parcel Code Number: 5B1401010010
Site Size: 19.71
Zoning: D-18
Existing Land Use: Vacant
Conference Date: September 30, 2015
Report Issued: October 29, 2015
List of attendees
Note: Copies of the Pre-Application Conference Report will be emailed, instead of mailed, to
participants who have provided their email address below.
Name

Email address

Rich Harris

Title
Owner, RH
Development

Laura Boyce

Planner, CBJ

Laura.boyce@juneau.org

Planner, CBJ

Allison.eddins@juneau.org

Chief Surveyor, CBJ

Ron.king@juneau.org

Permit Specialist, CBJ

Edward.quinto@juneau.org

Allison Eddins
Ron King
Eddie Quinto

Neighborhood Association/Contact:
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Pre-Application Conference Final Report

Conference Summary
Questions/issues/agreements identified at the conference that were not already
identified in the attached reports.
The following is a list of issues, comments and proposed actions, and requested technical
submittal items that were discussed at the pre-application conference.
1. Zoning – D-18. CBJ Land Use Code requires all lots in a proposed subdivision inside the Urban
Service Area to have at least 30 feet of frontage along a publicly maintained right-of-way. The
current site plan shows a dead end road proposed off Glacier Highway that would provide access
to Lots 1 & 2. CDD would recommend a “hammer head” street design that would provide the 30
feet of frontage required.
2. Planned Unit Development option – PUD information as emailed to you by Ms. Boyce on
October 1, 2015. The PUD option provides design and use flexibility. The PUD option may let you
incorporate commercial uses along with residential uses and may be closer to your original goal
to rezone the land to Light Commercial (LC) and D-18. The PUD code section was included in the
email. This property meets the minimum lot area requirement in case you’d like to pursue this
option.
3. Setbacks – Front yard setbacks are 20 feet; rear yard setbacks are 10 feet; side yard setbacks are
5 feet; street side setbacks are 13 feet.
4. Height – Maximum height for permissible uses is 35 feet and 25 feet for accessory uses
5. Parking – Each single family home and duplex requires 2 parking spaces. For multi family
dwelling units 1 parking space for a one bedroom, 1.5 parking spaces for a two bedroom and 2
parking spaces for three or four bedrooms.
6. Access – each lot must have its own access to the right-of-way; shared access is not allowed by
Code unless a panhandle lot is being created. Currently, any proposed shared access requires
variance approval unless it’s a panhandle subdivision.
7. Street connectivity – The Land Use Code (CBJ 49.35.210 Street system) states that
subdivisions shall be designed to provide connectivity into adjacent lands to provide a system of
street networks. The Vista Del Sol subdivision provides a stub out to this property and if that stub
out will be utilized, it needs to provide connectivity within the proposed subdivision as well as to
the adjacent properties to the southeast. Ms. Boyce left a detailed voice mail message to you
about this on Thursday, October 1, 2015.
Additionally, in an October 2, 2015 email from Joe Buck at the Department of Transportation &
Public Facilities, he states:
“CBJ laid out the access road to the new PW facility at 7-mile Old Glacier Highway with the
intent of it being upgraded in the future to a public street to serve as access to the adjacent
double tier of lots owned by Alaska Mental Health Trust (AMHT), US Survey 3259 Lots 33
through 53. Lot 42 of the AMHT lands is just to the east of the large Honsinger property
that Mr. Harris is looking to subdivide. The old development plan was for there to be three
roads coming off the mountainside onto Glacier Highway; one at approximately the Vista
Del Sol location, one through Lot 42, and one at the CBJ PW facility access road. This
access road arrangement would space out the major intersections along Old Glacier
Highway and would facilitate development of both the private and public lands on the
south facing slope of Heitzelman Ridge. Who knows how the development will actually
work out, but that is what was discussed starting sometime in the mid-1980’s and continued
through 2011 when I left the CBJ.
The upper terminus of the Vista Del Sol Street is perfectly aligned to provides the necessary
cross slope road alignment through the upper portion of the Honsinger property and
through the center of the AMHT properties to the CBJ PW Facility access road. At this point
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I think it would be a mistake to consider vacation of the street between Lots 10 and 11 of
Vista Del Sol because of this needed future access. I should think that Mr. Harris should
approach AMHT about constructing a street up the hill though Lot 42 and then doing loops
through the Honsinger property instead of cul-de-sacs; better street design for emergency
response, snow plowing and maintenance, and for utility configurations.”
8. Landscaping – 30% of vegetative coverage is required in the D18 district
9. Building – The applicant is proposing to construct 3 and 4 plexes on each lot.
10. Fire District – Fire Marshall comments are coming soon.
11. Lighting – Street lights will be addressed with road requirements.
12. Habitat Issues – Habitat issues are not known at this time.
13. Lot Coverage – A maximum of 50% lot coverage is allowed in a D 18 district.
14. Traffic – A traffic impact analysis will be needed because proposed trips will exceed 500 ADT
(average daily trips) since there are approximately 18 units per acre for a total of 19 acres. The
Applicant will need to obtain a driveway permit from ADOT. Current road requirements call for a
minimum of 60 feet for a dedicated right—of-way. Code allows for some reduction in right-ofway width as long as a 26 foot paved travel way is maintained along with sidewalks on both sides
and street lighting at all intersections.
15. Engineering – See Ron King’s email
16. Noise – N/A at this time
17. Drainage –There will need to be drainage a 10 foot drainage easement along the western
property line. The easement will be privately maintained.
18. Utilities – Putting in a 1” water service to Lots 1, 2, & 3 is all that is required at this point.
However, installing a 6” pipe would be ideal.
19. Wetlands – Wetlands have been delineated and a permit from the Army Corp. of Engineers
would be required for any fill activity. The proposed subdivision would go to the Wetlands
Review Board for review and recommendations.
20. Hazard/Avalanche/Hillside Endorsement – There does not appear to be any hazards and
hillside endorsements required for this project.
21. Flood – This property is located on FEMA Map 1531D and is not in a mapped flood zone.
22. Other Agency Reviews – ADOT, Fire, Wetland Review Board

List of required applications
Based upon the information submitted for pre-application review, the following list of
applications must be submitted in order for the project to receive a thorough and speedy review.
1. Development Permit Application
2. Minor Subdivision Application
Additional submittal requirements:
Submittal of additional information, given the specifics of the development proposal and site,
are listed below. These items will be required in order for the application to be determined
Counter Complete.
1. A copy of this pre-application conference report.
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2. 5 copies of preliminary plat that measure 24” x 36”. (See section 49.15.420 for all
submittal requirements)
3. Closure report
4. Army Corp. of Engineers Wetland Permit
5. ADOT Driveway Permit

Fee estimates
The preliminary plan review fees listed below can be found in the CBJ code section 49.85.
Based upon the project plan submitted for pre-application review, staff has attempted to
provide an accurate estimate for the permits and permit fees which will be triggered by your
proposal.
The fees checked below apply to the subject proposal, and are based upon the fee schedule in
effect at the time of the pre-application conference and for the project as submitted. The fees
that are applicable to the subject proposal are subject to change if the proposed projects
changes and/or if new or additional information is presented after the meeting.
For informational handouts with submittal requirements for development applications, please
visit our website at www.juneau.org.

Submit your completed application
You must submit your application(s) in person with payment to:
City/Borough of Juneau
Permit Center
230 S. Franklin Street,
Fourth Floor Marine View Center
Juneau, AK 99801
Phone:
Fax:
Web:
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DRAFT MINUTES
WETLANDS REVIEW BOARD
March 3, 2016, 5:15 p.m. Marine View 4th Floor Conference Room
Meeting Summary
Roll Call
Board Members Present:

Amy Sumner, Brenda Wright, Lisa Hoferkamp, Percy Frisby, Irene
Gallion, Nina Horne, Andrew Campbell

Board Members Absent:

Hal Geiger, Ben Haight

A quorum was present.
Staff Members Present:

Teri Camery, Senior Planner; Jonathan Lange, Planner II

Public Present:

Alan Steffert, CBJ Engineering; Richard Harris; Art Dunn

Meeting called to order at 5:20 p.m.
II.

January 21, 2016 minutes approved as written

III.

Agenda approved

IV.

Public Participation on Non-Agenda Items.
None

V. Board Comments.
None
VI.

Agenda Items
1) SMP 2016 0001 Major Subdivision Review

Ms. Gallion explained that she had a conflict of interest due to her firm’s interest in the proposal,
and recused herself from the discussion and the vote.
Staff presentation
Ms. Camery explained that the Board was reviewing this major subdivision in its advisory role,
and that comments would be incorporated into the planner’s staff report to the Planning
Commission. Mr. Lange provided an overview of the subdivision proposal for 26 lots, and
explained that the proposal affects 1.6 acres of wetlands but no anadromous streams. He referred
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to a letter from the U.S. Fish and Wildlife Service regarding stormwater, and explained the
applicant’s stormwater proposal.
Applicant presentation
Mr. Harris said he would answer any questions from the Board.
Board/staff discussion
Ms. Wright and Mr. Campbell asked Mr. Harris questions regarding the routing of stormwater
and the effect on anadromous waters in the Mendenhall State Game Refuge across the road. Mr.
Campbell said that a final stormwater management plan would be required from the CBJ at the
final plat stage; the current plat review was for the preliminary plat when full details are not yet
required.
Dr. Hoferkamp proposed the following motion:
The Wetlands Review Board supports the project with the understanding that the CBJ
Stormwater Manual of Best Management Practices will be strictly adhered to and
appropriately enforced.
The Board approved the motion unanimously.
2) CSP2016 0002 City Project Review for West Douglas Pioneer Road
Staff presentation
Ms. Camery said that she had strong personal views on the project and needed to recuse herself
from the discussion for this reason. She said she would respond only to questions regarding the
Board’s role. She said that the board was again reviewing the project in its advisory role, and that
Board comments and motions would be included in planner’s staff report to the Planning
Commission.
Ms. Gallion explained that she had a conflict of interest due to her firm’s interest in the proposal,
and recused herself from the discussion and the vote.
Mr. Lange provided an overview of the project, a 2 ¼ mile long single lane road equivalent to a
driveway, which would not be platted as a city street at this time. He explained that the area is
designated as a New Growth Area in the Comprehensive Plan. He said that the road corridor
goes only through CBJ property; Goldbelt property is located along the coast. He said the project
impacts 1.65 acres of wetlands, and referred to the Corps Permit in the packet. He also referred
to comments from the U.S. Fish and Wildlife Service that address habitat impacts, specifically
sediment impacts on downstream fish habitat and high quality deer habitat.
Ms. Wright expressed concerns that ADFG did not conduct their field work at the time of year
when cutthroat trout would be found in the drainages there, therefore this resource was omitted
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from their studies. Board members asked the applicant questions regarding the final alignment
and the alternatives considered. Mr. Steffert reviewed the three alternatives that were considered
and explained the process of comparing impacts between them. He explained that CBJ chose the
upper alignment to stay within CBJ Land and to stay out of the fish zone. He said he had walked
the route with the U.S. Fish and Wildlife Service and integrated their concerns into the design.
He explained that Goldbelt Inc. supports the project for access to their property from city land,
however Goldbelt is opposed to a road on their land.
Ms. Wright asked who would use the road, and Mr. Steffert explained that it’s a policy decision
that is up to the Assembly. Mr. Campbell inquired about whether the proposal would be the final
right-of-way location, and Mr. Steffert said yes.
Ms. Horne asked about the public process. Mr. Steffert explained that the CBJ Assembly
appropriated the funds for the development through a public process. Mr. Lange explained the
CSP review process.
Mr. Campbell and Dr. Hoferkamp asked about ADFG permits, which Mr. Steffert reviewed with
the Board.
Mr. Campbell said it was unfortunate that pristine habitat would be violated but he felt that
options had been well-explored and he didn’t see a better alternative. He suggested a
recommendation to approve the project with Best Management Practices to ensure that the
development is conducted in the least obtrusive fashion.
Ms. Wright proposed the following motion:
The Wetlands Review Board does not approve the building of this road. If the road is
constructed, Best Management Practices and proper hydrological practices must be
strictly adhered to
Dr. Hoferkamp seconded the motion.
Mr. Campbell said he could support the second half of the motion, but not the first half.
Roll Call vote:
Yes: Horne, Wright, Hoferkamp
No: Campbell, Frisby
Abstained: Sumner
Motion failed.
Ms. Hoferkamp proposed a new motion:
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The Wetlands Review Board recommends that if the project is pursued that Best
Management Practices be strongly adhered to with the goal of maintaining water quality
and fish passage.
Ms. Wright second the motion:
Roll call vote:
Yes: Campbell, Frisby, Sumner, Hoferkamp
No: Wright
Abstained: Horne
Motion failed.
Ms. Wright said she is still opposed to the project. Mr. Steffert said that the Board’s comments
would be carefully noted.
3) Juneau Wetlands Management Plan Update
Ms. Camery said that she has received the second draft of the JWMP, which is undergoing
internal review and comment. She said that the final draft of the JWMP from the consultants
would be presented to the Board, Habitat Mapping Working Group, Planning Commission, and
Assembly Lands Committee in a final series of meetings in April and May before the grant and
contract expire on June 1. She said that the latest draft follows the board’s guidance for a plan
that can be adopted as is, to promote use of the information, with goals and policies that will lead
to development of wetland categories in the future.
VII. Pending Permits and Updates
1) Lemon Creek Gravel Extraction
Ms. Camery said that CDD has received an application for mining in the Lemon Creek
streambed farther upstream in Hidden Valley. This application will come to the board for their
advisory review at the March 24 regular meeting.
2) Wetlands Review Board Wetland Methodology Workshops
Ms. Camery referred to the board meeting list and reviewed the agenda for the upcoming
workshop, Saturday March 12, 8:30-5:30 in the Assembly Chambers.
3) Southeast Alaska Fish Habitat Partnership wetland methodology peer review
Ms. Camery explained that SEAKFHP would be undertaking a technical peer review of the
WESPAK-SE wetland methodology, with the goal of establishing “confidence intervals” for
various functions and values assessed by the methodology. She said that SEAKFTP partners
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might be attending the Wetlands Review Board workshop to gain a better general understanding
of the methodology. She said that Debbie Hart, SEAKFHP Coordinator, would be also be
facilitating the Wetlands Review Board wetland methodology workshops.
VIII. Planning Commission Liaison Update.
No update was given.
IX. Next meeting:
Assembly Chambers

Wetland Methodology Workshop, Saturday March 12, 8:30-5:30 pm

The meeting was adjourned at approximately 7:20 p.m.
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R. Harris Wetland Delineation

July 2015

US Army Corps of Engineers Wetland Delineation
and Assessment for: the Honsinger Family Trust Property at
7400 Glacier Hwy. Project- Juneau, AK.
Applicant:

Rich Harris
907-723-4791

Agent: Koren Bosworth – Bosworth Botanical Consulting
165 Behrends Ave
Juneau, AK 99801
907-723-1931
korenbosworth@gmail.com

Introduction
Rich Harris wants to develop a part of the rectangular 20.7 acre parcel at 7400 Glacier Hwy. The
parcel is found on the north side of the old Glacier Highway, just east of Fred Meyers and west
of the CBJ maintenance shop. The most distinct landmark is the new Vista del Sol development
on the western boundary of the project area (Figure 1).

Project Area

Figure 1 - Location map for the project.
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Methods
The project area was visited first as part of the onsite wetland mapping and assessment phase of
the Juneau Wetland Management Plan - Update in May 2015. At this time the wetland
boundaries were mapped using a mapping grade Trimble GPS with sub-meter accuracy and a
wetland assessment was done using WESPAK-SE (version 1.4)field and office forms.
The raw function scores, and the raw value scores obtained from the assessment were normalized
by comparing the raw WESPAK-SE scores to the WESPAK-SE scores of all of the 143 field
calibration wetland sites around SE Alaska, to see where it fits; the WESPAK-SE calculator
spreadsheet does this automatically using commonly-used formulas.
On July 19, 2015 the site was seen again to revisit and document the wetland boundaries that
were mapped earlier. The visit was after a very rainy July and many of the streams that hadn't
been flowing in May were now flowing.
The Army COE delineation methodology was used, as outlined in the 1987 Corps of Engineers
Wetland Delineation Manual - for Routine Determinations and supplemented by the, Regional
Supplement to the Corps of Engineers Wetland Delineation Manual: Alaska Region – November,
2007.
Representative sample points were done at any significant change in vegetation, soils or
hydrology. Sample points were recorded using a Garmin Rino 530HCx, WAAS-enabled, GPS
receiver.
At each sampling point, the wetland status of that point was determined by observing indicators
of hydrophytic vegetation, hydric soil, and wetland hydrology. Wetland and upland areas that
were big enough to be mapped separately were delineated and flagged.
Vegetation was divided into three strata; tree, shrub and forb, and each layer was classified using
the prevalence index (a weighted-average wetland indicator status of all plant species in the
sample plot) and the dominance test (more than 50% of the dominant plant species across all
strata are rated obligate, facultative wet or facultative). The 2012 U.S. Army Corps of Engineers
National Wetland Plant List –Alaska Region was used to classify plants. Hydrology was
determined using two methods: (1) visually, if the water table is at or above the surface, or (2)
with a soil pit. The presence of standing water, depth to free water in the soil pit, and depth to
saturated soils were recorded. Other primary and secondary hydrology indicators were recorded,
such as presence of watermarks, sediment deposits, drift deposits, iron deposits, hydrogen sulfide
odor, geomorphic position, and drainage patterns in wetlands. Soil pits were dug to a depth of
12-18 inches, or to bedrock or sediment refusal, to determine if indicators of hydric soils were
present. Soil colors were determined from a moist sample with the Munsell Soil Color Chart.
This information is all recorded on the Alaska Region Corps Routine Wetland Determination
Data Form that is filled out for each sample point and included with this report.
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The sample point data was added to the May JWMP map.
The basis for the stream's shown on the delineation map is a stream layer created by the CBJ GIS
staff from the 2013 lidar. The intensity of the streams was adjusted to what we were seeing on
the surface in the field. We ended up using steam orders five through eight. Orders five through
six are seasonal streams and 7 through 8 are perennial streams. The larger modeled streams used
on the map were field checked on both visits to the site.

Project Area
The project area is located near the junction between a small patch of older deltaic deposits (silty
sands and gravels) and the usual glacio-marine deposits (dense silt) that are found on the lower
hillsides of the Gastineau Channel area. Both types generally create a restrictive layer that
perches the water table and creates wetlands.
There are four small perennial streams that leave the project area at the lower, south or Glacier
Highway edge. These streams have multiple tributaries that are likely seasonal or ephemeral
streams. These seasonal or ephemeral streams, arise in the lower, flatter part of the project area.
The upper, steeper part of the project area has deep stream gullies that seem to dry the
surrounding area (Figure 2). The stream on the west edge of the project area has been captured
on its lower part by a ditch dug to drain the Vista del Sol development on the west side of the
project area. The streams of the project area are all collected in a ditch along the lower Glacier
Highway edge and the ditch then drains in a culvert under Glacier Highway to another culvert
under Egan Drive and out into the tidally-influenced Mendenhall Wetlands and into the ocean at
Gastineau Channel.
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Figure 2 - Hillshade with 10 foot contours. Showing the deep stream gullies in the NW corner and the lack of deep gullies
in the NE corner.

The wetland soils on the project are mostly versions of the Wadleigh Series with 4-16 inches of
saturated organic matter over a dense silt loam with various amounts of sand and gravel
depending on the slope and hillside position.(Photo 1) There is a strip of what seem to be now
well drained wetland soils along the deep cut-bank just above Glacier Highway (Photo 2) (Figure
3). In some of the flatter areas the organic layer is over 16 inches deep. On the steeper, welldrained slopes the soils are Tolstoi Series soils with 3-5 inches of unsaturated OM over a rocky
silt loam.
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Photo 1- Wadleigh Series soil with 8 inches of saturated peat over a dense glaciomarine sediment of sandy silt loam at
sample pt #2.

Photo 2 - Four inches of well-drained organic matter over a sandy silt loam at sample pt. #1.
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The dominant vegetation on the wetlands of the project area is a western hemlock overstory with
a shrub layer of early blueberry and an herb layer of skunk cabbage, oak fern, foamflower and
goldthread. In some of the shallow broad stream gullies that are wetland, the shrub layer has
more devils club and the herb layer has more yellow violet and enchanters nightshade. The
upland vegetation differs mainly in the shrub and herb layer. There's a lot of devils club and
more oak fern, spiny wood fern and dwarf dogwood.

Photo 3 - Wetland vegetation at sample pt. #2
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Photo 4 - Wetland vegetation in a shallow, broad, stream gully.

Photo 5 - Wetland vegetation at sample pt. #6.
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Photo 6 - Upland vegetation in NW corner of project area

Photo 7 - Upland vegetation in NE corner of the project area.
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Project Area Plant List
Scientific name/ common name/ indicator status/ 4-letter plant code
Alnus viridis/Sitka alder/FAC/ALCR
Athyrium felix-femina/ lady fern/FAC/ATFE
Circaea alpina/enchanters nightshade/FACW/CIAL
Cornus canadensis/dwarf dogwood/FACU/COCA
Coptis asplenifolia/liver-leafed goldthread/FAC/COAS
Dryopteris expansa/spiny wood fern/FACU/DREX
Equisetum arvense/horsetail/FAC/EQAR
Gymnocarpium dryopteris/oak fern /FACU/GYDR
Lysichiton americanum/skunk cabbage/OBL/LYAM
Menziesia ferruginea/false azalea/FACU/MEFE
Oplopanax horridus/devils club/FACU/OPHO
Picea sitchensis/Sitka spruce/FACU/PISI
Rubus pedatus/trailing raspberry/FAC/RUPE
Rubus spectabilis/salmonberry/FACU/RUSP
Sambucus racemosa/red elderberry/FACU/SARA
Streptopus amplexifolius/twisted stalk/FACU/STAM
Streptopus roseus/rosy twisted stalk/FACU/STRO
Tiarella trifoliata/foamflower/FAC/TITR
Tsuga heterophylla/western hemlock/FAC/TSHE
Viola adunca/yellow violet/FACW/VIAD
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Results
Sample
point #

1

2

3

4

5

6

Vegetation
Dominance

Hydrology/Soils

Cowardin
PJD
Classification

Sitka spruce/western
hemlock forest with
blueberry and rusty
menziesia and oak
fern.

Dry area above
road cutbank.

Western hemlock
forest with blueberry
and skunk cabbage
understory.

Relatively flat,
saturated organics
over glaciomarine
sediment

PFO4

Yes

Sitka spruce/western
hemlock forest with
devils club and oak
fern.

Steep, welldrained ridgeline
with unsaturated
OM over dry silt
loam.

Upland

No

Western hemlock
forest with blueberry
and skunk cabbage
understory.

Relatively flat,
glaciomarine
sediment
underlay over
saturated organics

PFO4

Sitka spruce/western
hemlock forest with
blueberry, devils club
and dwarf dogwood.

Small island of
upland within
larger wetland.
Steep, welldrained ridge with
unsaturated OM
over dry silt loam.

Small piece of
upland within
a larger
wetland.
No

Western hemlock
forest with blueberry
and skunk cabbage
understory.

Relatively flat,
saturated organics
over glaciomarine
sediment

Upland

PFO4

Justification for
PJD

No

Yes

Yes

RPW to ocean at
Gastineau Channel.

RPW to ocean at
Gastineau Channel.

RPW to ocean at
Gastineau Channel.
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Conclusion
Wetland amount - Upper wetland - 1.26 acres
- Lower wetland - 3.46 acres
Total wetland - 4.72 acres
Total parcel acreage

-

20.68

Waters of the US - stream orders 5-6 - seasonal - 4,523 ft.
stream orders 7-8 - perennial - 12,897 ft.
Total streams -

17,420 ft.
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Figure 3 - Wetland Delineation Maps - Hillshade with modeled streams and color infrared aerial photo with wetlands and sample points.
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Appendix-A - WESPAK-SE (version 1.4) - Assessment Scores
Assessments of the impacts of development on wetlands, and the mitigation of those impacts,
commonly focus on the “functions and values” of the wetlands as is required by the federal
Clean Water Act. “Functions” are what a wetland can do naturally (such as store water).
“Values” reflect the importance society usually places on a particular wetland as reflected partly
by the functions that wetland provides relative to the locations of users of those functions.

Site
SV29
SV29
SV29
SV29
SV29
SV29
SV29
SV29
SV29
SV29
SV29
SV29
SV29
SV29
SV29
SV29
SV29
SV29
SV29
SV29
SV29
SV29
SV29

Function or Other Attribute
Invertebrate Habitat
Carbon Sequestration
Pollinator Habitat
Native Plant Habitat
Songbird, Raptor, & Mammal Habitat
Water Cooling
Organic Nutrient Export
Sediment Retention & Stabilization
Stream Flow Support
Nitrate Removal
Amphibian Habitat
Phosphorus Retention
Water Storage
Anadromous Fish Habitat
Resident Fish Habitat
Water Warming
Waterbird Feeding Habitat
Waterbird Nesting Habitat
Wetland Stressors
Wetland Risk
Wetland Sensitivity
Public Use & Recognition
Wetland Ecological Condition

Site
SV30
SV30
SV30
SV30
SV30
SV30
SV30

Function or Other Attribute
Water Cooling
Water Warming
Invertebrate Habitat
Pollinator Habitat
Native Plant Habitat
Nitrate Removal
Songbird, Raptor, & Mammal Habitat

Function
Score
5.71
6.65
6.28
3.68
5.45
4.60
6.30
2.01
2.02
1.60
2.51
1.44
0.85
0.00
0.00
0.00
0.00
0.00
N.A.
N.A.
N.A.
N.A.
N.A.
Function
Score
8.43
8.40
7.11
6.14
4.51
2.82
6.47

Function
Rating
Higher
Higher
Moderate
Moderate
Moderate
Moderate
Moderate
Lower
Lower
Lower
Lower
Lower
Lower
Lower
Lower
Lower
Lower
Lower
N.A.
N.A.
N.A.
N.A.
N.A.
Function
Rating
Higher
Higher
Higher
Moderate
Moderate
Moderate
Moderate

Value
Score
0.18
N.A.
4.43
2.88
0.83
1.05
N.A.
10.00
2.37
3.64
1.21
1.44
1.11
0.00
0.00
0.00
0.00
0.00
9.33
8.25
5.38
2.48
2.58
Value
Score
1.05
2.08
0.37
4.43
2.88
3.54
1.67

Value
Rating
Lower
N.A.
Moderate
Moderate
Lower
Lower
N.A.
Higher
Moderate
Moderate
Lower
Lower
Lower
Lower
Lower
Lower
Lower
Lower
Higher
Higher
Moderate
Moderate
Lower
Value
Rating
Lower
Lower
Lower
Moderate
Moderate
Moderate
Lower
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SV30
SV30
SV30
SV30
SV30
SV30
SV30
SV30
SV30
SV30
SV30
SV30
SV30
SV30
SV30
SV30

Organic Nutrient Export
Carbon Sequestration
Sediment Retention & Stabilization
Stream Flow Support
Amphibian Habitat
Phosphorus Retention
Water Storage
Anadromous Fish Habitat
Resident Fish Habitat
Waterbird Feeding Habitat
Waterbird Nesting Habitat
Wetland Sensitivity
Wetland Stressors
Wetland Risk
Wetland Ecological Condition
Public Use & Recognition
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7.33
5.14
2.08
3.16
2.70
1.36
0.18
0.00
0.00
0.00
0.00
N.A.
N.A.
N.A.
N.A.
N.A.

Moderate
Moderate
Lower
Lower
Lower
Lower
Lower
Lower
Lower
Lower
Lower
N.A.
N.A.
N.A.
N.A.
N.A.

N.A.
N.A.
10.00
2.65
2.06
1.36
1.11
0.00
0.00
0.00
0.00
9.68
7.10
5.75
2.27
0.99

N.A.
N.A.
Higher
Moderate
Lower
Lower
Lower
Lower
Lower
Lower
Lower
Higher
Moderate
Moderate
Lower
Lower
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Appendix-B - COE Wetland Delineation Data Sheets - Attached file
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US Army Corps
of Engineers
Alaska District

Juneau Field Office
Regulatory Division (1145)
CEPOA-RD
Post Office Box 22270
Juneau, Alaska 99802-2270
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Public Notice
of Application
for Permit
PUBLIC NOTICE DATE:

21-January-2016

EXPIRATION DATE:

20-February-2016

REFERENCE NUMBER:

POA-2016-12

WATERWAY:

Gastineau Channel

Interested parties are hereby notified that a Department of the Army permit application has
been received for work in waters of the United States as described below and shown on the
enclosed project drawings.
Comments on the described work, with the reference number, should reach this office no later
than the expiration date of this Public Notice to become part of the record and be considered in
the decision. Please contact Randal Vigil at (907) 790-4490 or by email at
Randal.P.Vigil@usace.army.mil if further information is desired concerning this notice.
APPLICANT: Richard Harris, R.H. Development LLC, PO Box 32403, Juneau, AK 99803.
LOCATION: The project site is located within Section 32, T. 40 S., R. 66 E., Copper River
Meridian; USGS Quad Map Juneau B-2; Latitude 58.360434º N., Longitude 134.544145º W.;
USS 1568, TR B1, 7400 Glacier Highway, in Juneau, Alaska.
PURPOSE: The applicant’s stated purpose is to “to construct higher density housing to help
alleviate the demand in Juneau.”
PROPOSED WORK: The applicant requests authorization to discharge approximately 1,200
cubic yards of crushed rock and 4,000 cubic yards of shot-rock fill material into approximately
1.6 acres of waters of the United States consisting of forested wetlands and perennial streams
in order to construct eight duplex housing units and six fourplex housing units . The work
would include the relocation of the lower reach of two streams to allow drainage off the
property. All work would be performed in accordance with the enclosed plan (sheets 1-3),
dated 12/18/2015.
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APPLICANT PROPOSED MITIGATION: The applicant proposes the following mitigation
measures to avoid, minimize, and compensate for impacts to waters of the United States from
activities involving discharges of dredged or fill material.
a. Avoidance: “We have searched for quality buildable land available in the Juneau
area, which has the least amount of wetlands. In Juneau there is little to no land available that
is not encompassed with wetlands, there is much less expensive lands that entail much more
wetlands per acre than the site we have chosen.”
b. Minimization: “Our project team has avoided impacts to wetlands through a long and
costly process of changing the housing density of our project site, allowing for many more
housing units to be created on less acreage. Example: A housing development to the west of
our site has used 10 acres of land to develop 24 housing units. Our Project will provide 24
housing units on 1.75 acres of land, minimizing the impacts to wetlands and the environment.”
c. Compensatory Mitigation: No compensatory mitigation is proposed.
WATER QUALITY CERTIFICATION: A permit for the described work will not be issued until a
certification or waiver of certification, as required under Section 401 of the Clean Water Act
(Public Law 95-217), has been received from the Alaska Department of Environmental
Conservation.
CULTURAL RESOURCES: The latest published version of the Alaska Heritage Resources
Survey (AHRS) has been consulted for the presence or absence of historic properties,
including those listed in or eligible for inclusion in the National Register of Historic Places.
There are no listed or eligible properties in the vicinity of the worksite. Consultation of the
AHRS constitutes the extent of cultural resource investigations by the District Commander at
this time, and he is otherwise unaware of the presence of such resources. This application is
being coordinated with the State Historic Preservation Office (SHPO). Any comments SHPO
may have concerning presently unknown archeological or historic data that may be lost or
destroyed by work under the requested permit will be considered in our final assessment of the
described work.
ENDANGERED SPECIES: No threatened or endangered species are known to use the
project area. We have determined the described activity would have no effect on any listed or
proposed threatened or endangered species, and would have no effect on any designated or
proposed critical habitat, under the Endangered Species Act of 1973 (87 Stat. 844).
Therefore, no consultation with the U.S. Fish and Wildlife Service or the National Marine
Fisheries Service is required. However, any comments they may have concerning
endangered or threatened wildlife or plants or their critical habitat will be considered in our final
assessment of the described work.
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ESSENTIAL FISH HABITAT: The Magnuson-Stevens Fishery Conservation and Management
Act, as amended by the Sustainable Fisheries Act of 1996, requires all Federal agencies to
consult with the NMFS on all actions, or proposed actions, permitted, funded, or undertaken by
the agency, that may adversely affect Essential Fish Habitat (EFH). No EFH species are
known to use the project area. We have determined the described activity would not adversely
affect EFH in the project area.
TRIBAL CONSULTATION: The Alaska District fully supports tribal self-governance and
government-to-government relations between Federally recognized Tribes and the Federal
government. Tribes with protected rights or resources that could be significantly affected by a
proposed Federal action (e.g., a permit decision) have the right to consult with the Alaska
District on a government-to-government basis. Views of each Tribe regarding protected rights
and resources will be accorded due consideration in this process. This Public Notice serves
as notification to the Tribes within the area potentially affected by the proposed work and
invites their participation in the Federal decision-making process regarding the protected Tribal
right or resource. Consultation may be initiated by the affected Tribe upon written request to
the District Commander during the public comment period.
PUBLIC HEARING: Any person may request, in writing, within the comment period specified
in this notice, that a public hearing be held to consider this application. Requests for public
hearings shall state, with particularity, reasons for holding a public hearing.
EVALUATION: The decision whether to issue a permit will be based on an evaluation of the
probable impacts, including cumulative impacts of the proposed activity and its intended use
on the public interest. Evaluation of the probable impacts, which the proposed activity may
have on the public interest, requires a careful weighing of all the factors that become relevant
in each particular case. The benefits, which reasonably may be expected to accrue from the
proposal, must be balanced against its reasonably foreseeable detriments. The outcome of
the general balancing process would determine whether to authorize a proposal, and if so, the
conditions under which it will be allowed to occur. The decision should reflect the national
concern for both protection and utilization of important resources. All factors, which may be
relevant to the proposal, must be considered including the cumulative effects thereof. Among
those are conservation, economics, aesthetics, general environmental concerns, wetlands,
cultural values, fish and wildlife values, flood hazards, floodplain values, land use, navigation,
shore erosion and accretion, recreation, water supply and conservation, water quality, energy
needs, safety, food and fiber production, mineral needs, considerations of property ownership,
and, in general, the needs and welfare of the people. For activities involving 404 discharges, a
permit will be denied if the discharge that would be authorized by such permit would not
comply with the Environmental Protection Agency's 404(b)(l) guidelines. Subject to the
preceding sentence and any other applicable guidelines or criteria (see Sections 320.2 and
320.3), a permit will be granted unless the District Commander determines that it would be
contrary to the public interest.
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The Corps of Engineers is soliciting comments from the public; Federal, State, and local
agencies and officials; Indian Tribes; and other interested parties in order to consider and
evaluate the impacts of this proposed activity. Any comments received will be considered by
the Corps of Engineers to determine whether to issue, modify, condition or deny a permit for
this proposal. To make this decision, comments are used to assess impacts on endangered
species, historic properties, water quality, general environmental effects, and the other public
interest factors listed above. Comments are used in the preparation of an Environmental
Assessment and/or an Environmental Impact Statement pursuant to the National
Environmental Policy Act. Comments are also used to determine the need for a public hearing
and to determine the overall public interest of the proposed activity.
AUTHORITY: This permit will be issued or denied under the following authority:
(X) Discharge dredged or fill material into waters of the United States – Section 404 Clean
Water Act (33 U.S.C. 1344). Therefore, our public interest review will consider the guidelines
set forth under Section 404(b) of the Clean Water Act (40 CFR 230).

District Commander
U.S. Army, Corps of Engineers
Enclosures
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BILL WALKER, GOVERNOR

STATE OF ALASKA
DEPT. OF ENVIRONMENTAL CONSERVATION
DIVISION OF WATER
401 Certification Program
Non-Point Source Water Pollution Control Program
DEPARTMENT OF ENVIRONMENTAL CONSERVATION
WQM/401 CERTIFICATION
410 WILLOUGHBY AVENUE
JUNEAU, ALASKA 99801-1795
PHONE: (907) 465-5321/FAX: (907) 465-5274

NOTICE OF APPLICATION
FOR
STATE WATER QUALITY CERTIFICATION

Any applicant for a federal license or permit to conduct an activity that might result in a
discharge into navigable waters, in accordance with Section 401 of the Clean Water Act of
1977 (PL95-217), also must apply for and obtain certification from the Alaska Department of
Environmental Conservation that the discharge will comply with the Clean Water Act, the
Alaska Water Quality Standards, and other applicable State laws. By agreement between the
U.S. Army Corps of Engineers and the Department of Environmental Conservation, application
for a Department of the Army permit to discharge dredged or fill material into navigable waters
under Section 404 of the Clean Water Act also may serve as application for State Water
Quality Certification.
Notice is hereby given that the application for a Department of the Army Permit described in
the Corps of Engineers’ Public Notice No. POA-2016-12, Gastineau Channel, serves as
application for State Water Quality Certification from the Department of Environmental
Conservation.
After reviewing the application, the Department may certify there is reasonable assurance the
activity, and any discharge that might result, will comply with the Clean Water Act, the Alaska
Water Quality Standards, and other applicable State laws. The Department also may deny or
waive certification.
Any person desiring to comment on the project, with respect to Water Quality Certification,
may submit written comments to the address above by the expiration date of the Corps of
Engineer’s Public Notice.
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POA-2016-12, Gastineau Channel
Richard Harris
R.H. Development LLC
Housing Construction
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Also the plat shows an easement (Tract A below) intended for a rerouted storm drainage through a
30”CPP into a 24” CPP. The plan includes an overflow berm and channel in case of catastrophic failure.
The CBJ will not accept that drainage and it shall the responsibility of the property owners to provide
maintenance and liability if there is a drainage failure.

One item that is missing from the preliminary plat submittal is phasing for the remainder of the
property to be developed. If there is going to be future subdivisions it weights the issues relating to
total runoff and traffic impact. In addition the stormwater calculations state that the plat as submitted
is phase 1. Also, ADOT may have additional requirements to verify capacities of the existing cross
culverts and total trip count for the new street intersection.
(f) A preliminary plat shall contain the following information:
(3) Boundary lines:
(D) If phasing is proposed, then the boundaries and number of each phase, sequential
lot numbering, and a subdivision name consistent with previous phases shall be shown.
Heitzlman Ridge runs above this development and there have been several slides that occurred below
the ridge, mainly above the 2000ft level. At present there is no data on this property that references the
types and depth of existing soils. A soils report is required for preliminary plat approval. “The soils
report shall describe the nature of the subsurface soils and any soil conditions that would affect
the design of the proposed development. The soils report shall state whether the proposed
subdivision plan is feasible and provide general solutions for all known geotechnical conditions or
problems.”
With the exception of a phasing plat and soils report the submittals are adequate and will allow CBJ to
move forward to preliminary approval once we receive the missing items.
It shall be noted that no subdivision infrastructure construction may begin without the appropriate
permits, deposits, bond, complete construction plans, final approval and recording of the final plat.

SMP2016-0001
18 month extension of an
approved preliminary plat for
Ridgeview Subdivision
Regular Planning Commission Hearing
April 13, 2021
Staff is recommending APPROVAL of the 18 month extension.

1

2

Project Description
 Ridgeview Subdivision
preliminary plat consists of
24 common wall lots, one
large lot and one large tract.
 The site is 19 acres zoned
D18 multi-family residential.

3

Key Considerations
 The Planning Commission approved the preliminary
plat on April 26, 2016 (SMP2016-0001)
 The applicant is not seeking any modifications to the
approved preliminary plat

4

Findings
1. Was the application for the requested development permit
extension complete and received on time? – YES.
2. Has the applicant submitted justification for the permit
extension? – YES.
3. Is the extension within the allowable number of permit
extensions? – YES.
4. Have notices of the extension request been mailed to adjacent
property owners at least 10 days prior to the hearing and has a
general notice been printed in the newspaper for at least two
days? – YES.
5. Have conditions on the permit changed?- NO.
5

Recommendation
Staff recommends the Planning Commission adopt the
Director's analysis and findings and APPROVE an 18-month
extension of the Ridgeview Subdivision preliminary plat.
 This extension allows the applicant to submit for the final
plat.
 Expires on October 13, 2023.

6

Questions?

7

SMP 2016-0001 Conditions of Approval
1. The applicant must submit a revised preliminary plat with
all required revisions for approval by staff prior to the
submittal of a final plat.
2. A Traffic Impact Analysis may be required at the
development of Lot 13 and/or Track B1A to ensure
adequate road capacity and design to meet forecasted
use resulting from the proposed subdivision per CBJ
49.40.300.

8

SMP2016-0001 Conditions of Approval
3. Per CBJ 49.35.210(a)(2), and CBJ 49.15.401(c)(4)(E)(ii),
and the 2013 Comprehensive Plan Policy 10.4 Design
Guidelines 1 and 2, the applicant must provide for street
connectivity as development progresses from Track B1A
and Lot 13 to adjacent undeveloped properties.
4. Per the Director’s findings, the ROW for Wildview Court
may be reduced from 60 ft. in width to 50 ft. in width,
providing the applicant constructs a sidewalk on the
southern side of Wildview Court from Seymour Way
through the extent of Lot 3.
9

SMP2016-0001 Conditions of Approval
5. The findings in the memo from General Engineering dated
March 29, 2016 and found in Attachment H will be
addressed to meet the Code. (This is now Attachment D in
your packet.)
6. Per the Wetlands Review Board recommendation, the
applicant must adhere to the CBJ Stormwater Manual of
Best Management Practices, and that the applicant must
submit a Stormwater Management Plan for approval by
staff prior to the submittal of the final plat.

10

SMP2016-0001 Conditions of Approval
7. Per CBJ 49.15.411, the preliminary plat requires the following
revisions, in addition to those listed above:
a. (f)(2)(J) Setbacks must be shown on each lot;
b. (f)(5)(D, E, F) Easements must include ownership;
c. (f)(5)(I) Site access, circulation, and utilities – as phasing is
proposed, the preliminary plat must submit
a sketch plat of
the prospective street system of Lot 13 and Tract B1A;
d. (i)(4) Drainage report and calculations must be revised to meet
the requirements of the Code;
e. (i)(6) Erosion control report must be submitted for approval
prior to submittal of the final plat.
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PLANNING COMMISSION
NOTICE OF DECISION
Date:
April 16, 2021
File No.: SMP2016 0001 Extension
Richard Harris
P.O. Box 32403
Juneau, AK 99803
Proposal:

Request for an 18-month extension of an approved preliminary plat for
Ridgeview Subdivision

Property Address:

7400 Glacier Highway

Legal Description:

USS 1568 TR B1

Parcel Code No.:

5B1401010010

Hearing Date:

April 13, 2021

The Planning Commission, at its regular public meeting, adopted the analysis and findings listed in the
attached memorandum dated April 5, 2021, and approved the preliminary plat to be conducted as
described in the project description and project drawings submitted with the application.
Attachment:

April 5, 2021 memorandum from Allison Eddins, Community Development, to
the CBJ Planning Commission regarding SMP2016 0001.

This Notice of Decision does not authorize any construction. Prior to starting any project, it is the
applicant’s responsibility to obtain the required building permits.
This Notice of Decision constitutes a final decision of the CBJ Planning Commission. Appeals must be
brought to the CBJ Assembly in accordance to CBJ 01.50.030. Appeals must be filed by 4:30 P.M. on the
day twenty days from the date the decision is filed with the City Clerk, pursuant to CBJ 01.50.030 (c). Any
action by the applicant in reliance on the decision of the Planning Commission shall be at the risk that the
decision may be reversed on appeal (CBJ 49.20.120).
Effective Date: The permit is effective upon approval by the Commission, April 13, 2021.
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Richard Harris
File No.: SMP2016 0001 Extension
April 16, 2021
Page 2 of 2
Expiration Date: The permit extension will expire 18 months after the effective date, or October 13, 2023
if no Building Permit has been issued and substantial construction progress has not been
made in accordance with the plans for which the subdivision permit was authorized or
no final plat has been approved. Application for permit extension must be submitted
thirty days prior to the expiration date.

________________________________
Michael LeVine, Chair
Planning Commission

________________________________
Filed With City Clerk
cc:

April 20, 2021
________________________________
Date

April 20, 2021
________________________________
Date

Plan Review

NOTE: The Americans with Disabilities Act (ADA) is a federal civil rights law that may affect this subdivision. ADA regulations have access

requirements above and beyond CBJ - adopted regulations. Owners and designers are responsible for compliance with ADA. Contact an
ADA - trained architect or other ADA trained personnel with questions about the ADA: Department of Justice (202) 272-5434, or fax
(202) 272-5447, NW Disability Business Technical Center (800) 949-4232, or fax (360) 438-3208.
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PLANNING COMMISSION AGENDA
THE CITY AND BOROUGH OF JUNEAU, ALASKA
USE2021 0002: Conditional Use Permit for the addition of 11 new condo units - APPPROVED

AGENDA ITEM:
Case No.: USE2021 0002
Applicant:R&S Construction LLC
Location: 3005 Clinton Drive
Proposal: Conditional Use Permit for the addition of 11 new condo units

RECOMMENDATION:
Staff recommends the Planning Commission adopt the Director's analysis and findings and APPROVE the
requested Conditional Use Permit. The permit would allow the modification of USE2018-0007 for the
development of 11 new boat condo units at 3011 Clinton Drive in a Light Commercial zoning district.
The approval is subject to the following conditions:

Condition #1: Prior to the issuance of a building permit, the applicants shall submit a revised site plan
that shows the location of trash receptacles.
Condition #2: Prior to the issuance of a temporary certificate of occupancy (TCO) for the first dwelling
unit, a homeowners’ association agreement shall be submitted to CDD. The agreement shall specify how
the HOA will address snow removal and snow storage in common areas.
Condition #3: Prior to the issuance of a temporary certificate of occupancy for the first dwelling unit,
the applicant must submit to CDD a homeowners’ association agreement that addresses the on-going
maintenance of parking spaces, ADA spaces, loading zone and circulation aisles that comply with the
requirements of CBJ 49.40.
Condition #4: Prior to the issuance of a building permit, the applicant shall submit a revised site plan
that shows one off-street loading zone that complies with the requirements of CBJ 49.40.
Condition #5: The Mendenhall River walking/bike path must remain open to the public at all times
during the construction phase for this project.
Condition #6: Prior to the issuance of a temporary certificate of occupancy for the first dwelling unit, a
homeowners’ association agreement shall be submitted to CDD. The agreement shall address the ongoing maintenance of the Mendenhall River walking/bike path. Maintenance includes snow removal from
the path.
Condition #7: Prior to the issuance of a temporary certificate of occupancy for the first dwelling unit, a
5-foot-wide paved sidewalk must be installed providing safe public access from the Clinton Drive
sidewalk to the Mendenhall River walking/bike path, per CBJ 49.35.630. The HOA agreement must
address the ongoing maintenance of the sidewalk including snow removal.
ATTACHMENTS:
Description
Staff Report for USE2021 0002
Presentation for USE2021 0002

Upload Date
3/31/2021
4/12/2021

Notice of Decision for USE2021 0002

4/20/2021

Type
Staff Report
Presentation
Notice of
Decision
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PLANNING COMMISSION STAFF REPORT
CONDITIONAL USE PERMIT USE2021 0002
HEARING DATE: APRIL 13, 2021

DATE:

March 31, 2021

ALTERNATIVE ACTIONS:

TO:

Michael LeVine, Chair, Planning Commission

BY:

Allison Eddins, Planner II

THROUGH:

Jill Maclean, Director, AICP

1. Amend: require additional
conditions, or delete or
modify the recommended
conditions.
2. Deny: deny the permit and
adopt new findings for items
1-6 below that support the
denial.
3. Continue: to a future
meeting date if determined
that additional information
or analysis is needed to
make a decision, or if
additional testimony is
warranted.

PROPOSAL: Applicant requests a Conditional Use Permit for the
construction of 11 condominium units with residential and commercial
space in a Light Commercial zoning district.
STAFF RECOMMENDATION: Approval with conditions
KEY CONSIDERATIONS FOR REVIEW:
• The condominium units will have large garages on the ground floor
with residences above (boat condos).
• Certain commercial uses may be permissible to operate in / out of
the garages.
• Commercial development totaling 1/2 acre of land or more is
considered major development in LC zoning district.
GENERAL INFORMATION
Property Owner
Applicant
Property Address
Legal Description
Parcel Number
Zoning
Land Use Designation
Lot Size
Water/Sewer
Access
Existing Land Use

R&S Construction LLC
R&S Construction LLC
3011 Clinton Drive
VINTAGE PARK II BL C LT 8A1
5B1601441000
Light Commercial (LC)
Traditional Town Center (TTC)
40,273 square feet
Public water and sewer
Clinton Drive
Vacant

ASSEMBLY ACTION REQUIRED:
Assembly action is not required
for this permit.
STANDARD OF REVIEW:
•
•
•

Quasi-judicial decision
Requires five (5) affirmative
votes for approval
Code Provisions:
o 49.15.330
o 49.25.300
o 49.40.210
o 49.40.300
o 49.80

The Commission shall hear and decide the case per 49.15.330(a) Conditional Use Permit. A conditional use is
a use that may or may not be appropriate in a particular zoning district according to the character, intensity, or
size of that or surrounding uses. The conditional use permit procedure is intended to afford the commission the
flexibility necessary to make determinations appropriate to individual sites. The commission may attach to the
permit those conditions listed in subsection (g) of this section as well as any further conditions necessary to
mitigate external adverse impacts. If the commission determines that these impacts cannot be satisfactorily
overcome, the permit shall be denied.
Fostering excellence in development for this generation and the next.
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SITE FEATURES AND ZONING
Project Site

Vintage Park Condo
Development

SURROUNDING ZONING AND LAND USES
North
LC; Retail and office space
South
Egan Drive right-of-way (DOT)
East
LC; Vintage Park Condos
West
Mendenhall River
SITE FEATURES
Anadromous
Flood Zone
Hazard
Hillside
Wetlands
Parking District
Historic District
Overlay Districts

Mendenhall River
Zone X (0.2% annual
flood chance)
None known
N/A
N/A
N/A
N/A
N/A

BACKGROUND INFORMATION
Site History – In 1984, the Vintage Park area was rezoned from R-7 (residential) to C-2 (Central Commercial) by
CBJ Ordinance 84-03(am) (ZC 83-14). This ordinance also included a number of conditions including building and
site design. Later, the conditions were amended by a series of CBJ ordinances [85-33, 85-55, 85-89, 86-54(am) and
86-72]. As part of the 1987 major rewrite of the CBJ Land Use Code, the area was rezoned to Light Commercial
(LC). The rezone to LC removed the conditions imposed through the earlier rezone to C-2. There are private
covenants for the area related to building and site design requirements, however the CBJ does not enforce private
covenants.
Project Description – The applicants are requesting a Conditional Use Permit for the construction of an 11 unit
condominium complex on Lot 8A1, adjacent to the Vintage Park Condominiums. The units would be "boat condos"
with each consisting of an oversized garage space on the ground floor with a residence above. The site's Light
Commercial zoning designation allows certain commercial and light manufacturing uses to operate out of the
garages, which may or may not require additional permitting.
The new condominium units will look similar to the Vintage Park Condominiums, and are being designed as a
separate and independent development with a separate Homeowners’ Association (HOA). The applicants no
longer own the adjacent Vintage Park Condominiums—it is owned and managed by a separate HOA.
Project Background – The Vintage Park area (a fraction of USS 1193) was subdivided into three lots in 1984. In
2013, the lot was subject to a right-of-way acquisition, which resulted in approximately 14,000 square feet of land
being incorporated into the Egan Drive right-of-way. The lot was further subdivided in 2014 (Plat 2014-04) into its
current configuration.
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The table below summarizes relevant history for the project and proposed development.
Item
PAC2021-0004
Plat 2014-04
Plat 2013-19
Plat 1984-117

Summary
Pre-application conference for this development
Subdivision creating Lot 8A1
Right-of-way acquisition
Three lot Vintage Park Subdivision

AGENCY REVIEW
CDD conducted an agency review comment period from February 22, 2021 to March 5, 2021. Agency review
comments can be found in Attachment C.
Agency
CBJ Engineering

CBJ Building

Capital City Fire and Rescue

CBJ Assessor's Office

Summary
CBJ General Engineering attended and provided comments during the
pre-application meeting. CBJ Engineering has no concerns with this
project as proposed. The drainage and utility plan will be reviewed
during the building permit process.
The CBJ Building Official attended and provided comments during the
pre-application meeting. The CBJ Building Department has no concerns
with this project as proposed. The construction plans will be reviewed
during the building permit process.
The Fire Marshal attended and provided comments during the preapplication meeting. The Fire Marshal has no concerns with this
project as proposed. The construction plans will be reviewed during
the building permit process.
The CBJ Assessor's Office does not anticipate any negative impacts to
neighborhood harmony or property values as a result of this project.

PUBLIC COMMENTS
CDD conducted a public comment period from February 22, 2021 to March 5, 2021. Public notice was mailed to
property owners within 500 feet of the proposed development. A public notice sign was also posted on-site two
weeks prior to the scheduled hearing. CDD has received three written comments at time of writing this staff
report. Any public comments that come in after March 22, 2021 will be provided to the Planning Commission prior
to the April 13, 2021 meeting. Public comments can be found in Attachment D.
Name
Marina Lindsey and Shawn Carey

Bob Deering

Summary
Concerns about pedestrian access to the Mendenhall
River walking/bike path; snow storage and
trash/recycling enclosure locations; 25' No
Disturbance setback along Mendenhall River; would
like to see green infrastructure incorporated into the
development.
Concerns about access to and maintenance of the
Mendenhall River walking/bike path, the setback
requirements along the Mendenhall River;
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Vintage Park Condo Association

Referenced CBJ Ordinance 86-54am and the Vintage
Park private covenants.
Concerns about access and maintenance of the
Mendenhall River walking/bike path and the
maintenance of the trees along the path; would like
to see a sidewalk installed on the project site that
would provide safe access to the path.

SITE PLAN
Project Site

Vintage Park Condominium
Development

ZONING REQUIREMENTS
The required setbacks for the LC zoning district and the development's proposed setbacks are displayed in the
image and table below. The front lot line is along Clinton Drive. The street side lot line is along Egan Drive. The
side lot line is along the east and the rear lot line is along the west. CBJ 49.80 defines the rear lot line and street
side lot lines as follows:
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CBJ 49.80 Definitions.

Lot line, rear, means the property line opposite and most distant from the front lot line, except in the case of a
corner lot.
Lot line, street side, means the property line separating the lot from a street right-of-way, other than an alley or
the front lot line.

Side lot line
Front lot line

~98'

Rear lot line

Side lot line

Street side lot
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Standard – Light
Commercial Zoning
District
Lot
Size

Requirement Proposed

Code Reference

2,000 square 40,273 square
feet
feet
20'
65'
80'
213'

49.25.400

25'
10'
10'
10'
17'

100'
10'
10' (north)
10'(northwest)
17'

49.25.400
49.25.400
49.25.400
49.25.400
49.25.400

50'

~67'

49.70.310

Lot Coverage Maximum None

34%

49.25.400

Vegetative Cover
Minimum

15%

16%

49.50.300

Height

45'
35'

35'
~8' (Condo
mailboxes)

49.25.400
49.25.400

Maximum Dwelling
Units (30/Acre)

27 dwelling
units

11 dwelling
units

49.25.500

Use

Multi-family Residential and
Commercial

Width
Depth
Setbacks Front
Rear
Side
Side
Street Side
(Egan Drive)
Streamside
(Mendenhall
River)

Permissible
Accessory

49.25.400
49.25.400

49.25.300

ANALYSIS
Project Site – The project site is a 40,273 square foot vacant lot located directly west of the Vintage Park
Condominium Development and bordered by two rights-of-way, Clinton Drive to the north and Egan Drive to the
south. The site will be accessed from one existing 32-foot-wide driveway off Clinton Drive, and will provide for
both ingress and egress traffic.
Condition: None recommended.
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Site photo taken 3/3/21

Driveway Entrance off Clinton Dr.
Project Site
behind parking lot

Parking lot for Vintage
Park businesses

Driveway for
New Condos

Driveways Vintage Park
Condos

Project Site

Project Design – The project will consist of 11 condominium units in two structures, A and B. Structure A will have
five units and Structure B will have six units. Each unit will consist of a garage measuring 22 ft. x 50 ft. x 16 ft. high
for a total of 1,110 square feet. There will be a 1,100 square foot, two-bedroom residence directly above each
garage. The end units will be accessed via external staircases. Internal apartments will be accessed via internal
staircases. Each residence will have a deck above the garage doors. Structures A and B will be built to the same
architectural style as the Vintage Park Condominium Development.
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Structure A will be constructed along the east side property line and Structure B will be along the west rear
property line. The rear of Structure A will facing the existing Vintage Park Condominiums and the rear of Structure
B will be facing the Mendenhall River. The structures will be facing each other with parking and access aisles
separating them.
The garage spaces will be appropriately fire separated from the residences to allow commercial uses in the garage.
Certain commercial and light manufacturing uses are allowed in the Light Commercial zoning district.
The site plan indicates where the mailboxes and snow storage will be located. It does not indicate where the trash
receptacle will be located.
Condition #1: Prior to the issuance of a building permit, the applicants shall submit a revised site plan that
shows the location of trash receptacles.
Condition #2: Prior to the issuance of a temporary certificate of occupancy (TCO) for the first dwelling unit, a
homeowners’ association agreement shall be submitted for review by CDD. The agreement shall specify how
the HOA will address snow removal and snow storage in common areas.
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Traffic – As mentioned above, the Light Commercial zoning district allows for certain commercial and light
manufacturing uses. Each garage will have the required fire separation that would allow for commercial and
manufacturing use occupancy. Based on similar situations, the most likely uses for the garages will be light
manufacturing or warehousing.
Staff must use full build-out projections when calculating traffic impacts. The traffic calculation in the table below
assumes all 11 garages will be used for a commercial use. Combined with the residential uses, the traffic estimate
is 108 average vehicle trips per day. According to CBJ 49.40.300(a) a traffic impact analysis is not required.
Although the current project is a separate development from the Vintage Park Condominiums, the combined
traffic impacts have been analyzed to understand the cumulative impacts of the developments. According to
staff's calculations for USE2018-0007 (approved 23 units Vintage Park Condos), the traffic count for Vintage Park
Condominiums is 133 average daily trips. The 2018 traffic calculation assumed that residential would be the only
use on site. Factoring in light manufacturing/warehousing uses, the Vintage Park Condominiums likely generate
226 average daily trips.
A Traffic Impact Analysis (TIA) is mandatory when a development is project to generate 500 or more average daily
trips. If a development is projected to generate between 250 and 500 trips, the Director can determine if an
analysis is necessary. Based on the type of development and the unlikelihood of future expansion, the Director
has determined that a TIA is not required.
Use

Total Units / Sq. Ft.

Trips Generated

Total Trips

Residential

11 units

5.78 trips per unit

63.58

Light Mfg. /
Warehousing

12,100 total square
feet (11 garages at
1,100 sq. ft.)

3.69 trips per 1,000 sq. ft.

44.64

Total ADTs:

108.22

Vintage Park Condominiums ADT:

133
(23 residential units at
5.78 trips per unit)
226
(mix of residential and
commercial)
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Use

Total Units / Sq. Ft.

Trips Generated

Total ADT for both developments:

Total Trips
241
(mix of residential and
commercial for current
project only)
334
(mix of residential and
commercial for current
project and Vintage Park)

Condition: None
Vehicle Parking & Circulation – The site will be accessed via a 32-foot-wide driveway off of Clinton Drive. The
driveway meets the CBJ standard for driveway curb cuts. The site plan also shows a 32-foot aisle width for vehicle
circulation within the site. The minimum standard is 24 feet wide for two-way traffic. The proposed traffic aisles
are wide enough to provide for two-way traffic throughout the site.
The parking requirements are shown in the table below. The applicants have provided a parking and circulation
plan that shows 35 parking spaces with two ADA spaces, including one ADA van space. The site plan shows all
standard and ADA parking spaces meeting the minimum dimensional standards required in CBJ 49.35.
As part of the building permit approval process, the applicants will be required to stripe all parking spaces and
provide the appropriate signage for the two ADA spaces.
Condition #3: Prior to the issuance of a temporary certificate of occupancy for the first dwelling unit, the
applicant must submit to CDD a homeowners’ association agreement that addresses the on-going maintenance
of parking spaces, ADA spaces, loading zone and circulation aisles that comply with the requirements of
CBJ 49.40.
Manufacturing and warehousing requires one off-street loading zone for areas between 5,000 – 24,999 square
feet in gross floor area. Loading zones have a dimensional requirement of 30 feet by 12 feet and 14.6 feet of
unobstructed height. Loading spaces must remain permanently available for loading.
Use
Mix of Residential multifamily and light
manufacturing / commercial
storage

Total Units and
Bedrooms
11 – two bedroom
units
11 – 1, 100 square
foot garages

Spaces Required

Total Spaces

1.75 per two bedroom
&
1 per 1,000 square feet

19.25

Total Parking Requirement:
Off-Street Loading Spaces Required:
ADA Accessible Spaces Required:

12.1
31
1
2

Condition #4: Prior to the issuance of a building permit, the applicant shall submit a revised site plan that
shows one off-street loading zone that complies with the requirements of CBJ 49.40.
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Non-motorized Transportation – As part of a 1984 re-zone from R7 Residential to C2 Commercial, the
developers of Vintage Business Park were required to install a 5-foot-wide walking/bike path along the
Mendenhall River. The path is located entirely on private property except for a small portion that is in the
Egan Drive right-of-way. Since its development, the Vintage Park Business Association has maintained the
majority of the walking/bike path. AKDOT maintains the portion within their right-of-way.
The path provides pedestrian and cycling connections to transit stops along Glacier Highway, Brotherhood
Bridge Trail, and the Radcliffe Road area south of Egan Drive.
Approximately 60 linear feet of the path is located on the project site. The applicants, and subsequently the
HOA are responsible for the continued maintenance of the 60 feet of pathway, which must remain open to
the public, per CBJ 49.35.630.
Condition #5: The Mendenhall River walking/bike path must remain open to the public at all times during the
construction phase for this project.
Condition #6: Prior to the issuance of a temporary certificate of occupancy for the first dwelling unit, a
Homeowners Association Agreement shall be submitted to CDD. The agreement shall address the on-going
maintenance of the Mendenhall River walking/bike path. Maintenance includes snow removal from the path.
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Clinton Drive has a 5-foot paved sidewalk along the west side of the right-of-way. Individual businesses that are
located along the west side of Clinton Drive provide 5-foot-wide paved public sidewalks across their private
property. These sidewalks of private property connect to the sidewalks along Clinton Drive and provide the public
with safe access to the Mendenhall River walking/bike path.
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Proposed sidewalk location

Public Sidewalks through Private Property

Condition #7: Prior to the issuance of a temporary certificate of occupancy for the first dwelling unit, a 5-footwide paved sidewalk must be installed providing safe public access from the Clinton Drive sidewalk to the
Mendenhall River walking/bike path, per CBJ 49.35.630. The HOA agreement must address the ongoing
maintenance of the sidewalk, including snow removal.
Proximity to Transit – Egan Drive is a transit corridor. There are bus stop locations near the intersection of Egan
Drive and Wildmeadow Lane, near the Mendenhall Mall, and at the corner of Radcliff Road and Glacier Highway.
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0.3 miles from site

Project Site

0.4 miles from site

0.7 miles from site

Bus stop locations

Condition: None recommended.
Noise – The proposed uses are not expected to generate any noise impacts beyond what would be expected in a
Light Commercial zoning district.
Condition: None recommended.
Lighting – The Land Use Code requires parking areas "to be suitably lit." This is interpreted to mean exterior
lighting should be provided in parking areas and immediately adjacent to structures. All exterior lighting should
be of full cut-off design. This design helps to ensure that all lighting is directed only on the lot to minimize impact
to adjacent neighborhoods. The applicants have proposed lighting fixtures that meet the required full cut-off
design. The lighting fixtures are the same fixtures that were approved for installation in the Vintage Park
Condominium Development. The applicants have provided architectural drawings that show the location of the
light fixtures. There will be two exterior lights along the back side of Structures A and B. Fixtures will also be placed
above each garage door and each residential entryway.
Condition: None recommended.
Vegetative Cover & Landscaping – The Light Commercial zoning district has a 15% vegetative cover requirement.
The project site, at 40,277 square feet, has a vegetative cover requirement of 6,040 square feet. The site plan
submitted shows 6,424 square feet. The landscaping will consist of grass and strategically planted maple trees.
The site plan includes grass landscaping between the front property line and the edge of the Clinton Drive
sidewalk. This is consistent with the vegetative and landscaping requirement for Vintage Park Condominiums.
Condition: None recommended.
Habitat – The western lot line abuts the Mendenhall River. The Mendenhall River is classified as an anadromous
water body in the 2013 Comprehensive Plan. CBJ 49.70 Article III requires development be set back at least 50
feet from the Ordinary High Water (OHW) mark from all anadromous water bodies. CDD Staff, along with a Habitat
Biologists from Alaska Department of Fish and Game, visited the site to determine the OHW and confirm that the
location of the 50-foot setback. The image below shows the OHW line in red. The orange boxes show the distance
from the OHW to the side property line. There is a 10-foot setback requirement from the side property line. Staff
has determined that the 50-foot stream side setback will be met.
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The applicant will be required to submit a stamped as-built survey prior to the issuance of a temporary certificate
of occupancy for the first dwelling unit as part of the building permit approval process. The as-built survey will
show the location of the 50-foot stream side setback.
48 ft.

50 ft. Stream side setback measurement

57 ft.

N
Condition: None recommended.
Drainage and Snow Storage – The applicants have identified one snow storage located along the southern lot line
of the project site. Staff received one written comment from a nearby resident concerned about the location of
snow storage and the relatively small amount of space for snow storage shown on the site plan. There is additional
space for snow storage along the property line abutting Egan Drive.
The applicants will submit a proposed drainage plan in conjunction with the first building permit application. The
drainage plan will be reviewed by CBJ General Engineering. As part of the review for approval of the building
permit, CBJ General Engineering requires a maintenance schedule agreement for oil/water separators to be
recorded to make it clear what a developer's obligations are. Stormwater management during construction is also
reviewed as part of the CBJ Building Permit.

March 31, 2021
USE2021 0002
Page 16 of 20

Packet Page 120 of 345

Snow storage area

Additional Snow storage

Public Health, Safety, and Welfare – The structures meet zoning requirements for height and setbacks and will
meet applicable building code requirements for fire safety. The Fire Marshal reviewed the proposed site plan and
building plans as part of the pre-application process and has no concerns with the development as proposed. The
CBJ Building Official has no concerns with the development as proposed.
Condition: None recommended.
Property Value or Neighborhood Harmony – Surrounding land uses are primarily commercial and office space,
with some residential uses. The CBJ Land Use Code [49.25.230 (a)] states commercial zoning districts are
established to accommodate commercial activities and, more specifically, that Light Commercial zoning districts
are:
…intended to accommodate commercial development that is less intensive than that permitted in the general
commercial district. Light commercial districts are primarily located adjacent to existing residential areas. Although
many of the uses allowed in this district are also allowed in the GC, general commercial district, they are listed as
conditional uses in this district and therefore require commission review to determine compatibility with the
surrounding land uses. A lower level of intensity of development is also achieved by stringent height and setback
restrictions. Residential development is allowed in mixed-and-sine-use developments in the light commercial
district.

Packet Page 121 of 345

March 31, 2021
USE2021 0002
Page 17 of 20

The proposed residential use and associated garages that may be used for commercial purposes is allowed in the
Light Commercial zoning district and is consistent with the description of the zoning district.
Condition: None recommended.
CONFORMITY WITH ADOPTED PLANS
The proposed development, with recommended conditions, is in general conformity with the 2013
Comprehensive Plan, the 2001 Area Wide Transportation Plan and the 2009 Juneau Non-Motorized
Transportation Plan.
PLAN

Chapter

2013 Comprehensive
Plan

2001 Area Wide
Transportation Plan

Item

Summary

11

Page
No.
156

Land Use
Designation

4

37

Policy 4.2

4

41

Policy 4.8

10

129

Policy 10.1

10

130

Policy 10.2

10

131

Policy 10.3

10

140

Policy 10.13

Complies with the Traditional Town
Center land use designation for the
lot.
Facilitate provision of various
housing types and sizes to
accommodate housing needs for all
economic groups.
Maintain existing character and
quality of life of existing
neighborhoods while providing a
mixture of new housing types.
Enable the public and private
sectors to develop on suitable land
with adequate utilities and services
in order to provide increased
housing options.
Allow flexible and creative solutions
in residential and mixed use
development within the Urban
Service Area.
Facility the development of various
housing types and densities that are
located near public facilities and
transportation systems.
Encourage mixed use development
near shopping centers, along transit
routes and in other suitable areas.

Recommendations 32
for Land Use and
Zoning

Recommendation Support increased density near
existing transit routes.
Support mixed land uses.
Provide for multi-modal access and
circulation.
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PLAN

Chapter

Item

Summary

7

Page
No.
50

2009 Non-Motorized
Transportation Plan

High Priority
Infrastructure
Improvements

8

70

Policy 5

Improve the Mendenhall Mall area
for non-motorized users by
providing crosswalks, bike facilities
and sidewalks.
In new neighborhoods, install
facilities for non-motorized
transportation, such as paths that
connect to the broader trail system.

Note that the 2015 Juneau Economic Development Plan and the 2016 Housing Action Plan promote the
development of workforce housing and are not included in this analysis.
FINDINGS
Conditional Use Permit Criteria - Per CBJ 49.15.330 (e) & (f), Review of Director's & Commission’s Determinations,
the Director makes the following findings on the proposed development:
1. Is the application for the requested conditional use permit complete?
Analysis: No further analysis needed.
Finding: Yes. The application contains the information necessary to conduct full review of the proposed
operations. The application submittal by the applicant, including the appropriate fees, substantially conforms
to the requirements of CBJ Chapter 49.15.
2. Is the proposed use appropriate according to the Table of Permissible Uses?
Analysis: The application is for boat condos that will include a mix of residential and commercial uses allowed
in the Light Commercial zoning district. The uses is listed at CBJ 49.25.300, Sections 1.300, 2.200 and 4.050 for
the Light Commercial zoning district.
Finding: Yes. The requested permit is appropriate according to the Table of Permissible Uses.
3. Will the proposed development comply with the other requirements of this chapter?
Analysis: The proposed site design complies with off-street parking, lot coverage, lighting, and vegetative
cover requirements. Drainage compliance will be confirmed during the building permit process.
Finding: Yes. With the recommended conditions, the proposed development will comply with Title 49,
including parking, lighting, and vegetative cover requirements.
4. Will the proposed development materially endanger the public health, safety, or welfare?
Analysis: The structures meet zoning requirements for height and setbacks and will meet applicable building
code requirements for fire safety.
Finding: No. There is no evidence to suggest that with appropriate conditions, the requested Conditional Use
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Permit for 11 boat condos in a Light Commercial zoning district will materially endanger the public health or
safety.
5. Will the proposed development substantially decrease the value of or be out of harmony with property in
the neighboring area?
Analysis: The surrounding land uses are primarily commercial and office space. The CBJ Assessor's Office does
not anticipate any negative impacts to neighborhood harmony or property values as a result of this project.
Finding: No. There is no evidence to suggest that with appropriate conditions, the requested Conditional Use
Permit for 11 boat condos in a Light Commercial zoning district will substantially decrease the value or be out
of harmony with the property in the neighboring area.
6. Will the proposed development be in general conformity with the land use plan, thoroughfare plan, or other
officially adopted plans?
Analysis: The proposed development will be in conformity the adopted plans.
Finding: Yes. The proposed boat condos, with the recommended conditions, will be in general conformity
with the 2013 Comprehensive Plan, 2001 Area Wide Transportation Plan and the 2009 Juneau Non-Motorized
Transportation Plan.
RECOMMENDATION
Staff recommends the Planning Commission adopt the Director's analysis and findings and APPROVE the
requested Conditional Use Permit. The permit would allow the modification of USE2018-0007 for the
development of 11 new boat condo units at 3011 Clinton Drive in a Light Commercial zoning district.
The approval is subject to the following conditions:
Condition #1: Prior to the issuance of a building permit, the applicants shall submit a revised site plan that
shows the location of trash receptacles.
Condition #2: Prior to the issuance of a temporary certificate of occupancy (TCO) for the first dwelling unit, a
homeowners’ association agreement shall be submitted to CDD. The agreement shall specify how the HOA
will address snow removal and snow storage in common areas.
Condition #3: Prior to the issuance of a temporary certificate of occupancy for the first dwelling unit, the
applicant must submit to CDD a homeowners’ association agreement that addresses the on-going
maintenance of parking spaces, ADA spaces, loading zone and circulation aisles that comply with the
requirements of CBJ 49.40.
Condition #4: Prior to the issuance of a building permit, the applicant shall submit a revised site plan that
shows one off-street loading zone that complies with the requirements of CBJ 49.40.
Condition #5: The Mendenhall River walking/bike path must remain open to the public at all times during
the construction phase for this project.
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Condition #6: Prior to the issuance of a temporary certificate of occupancy for the first dwelling unit, a
homeowners’ association agreement shall be submitted to CDD. The agreement shall address the on-going
maintenance of the Mendenhall River walking/bike path. Maintenance includes snow removal from the
path.
Condition #7: Prior to the issuance of a temporary certificate of occupancy for the first dwelling unit, a 5foot-wide paved sidewalk must be installed providing safe public access from the Clinton Drive sidewalk to
the Mendenhall River walking/bike path, per CBJ 49.35.630. The HOA agreement must address the ongoing
maintenance of the sidewalk including snow removal.
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Attachment A - Application Packet
REVISED
ALLOWABLE/CONDITIONAL
USE
PERMIT APPLICATION

See reverse side for more information regarding the permitting process and the materials
required for a complete application.

NOTE: Must be accompanied by a DEVELOPMENT PERMIT APPLICATION form.
PROJECT SUMMARY

We are proposing a 5 unit building "A" and a 6 unit building "B" on lot 8A1 on Clinton Drive to be a
new Condo Association REVISED PROJECT SUMMARY
TYPE OF ALLOWABLE OR CONDITIONAL USE PERMIT REQUESTED
Accessory Apartment – Accessory Apartment Application (AAP)

To be completed by Applicant

Use Listed in 49.25.300 – Table of Permissible Uses (USE)
Table of Permissible Uses Category:

IS THIS A MODIFICATION or EXTENSION OF AN EXISTING APPROVAL?

YES – Case # ____________________

UTILITIES PROPOSED
WATER:
SITE AND BUILDING SPECIFICS

Public

✔ Public

40277
Total Area of Lot ______________
square feet

On Site

SEWER:

NO

On Site

Total Area of Existing Structure(s) _______________ square feet

12900
Total Area of Proposed Structure(s) _______________square
feet

EXTERNAL LIGHTING
Existing to remain
Proposed

No
No

Yes – Provide fixture information, cutoff sheets, and location of lighting fixtures
Yes – Provide fixture information, cutoff sheets, and location of lighting fixtures

ALL REQUIRED DOCUMENTS ATTACHED
✔ Narrative including:
✔

✔
✔

✔
✔

Current use of land or building(s)
Description of project, project site, circulation, traffic etc.
Proposed use of land or building(s)
How the proposed use complies with the Comprehensive Plan

If this is a modification or extension include:
Notice of Decision and case number
Justification for the modification or
extension
Application submitted at least 30 days
before expiration date

Plans including:
✔ Site plan
✔ Floor plan(s)
✔ Elevation view of existing and proposed buildings
✔ Proposed vegetative cover
✔ Existing and proposed parking areas and proposed traffic circulation
✔ Existing physical features of the site (e.g.: drainage, habitat, and hazard areas)

‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐DEPARTMENT USE ONLY BELOW THIS LINE‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐
ALLOWABLE/CONDITIONAL USE FEES
Fees
Application Fees

Check No.

Receipt

Date

$___________

Admin. of Guarantee

$___________

Adjustment

$___________

Pub. Not. Sign Fee

$___________

Pub. Not. Sign Deposit

$___________

Total Fee

$___________

This form and all documents associated with it are public record once submitted.
INCOMPLETE APPLICATIONS WILL NOT BE ACCEPTED
For assistance filling out this form, contact the Permit Center at 586‐0770.

Case Number

Date Received
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Instructions
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Allowable Use permits are outlined in CBJ 49.15.320, Conditional Use permits are outline in CBJ 49.15.330

Pre‐Application Conference: A pre‐application conference is required prior to submitting an application. There is no fee for a pre‐
application conference. The applicant will meet with City & Borough of Juneau and Agency staff to discuss the proposed
development, the permit procedure, and to determine the application fees. To schedule a pre‐application conference, please
contact the Permit Center at 586‐0770 or via e‐mail at permits@juneau.org.
Application: An application for an Allowable/Conditional Use Permit will not be accepted by the Community Development
Department until it is determined to be complete. The items needed for a complete application are:
1.

Forms: Completed Allowable/Conditional Use Permit Application and Development Permit Application forms.

2.

Fees: Fees generally range from $350 to $1,600. Any development, work, or use done without a permit issued will be
subject to double fees. All fees are subject to change.

3.

Project Narrative: A detailed narrative describing the project.

4.

Plans: All plans are to be drawn to scale and clearly show the items listed below:
A.
Site plan, floor plan and elevation views of existing and proposed structures
B.
Existing and proposed parking areas, including dimensions of the spaces, aisle width and driveway entrances
C.
Proposed traffic circulation within the site including access/egress points and traffic control devices
D.
Existing and proposed lighting (including cut sheets for each type of lighting)
E.
Existing and proposed vegetation with location, area, height and type of plantings
F.
Existing physical features of the site (i.e. drainage, eagle trees, hazard areas, salmon streams, wetlands, etc.)

Document Format: All materials submitted as part of an application shall be submitted in either of the following formats:
1. Electronic copies in the following formats: .doc, .txt, .xls, .bmp, .pdf, .jpg, .gif, .xlm, .rtf (other formats may be preapproved
by the Community Development Department).
2. Paper copies 11” X 17” or smaller (larger paper size may be preapproved by the Community Development Department).
Application Review & Hearing Procedure: Once the application is determined to be complete, the Community Development
Department will initiate the review and scheduling of the application. This process includes:
Review: As part of the review process the Community Development Department will evaluate the application for
consistency with all applicable City & Borough of Juneau codes and adopted plans. Depending on unique characteristics of
the permit request the application may be required to be reviewed by other municipal boards and committees. During this
review period, the Community Development Department also sends all applications out for a 15‐day agency review period.
Review comments may require the applicant to provide additional information, clarification, or submit
modifications/alterations for the proposed project.
Hearing: All Allowable/Conditional Use Permit Applications must be reviewed by the Planning Commission for vote. Once
an application has been deemed complete and has been reviewed by all applicable parties the Community Development
Department will schedule the requested permit for the next appropriate meeting.
Public Notice Responsibilities: Allowable/Conditional Use requests must be given proper public notice as outlined in CBJ 49.15.230:
The Community Development Department will give notice of the pending Planning Commission meeting and its agenda in
the local newspaper a minimum of 10‐days prior to the meeting. Furthermore, CDD will mail notices to all property owners
within 500‐feet of the project site.
The Applicant will post a sign on the site at least 14 days prior to the meeting. The sign shall be visible from a public right‐
of‐way or where determined appropriate by CDD. Signs may be produced by the Community Development Department for
a preparation fee of $50, and a $100 deposit that will be refunded in full if the sign is returned within seven days of the
scheduled hearing date. If the sign is returned between eight and 14 days of the scheduled hearing $50 may be refunded.
The Applicant may make and erect their own sign. Please contact the Community Development Department for more
information.

INCOMPLETE APPLICATIONS WILL NOT BE ACCEPTED

I:\FORMS\PLANFORM\USE ‐ Allowable‐Conditional Use.docx

Revised May 2017 ‐ Page 2 of 2
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Lot 8A1 New Condo Project
This lot is currently vacant as we have all the services to it and it is currently ready for
construction to build a new 5 unit condo and a 6 unit condo in similar resemblance to 3005
Clinton drive Condos. These condos are primarily residentially used but are zoned for light
commercial as well. The units will have approximately a 22x50 ft residential living area on the
top floor with approximately a 22x50 ft garage area on the first floor. We have submitted a site
plan that meets parking requirements with handicap parking. We are showing drainage and
snow storage as well as a lighting plan. Our site plan meets the required vegetation to be
allowed for the 2 structures on lot 8A1. This project meets all the city requirements and
setbacks under the current zoning and will fit in with the neighboring buildings.
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Invita on to Comment
On a proposal to be heard by the CBJ Planning Commission

Your Community, Your Voice

3005 Clinton
Drive Proposed
Condo Units

155 S. Seward Street Juneau, Alaska 99801
TO:

An application has been submitted for consideration and public hearing by the
Planning Commission for a Conditional Use Permit for the addition of 11 new
condo units at 3005 Clinton Drive in a Light Commercial Zone.

TIMELINE
Now through March 5

Comments received
during this period will be
sent to the Planner,
Allison Eddins, to be
included as an
a achment in the staﬀ
report.

Mar. 6 — noon, Mar. 22

Comments received during
this period will be sent to
Commissioners to read in
prepara on for the
hearing.

Staﬀ Report expected to be posted Monday, March 15, 2021 at
h ps://juneau.org/community‐development/planning‐commission.
Find hearing results, mee ng minutes and more here as well.
HEARING DATE & TIME: 7:00 pm, March 23, 2021

This virtual mee ng will be by video and telephonic
par cipa on only. To join the Webinar, visit: h ps://
juneau.zoom.us/j/98118003735. The Webinar ID is:
981 1800 3735. To join by telephone, call: +1 253 215
8782 or +1 346 248 7799 or +1 669 900 6833 or +1 301
715 8592 or +1 312 626 6799 or +1 929 436 2866 and
enter the Webinar ID.

Phone: (907)586‐0715  Email: pc_comments@juneau.org
Mail: Community Development, 155 S. Seward St, Juneau AK 99801
Printed February 22, 2021

March 24

The results of
the hearing
will be posted
online.

Case No.: USE2021 0002
Parcel No.: 5B1601441000
CBJ Parcel Viewer: h p://epv.juneau.org
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Revised No ce
11 New Condo Units in the Vintage Park Subdivision

Amended Hearing Date

Lot 8A1
Proposed Condo
Units

155 S. Seward Street Juneau, Alaska 99801
TO:

You are receiving this notice regarding an application being heard by the Planning
Commission for a Conditional Use Permit for the construction of 11 new condo
units at 3005 Clinton Drive in a Light Commercial Zone. This revised notice is to
provide amended hearing date and Webinar information, given below.

TIMELINE
Now through March 22

Comments received
during this period will be
sent to the Planner,
Allison Eddins, to be
included as an
a achment in the staﬀ
report.

Mar. 23 — noon, Apr. 12

Comments received during
this period will be sent to
Commissioners to read in
prepara on for the
hearing.

Staﬀ Report expected to be posted Monday, April 5, 2021 at
h ps://juneau.org/community‐development/planning‐commission.
Find hearing results, mee ng minutes and more here as well.
HEARING DATE & TIME: 7:00 pm, April 13, 2021

This virtual mee ng will be by video and telephonic
par cipa on only. To join the Webinar, visit: h ps://
juneau.zoom.us/j/95201900876. The Webinar ID is:
952 0190 0876. To join by telephone, call: +1 253 215
8782 or +1 346 248 7799 or +1 669 900 6833 or +1 301
715 8592 or +1 312 626 6799 or +1 929 436 2866 and
enter the Webinar ID.

Phone: (907)586‐0715  Email: pc_comments@juneau.org
Mail: Community Development, 155 S. Seward St, Juneau AK 99801
Printed March 9, 2021

April 14

The results of
the hearing
will be posted
online.

Case No.: USE2021 0002
Parcel No.: 5B1601441000
CBJ Parcel Viewer: h p://epv.juneau.org
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Attachments:
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Mary Hammond
Allison Eddins
RE: Agency Comments: Addition of 11 boat condos to Vintage Park Condo Development
Thursday, March 4, 2021 3:41:02 PM
image001.png

Hi Allison,
I do not foresee any negative impacts on surrounding property values from the development of the
additional 11 units.
Mary Hammond
Assessor
City & Borough of Juneau
(907) 586-0330
From: Allison Eddins
Sent: Thursday, March 4, 2021 3:14 PM
To: Mary Hammond
Subject: Agency Comments: Addition of 11 boat condos to Vintage Park Condo Development
Hi Mary,
The developers have applied for a Conditional Use Permit to add 11 boat condos
to the vacant lot next to the 23 unit Vintage Park Condos. The 11 units will be
located in two buildings – five units in Building E and six units in Building F. The
architecture for these new buildings will be the same as the existing buildings. This
will be the last addition bringing the total number of condos to 34. The CBJ
Assessor’s Office provided comment with the first CUP for the 23 units. Those
comments are below.
The CBJ Assessor has stated that they do not foresee any negative impacts on surrounding property
values from the development. They also stated the development might actually provide a beneficial
buffer from Egan Drive for other properties on the interior of Vintage Park. However, they suggested
a larger vegetative strip with shrubs or a privacy fence along Clinton Drive providing a visual buffer
would be beneficial but were aware of the potential need for a larger paved turning area to allow
boats to be more easily parked. The buffer would have limited impact on vehicle noise.
Would you say these comments are true for the 11 additional units?
Thank you!
Allison Eddins | Planner II
Community Development Department │ City & Borough of Juneau, AK
Location: 230 S. Franklin Street, 4th Floor Marine View Building
Office: 907.586.0758
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Charlie Ford
Allison Eddins
RE: Agency Comments: Addition of 11 boat condos to Vintage Park Condo Development
Thursday, March 4, 2021 3:43:49 PM
image003.png

Hi Allison,
The Building Department has no issues with this project at this time.
Thank you,

Charlie Ford | Building Official

Community Development Department │ City & Borough of Juneau, AK
Location: 230 S. Franklin Street, 4th Floor Marine View Building
Office: 907.586.0767

From: Allison Eddins <Allison.Eddins@juneau.org>
Sent: Thursday, March 4, 2021 3:41 PM
To: Charlie Ford <Charlie.Ford@juneau.org>
Subject: Agency Comments: Addition of 11 boat condos to Vintage Park Condo Development
Hi Charlie,
The developers have applied for a Conditional Use Permit to add 11 boat condos
to the vacant lot next to the 23 unit Vintage Park Condos. The construction will be
the same for the two new buildings as it was for the first four. The application is
attached. Do you have any concerns or comments about this project?
Thanks,
Allison
Allison Eddins | Planner II
Community Development Department │ City & Borough of Juneau, AK
Location: 230 S. Franklin Street, 4th Floor Marine View Building
Office: 907.586.0758
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To:
Subject:
Date:
Attachments:
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Autumn Sapp
Allison Eddins
RE: USE21-02: Addition of 11 boat condos at Vintage Park
Wednesday, February 24, 2021 9:05:56 AM
image001.png

Good morning,
There are no further comments regarding this project than what Mark put in his preapp report. Let
me know if you have any questions.
Thanks,
Autumn Sapp
City and Borough of Juneau
Engineering & Public Works
Business Manager
907-586-0917
From: Allison Eddins <Allison.Eddins@juneau.org>
Sent: Monday, February 22, 2021 10:01 AM
To: Autumn Sapp <Autumn.Sapp@juneau.org>
Subject: USE21-02: Addition of 11 boat condos at Vintage Park
Hi Autumn,
Attached is an application to add 11 boat condos to the existing 23 condos. Mark
did the pre-app. Attached is the application. The as-built is the last page. The preapp notes are attached as well. If you could get any comments back to me by
March 2nd that would be great. I know that’s not a lot of time but we are trying to
make the March 23rd PC meeting. Let me know if you need more information or
more time.
Thanks,
Allison
Allison Eddins | Planner II
Community Development Department │ City & Borough of Juneau, AK
Location: 230 S. Franklin Street, 4th Floor Marine View Building
Office: 907.586.0758

Attachment D - Public Comments

From:
Sent:
To:
Subject:
Attachments:
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Robert Deering <rcdeering@gmail.com>
Wednesday, March 17, 2021 10:24 AM
PC_Comments
Re: Comment: Conditional Use Permit for new condos on Clinton Drive
Dec of Covenants Vintage Business Park rec09.22.1997.pdf; ATT00001.txt

EXTERNAL E‐MAIL: BE CAUTIOUS WHEN OPENING FILES OR FOLLOWING LINKS
________________________________
I’m also including a copy of the Vintage Park covenants that were adopted during the development of the park and apply
to all future development and ownership within the park. These clearly align with Ordinance 86‐54am regarding
setbacks and a recognition of common areas such as the trail.

1
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Robert Deering <rcdeering@gmail.com>
Tuesday, March 16, 2021 8:57 PM
PC_Comments
Comment: Conditional Use Permit for new condos on Clinton Drive

EXTERNAL E‐MAIL: BE CAUTIOUS WHEN OPENING FILES OR FOLLOWING LINKS
________________________________
Hello,
Please consider these comments/questions in your deliberations regarding the conditional use permit.
There is an existing paved bike trail that intersects the subject property in several locations along the Mendenhall River
greenbelt to the west of the property. This trail, which predates the development of Vintage Park in the mid‐80’s, is an
important access feature to local residents for recreation, exercise, and to connect to other trails and community
resources (schools, library, parks, shopping…). Many of us are concerned about the degradation of the trail due to
adjacent development, and want to see it protected as a public resource.
An attractive and well‐maintained trail improves the value of the nearby properties and reduces crime and other
nefarious activity in the area.
CBJ Ordinance Serial Number 86‐54am dated 07/07/1986 stipulates public access of the trail as well as certain setbacks
from the trail for development purposes. I’ve attached a copy of the ordinance to this email.
How will this new development accommodate setbacks from the trail?
Will the development damage or impede access to the trail in any way during or after construction?
Will the trail be impacted by snow removal storage from the development parking areas?
Will trees or other features of the greenbelt fronting the river be affected by the development?
Thank you,
Bob Deering
2319 Meadow Lane
Juneau
957‐1077

1

Attachment D - Public Comments

Robert Deering Public Comment Attachment

Packet Page 193 of 345

Attachment D - Public Comments

Robert Deering Public Comment Attachment

Packet Page 194 of 345

Attachment D - Public Comments

Robert Deering Public Comment Attachment

Packet Page 195 of 345

Attachment D - Public Comments

Robert Deering Public Comment Attachment

Packet Page 196 of 345

Attachment D - Public Comments

Robert Deering Public Comment Attachment

Packet Page 197 of 345

Attachment D - Public Comments

Robert Deering Public Comment Attachment

Packet Page 198 of 345

Attachment D - Public Comments

Robert Deering Public Comment Attachment

Packet Page 199 of 345

Attachment D - Public Comments

Robert Deering Public Comment Attachment

Packet Page 200 of 345

Attachment D - Public Comments

Robert Deering Public Comment Attachment

Attachment D - Public Comments

Robert Deering Public Comment Attachment

Attachment D - Public Comments

Packet Page 203 of 345

To: Community Development Department
Re: Conditional Use Permit for the Addition of 11 New Condo Units at 3005 Clinton Drive
From: Marina Lindsey and Shawn Carey, Vintage Park Condominium,
3005 Clinton Drive, Unit C5, Juneau, AK 99801
Date: March 4, 2021

We are writing to comment on the proposed condo units at 3005 Clinton Drive. Our concerns
and questions are as follows:
Sidewalk Access to Mendenhall River Path: As residents of the adjacent condominiums in the
Vintage Park Condominium Association (VPCA), we walk frequently along the Mendenhall River
path and would like a sidewalk or paved path included in the plans for the new condo units, so
that all residents of VPCA have safe access to the Mendenhall River path. Every other
building along the river trail includes sidewalk to access the river trail. People from the Vintage
Park area residences and offices, and the Meadow Lane neighborhood walk to and from work,
walk dogs, and walk to Safeway, the banks and the post office, and recreate along the river
path. Many of the current VPCA residents and other path users cut across the lots where the
proposed units will be built or cut through Rejuvenation Salon’s parking lot. People will walk
and bike through the new condo driveway and parking areas, if there is not a sidewalk or
pathway established. Having a sidewalk or path would lessen the chances of people being hit by
vehicles as the new condo residents turn into and out of their units with potentially large trucks
and boats along the proposed new development driveway which includes two turns to/from
the units.
Trash and Recycling: The location of trash and recycling enclosures is not designated on the site
plans filed with CBJ. Where would a recycling enclosure be on this proposed development, and
where will the trash enclosures be located? As neighbors in the unit next door to the proposed
development, we have a vested interest in their locations. Additionally, we would like to
request that the trash dumpster enclosures are constructed as bear-proof. Last summer there
was a bear in the area regularly. Vintage Park Condominium Association owners had to retrofit
the Association's trash enclosures at significant cost. It should not be the responsibility of the
condo unit owners to purchase or rent more expensive bear-proof dumpsters or retrofit
recently built enclosures. The enclosures should be bear-proof when the developers build. We
would also like the city to require developers to include and designate enclosures in their plans
for recycling containers or better yet a recycling dumpster as Juneau Waste has talked about
introducing that option for commercial pick up. Our landfill is rapidly reaching capacity.
Snow Storage: What are the developers’ plans for snow storage? Will the snow from this new
area be pushed towards the southwest, Egan Highway side, of the units? Is there enough land
there for snow storage or is the CBJ paved path that goes up the slope to the Egan Highway CBJ
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trail too close? Additionally, is that SW side strip of land a CBJ required landscaped area that
will be destroyed annually by snow storage or is it not part of the property? As VPCA owners,
we have a financial interest in what the developers' snow storage plan is because the
Association owners will have to cover the costs of snow removal once the developers have sold
all the units – the maximum number they can fit on the property to sell. If there is not proper
snow storage included in the property development plans, the Association owners will incur the
added cost of a loader to move snow and/or a dump truck to haul it away.
Maintenance of River Path: The developers’ property includes part of the Mendenhall river
path. Will that mean that the Vintage Park Condominium Association will be responsible for
maintaining that section of the river path? Do the developers have any responsibility to repair
or improve the path while they have equipment on the property? Additionally, will path access
be restricted at all during construction?
Trees in Setback: The property includes several large, old evergreen trees along the river and
within the 25' setback. We would like to clarify that CBJ regulation 49.70.310 (b) states that all
trees cannot be disturbed (removed, cut, trimmed) despite blocking the views of the proposed
condos.
City and Borough of Juneau 49.70.310 (a) Development is prohibited … (4) within
fifty feet of the banks of designated stream corridors; and (5) within fifty feet of
designated lakeshores. (b) … there shall be no disturbance … (1) within twenty-five
feet of designated stream corridors; and (2) within twenty-five feet of designated
lakeshores.
Heat Pumps: CBJ has a goal to reach 80% renewable energy by 2045. Does the city incentivize
new construction to incorporate heat pumps? Juneau's electricity is generated by clean hydro,
but the less we use that electricity for things that can be otherwise powered, the more hydro
power there will be for electric vehicles, cruise ships, and other things that could be switched to
electricity to reduce air pollution and fossil fuel consumption. The 3005 Clinton Drive
developers could also benefit from using heat pumps and marketing their condos as green and
less costly to heat, which is significant for shops with 16' ceilings and living spaces with 9’
ceilings.
Wiring for Electric Vehicles: Again, to meet CBJ’s goal to reach 80% renewable energy by 2045, I
would suggest that the city require new development be pre-wired for a future electric vehicle
charger.
Thank you for considering our comments.

Attachment D - Public Comments

From:
Sent:
To:
Subject:
Attachments:
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VPC Condos <vpccondos@gmail.com>
Friday, March 19, 2021 12:58 PM
PC_Comments
conditional use permit for construction of 11 new condo units at 3005 Clinton Dr.
Ordinance of the City and Borough of Juneau Serial 86-54am.pdf; Covenants-VintageBusiness- Park09.22.1997.pdf

EXTERNAL E-MAIL: BE CAUTIOUS WHEN OPENING FILES OR FOLLOWING LINKS
Attn: Community Development Department Planners and Planning Commission Commissioners
Re: Conditional Use Permit for the Addition of 11 New Condo Units at 3005 Clinton Drive
From: Vintage Park Condominium Association Board, 3005 Clinton Drive, Unit C5, Juneau, AK 99801
Date: March 19, 2021

Many residents of the Vintage Park Condominium Association (VPCA) walk, run, bike, and exercise dogs along
the Mendenhall River path, or use the path to access nearby CBJ trails, the swimming pool, library, and two
schools. The Covenants of the Vintage Park (attached) stipulate easements and common areas for the use and
benefit of the owners and occupants of the park. VPCA would like CBJ to require that R&S Construction add a
sidewalk or gravel path along the proposed development’s driveway, so that residents of VPCA and the new
condominium units can safely access the river path without navigating the vehicles of residents driving to and
from the new units. All of the other riverside Vintage Park buildings have sidewalks to/from the river path.
Additionally, many residents, including children, of the nearby Meadow Lane neighborhood use the river path
to access Vintage Park businesses and Safeway. They currently cut across the empty lots, that R&S
Construction is proposing to develop, to access the Clinton Drive sidewalk. Since the City and Borough of
Juneau (CBJ) has put significant resources and time into improving trails and connector trails in the area, it
would be reasonable for CBJ to require a sidewalk or pathway along the new condo driveway to provide a safe
option for Meadow Lane neighborhood Mendenhall path users to walk or ride bikes to/from the path to shop
and conduct other business in the area.
CBJ Ordinance Serial Number 86‐54 from July 1986 (attached) outlines public access to the trail and setbacks
for development. Do R&S Construction’s plans incorporate both public access and the setback requirements?
When Trillium Landing was built in 2019, they repaired and upgraded the Mendenhall River path. Will R&S be
encouraged to repair or improve the path while they have equipment on site, and when they pave the
driveway and parking areas for the new development? Will the trees along the path be affected by the
1
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development? Will the condo association that is formed by the condominium owners be responsible for
maintaining the path after R&S has finalized the project?
Thank you for considering our comments and addressing our questions.
Vintage Park Condo Association Board of Directors
John Hayes, President
Hill Lewis, Vice President
Charles Gerbi, Treasurer
Marina Lindsey, Secretary
Dave Spargo, Member

2

USE2021 0002
Recommend APPROVAL with
conditions for 11 condo units with
residential and commercial space
in Light Commercial zoning

Page xx of your packet

Project Site

Key considerations
 The condominium units will have large garages on the ground
floor with residences above.
 Certain commercial uses may be permissible to operate in /
out of the garages.
 Commercial development totaling 1/2 acre of land or more is
considered major development in LC zoning district.

Vicinity map

Riverbend Apts.
– 45 units

Riverview Assisted
Living – 86 units

Trillium Senior
Housing – 50 units

Post Office

Vintage Park
Condos – 23 units

Project Site –
11 units
Safeway

Page 94 of your packet

Agency Comments
Agency
CBJ Engineering

Summary
CBJ General Engineering attended and provided comments during the preapplication meeting. CBJ Engineering has no concerns with this project as
proposed. The drainage and utility plan will be reviewed during the building
permit process.

CBJ Building

The CBJ Building Official attended and provided comments during the preapplication meeting. The CBJ Building Department has no concerns with this
project as proposed. The construction plans will be reviewed during the
building permit process.

Capital City Fire and Rescue

The Fire Marshal attended and provided comments during the preapplication meeting. The Fire Marshal has no concerns with this project as
proposed. The construction plans will be reviewed during the building permit
process.

CBJ Assessor's Office

The CBJ Assessor's Office does not anticipate any negative impacts to
neighborhood harmony or property values as a result of this project.
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Public Comments
Name

Summary

Marina Lindsey and Shawn Carey

Concerns about pedestrian access to the Mendenhall River walking/bike
path; snow storage and trash/recycling enclosure locations; 25' No
Disturbance setback along Mendenhall River; would like to see green
infrastructure incorporated into the development.

Bob Deering

Concerns about access to and maintenance of the Mendenhall River
walking/bike path, the setback requirements along the Mendenhall River;
Referenced CBJ Ordinance 86-54am and the Vintage Park private
covenants.

Vintage Park Condo Association

Concerns about access and maintenance of the Mendenhall River
walking/bike path and the maintenance of the trees along the path; would like
to see a sidewalk installed on the project site that would provide safe access
to the path.

Project Site

Site Plan
Condition #1: Prior to the issuance of a building
permit, the applicants shall submit a revised site
plan that shows the location of trash receptacles.
Condition #2: Prior to the issuance of a temporary
certificate of occupancy (TCO) for the first
dwelling unit, a homeowners’ association
agreement shall be submitted for review by CDD.
The agreement shall specify how the HOA will
address snow removal and snow storage in
common areas.

Snow storage area

Project Site
Example of how the mailboxes and
trash receptacle structure may
look.
Site plan must specify the location
of both.
The location must not impede the
safe flow of vehicular and
pedestrian traffic.
Photo of Vintage Park for comparison

Project Design

Page xx of your packet

Photo of Vintage Park for comparison

Project Design

Photo of Vintage Park for comparison

Page 16 of your packet
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Traffic
Use
Residential
Light Mfg. /
Warehousing

Total Units / Sq. Ft.
11 units
12,100 total square feet
(11 garages at 1,100 sq.
ft.)

Trips Generated
5.78 trips per unit
3.69 trips per 1,000 sq. ft.

Total ADTs:
Vintage Park Condominiums ADT:

Total Trips
63.58
44.64

108.22
133
(23 residential units at 5.78 trips
per unit)
226
(mix of residential and
commercial)
Total ADT for both developments:
241
(mix of residential and
commercial for current project
only)
334
(mix of residential and
commercial for current project
and Vintage Park)

Vehicular
Circulation

Existing Driveway

Page 17 of your packet

Page 101 of your packet

Parking

Use
Mix of Residential multifamily and light
manufacturing /
commercial storage

Total Units and
Bedrooms

Spaces Required

Total Spaces

11 – two bedroom
units
11 – 1, 100 square
foot garages

1.75 per two bedroom
&
1 per 1,000 square feet

19.25

Total Parking Requirement:
Off-Street Loading Spaces Required:
ADA Accessible Spaces Required:

12.1

31
1
2

The site plan submitted shows 35
parking spaces, not including the
garages.
The site plan does not show a
loading space.

Non-motorized
Transportation
Condition #5: The Mendenhall River
walking/bike path must remain open to the
public at all times during the construction
phase for this project.
Condition #6: Prior to the issuance of a
temporary certificate of occupancy for the
first
dwelling
unit,
a
Homeowners
Association Agreement shall be submitted
to CDD. The agreement shall address the
on-going maintenance of the Mendenhall
River walking/bike path. Maintenance
includes snow removal from the path.
Pages 102 and 103 of your packet
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Non-motorized
Transportation
Article IV. Public Access
49.35.630 – Trailhead dedications
and easements.
The developer shall convey such
easements or make such
dedications as may be necessary
in order to provide public access
to existing trails.

Condition #7: Prior to the issuance of a temporary certificate of occupancy for the first dwelling unit, a
5-foot-wide paved sidewalk must be installed providing safe public access from the Clinton Drive
sidewalk to the Mendenhall River walking/bike path, per CBJ 49.35.630. The HOA agreement must
address the ongoing maintenance of the sidewalk, including snow removal.

Page 104 of your packet

Proximity to
Transit

Page 105 of your packet

Noise and lighting
 No noise out of character for LC zone.
 Lighting – 36 exterior façade lights will meet
the requirements of a “suitably lit” parking
area and will be full cut-off design
Light locations

Page xx of your packet

Proposed exterior lights
XTOR Crosstour LED

Page 24 of your packet

Vegetative Cover
40,227 square foot lot x 15% = 6,040 sq. ft. of
vegetative cover required
Vegetative cover can include landscaping,
required open space or other required natural
areas.

Page 106 of your packet

Habitat
CBJ 49.70.310 prohibits
development within 50 feet of
an anadromous water body as
measured from Ordinary High
Water (OHW).
Alaska Fish and Game Wildlife
Biologist assisted staff in
identifying the OHW mark.

+ 10 ft. setback

Public Heath, Safety and Welfare
 Structures will meet Building and Fire Code requirements.
 There are no concerns that this development will negatively impact
the public’s health, safety and welfare.

Property value and neighborhood harmony
Surrounding land uses include
multi-family residential,
commercial and office.
CBJ Assessor does not
anticipate any negative impacts
to property values or
neighborhood harmony.

Page 108 of your packet

Conformity with 2013 Comprehensive Plan
 Policy 10.2 – Allow flexible &
creative solutions in residential and
mixed use development
 Policy 10.3 – Facilitate development
of various housing types near public
transit
 Policy 10.13 – Encourage mixed use
development near public transit

Page 108 of your packet

Conformity with 2013 Comprehensive Plan (cont.)
 Chapter 11- Traditional Town Center
Land Use Designation
 Policy 4.2 – Facilitate provision of
various housing types & sizes
 Policy 4.8 – Maintain existing
neighborhood character & quality of
life
 Policy 10.1 – Enable development of
suitable land for housing

Pages 108 and 109 of your packet

Conformity with other adopted plans
 2001 Area Wide Transportation Plan – Recommendations
for land use and zoning: Support increased density & mixed
use near transit routes.
 2009 Non-Motorized Transportation Plan – Chapter 7:
Improved Mendenhall Mall area for non-motorized users;
Chapter 8: Install paths that connect to the broader trail
system.

Findings

Page 109 and 110 of your packet

1. Application complete
2. In Table of Permissible Uses
3. Will comply with parking, lot coverage, drainage,
vegetative cover requirements
4. Will not materially endanger public
5. Will not substantially decrease assessed value
6. Conforms with 2013 Comprehensive Plan, 2001 Area
Wide Transportation Plan and 2009 Non-Motorized
Transportation Plan

Page 110 and 111 of your packet

Recommend APPROVAL w/ conditions
For 11 condominium units with residential and
commercial space in a Light Commercial zoning district.
#1 – Revised site plan showing trash receptacle location.
#2 – HOA agreement that address snow removal and storage
#3 – HOA agreement that addresses maintenance of parking and
circulation area
#4 – Revised site plan showing one loading space
#5 – Path must remain open to the public at all times
#6 –HOA agreement that address maintenance of the path
#7 – Installation and maintenance of a sidewalk for public access
to the path

QUESTIONS?
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PLANNING COMMISSION
NOTICE OF DECISION
Date:
Case No.:

April 16, 2021
USE2021 0002

R&S Construction LLC
Attn: Rob Worden
P.O. Box 211574
Auke Bay, AK 99821
Proposal:

Conditional Use Permit for the construction of 11 condominium units with
residential and commercial space in a Light Commercial zoning district.

Property Address:

3005 Clinton Drive

Legal Description:

Vintage Park Condominiums

Parcel Code No.:

5B1601441000

Hearing Date:

April 13, 2021

The Planning Commission, at its regular public meeting, adopted the analysis and findings listed in the
attached memorandum dated March 31, 2021, and approved the Conditional Use Permit to be
conducted as described in the project description and project drawings submitted with the application
and with the following conditions:
1. Prior to the issuance of a building permit, the applicants shall submit a revised site plan that shows
the location of trash receptacles.
2. Prior to the issuance of a temporary certificate of occupancy (TCO) for the first dwelling unit, a
homeowner's association agreement shall be submitted to CDD. The agreement shall specify how
the HOA will address snow removal and snow storage in common areas.
3. Prior to the issuance of a temporary certificate of occupancy for the first dwelling unit, the
applicant must submit to CDD a homeowners association agreement that addresses the on-going
maintenance of parking spaces, ADA spaces, loading zone and circulation aisles that comply with
the requirements of CBJ 49.40.
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R&S Construction LLC
Case No.: USE2021 0002
April 16, 2021
Page 2 of 3
4. Prior to the issuance of a building permit, the applicant shall submit a revised site plan that shows
one off-street loading zone that complies with the requirements of CBJ 49.40.
5. The Mendenhall River walking/bike path must remain open to the public at all times during the
construction phase for this project.
6. Prior to the issuance of a temporary certificate of occupancy for the first dwelling unit, a
homeowner's association agreement shall be submitted to CDD. The agreement shall address the
on-going maintenance of the Mendenhall River walking/bike path on the subject lot.
Maintenance includes snow removal from the path. The path maintenance schedule outlined in
the HOA agreement will require coordination with the Vintage Business Park or other future
entity responsible for path maintenance.
7. Prior to the issuance of a temporary certificate of occupancy for the first dwelling unit, a 5 foot
wide paved sidewalk must be installed providing safe public access from the Clinton Drive
sidewalk to the Mendenhall River walking/bike path, per CBJ 49.35.630. The HOA agreement
must address the ongoing maintenance of the sidewalk including snow removal.
8. Prior to the issuance of a temporary certificate of occupancy for the first dwelling unit, bear proof
trash receptacles for the use of future homeowners must be installed on the site in a location
approved on the site plan.
Attachments: March 31, 2021, memorandum from Allison Eddins, Community Development, to the CBJ
Planning Commission regarding USE2021 0002.
This Notice of Decision does not authorize construction activity. Prior to starting any project, it is the
applicant’s responsibility to obtain the required building permits.
This Notice of Decision constitutes a final decision of the CBJ Planning Commission. Appeals must be
brought to the CBJ Assembly in accordance with CBJ 01.50.030. Appeals must be filed by 4:30 P.M. on the
day twenty days from the date the decision is filed with the City Clerk, pursuant to CBJ 01.50.030 (c). Any
action by the applicant in reliance on the decision of the Planning Commission shall be at the risk that the
decision may be reversed on appeal (CBJ 49.20.120).
Effective Date:

The permit is effective upon approval by the Commission, April 13, 2021.

Expiration Date:

The permit will expire 18 months after the effective date, or October 13, 2023, if no
Building Permit has been issued and substantial construction progress has not been
made in accordance with the plans for which the development permit was
authorized. Application for permit extension must be submitted thirty days prior to
the expiration date.
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R&S Construction LLC
Case No.: USE2021 0002
April 16, 2021
Page 3 of 3
________________________________
Michael LeVine, Chair
Planning Commission

April 20, 2021
________________________________
Date

________________________________
Filed With City Clerk

April 20, 2021
________________________________
Date

cc:

Plan Review

NOTE: The Americans with Disabilities Act (ADA) is a federal civil rights law that may affect this development project. ADA regulations
have access requirements above and beyond CBJ-adopted regulations. Owners and designers are responsible for compliance with ADA.
Contact an ADA - trained architect or other ADA trained personnel with questions about the ADA: Department of Justice (202) 272-5434,
or fax (202) 272-5447, NW Disability Business Technical Center (800) 949-4232, or fax (360) 438-3208.
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PLANNING COMMISSION AGENDA
THE CITY AND BOROUGH OF JUNEAU, ALASKA
VAR2021 0001: Variance to D18 lot depth from 80 to 78.2 feet for the purposes of a common wall
subdivision - CONTINUED TO MAY 11, 2021 REGULAR PLANNING COMMISSION

AGENDA ITEM:
Case No.: VAR2021 0001
Applicant: Natalia Golovatiuk
Location: Peters Lane
Proposal: Variance to D18 lot depth from 80 to 78.2 feet for the purposes of a common wall subdivision

RECOMMENDATION:
Staff recommends that the Board of Adjustment adopt the Director’s analysis and findings and DENY
requested non-administrative variance.

ATTACHMENTS:
Description
Staff Report for VAR2021 0001

Upload Date
3/30/2021

Type
Staff Report
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BOARD OF ADJUSTMENT STAFF REPORT
VARIANCE VAR2021 0001
HEARING DATE: APRIL 13, 2021

DATE:

March 30, 2021

TO:

Michael LeVine, Chair, Board of Adjustment

BY:

Beth McKibben, Senior Planner, AICP

THROUGH:

Jill Maclean, Director, AICP

PROPOSAL: Applicant requests a Non-administrative Variance for
minimum lot depth from 80 to 76.23 (proposed Lot 5A) and 79.45
(proposed Lot 5B) feet for the purposes of a common wall subdivision.
STAFF RECOMMENDATION: Denial
KEY CONSIDERATIONS FOR REVIEW:
• Variance would allow subdivision creating two lots with
substandard depth. Lots would be considered compliant if
variance is approved.
• Lot is vacant and can be developed with up to three units
without a subdivision.
• Natural conditions of the lot do not create undue hardship.
• Similarly situated properties have the same constraints to
subdivision and development.
GENERAL INFORMATION
Property Owner
Applicant
Property Address
Legal Description
Parcel Number
Zoning
Lot Size
Water/Sewer
Access
Existing Land Use
Associated Applications

Natalia Golovatiuk
Natalia Golovatiuk
Peters Lane
Belleview Block I Lot 5
1D050L140050
D18
7,900 square feet
City water; sewer to be extended by
developer
Peters Lane
Vacant
NCC2021 0017

ALTERNATIVE ACTIONS:
1. Approve: approve the
permit and adopt new
findings for items 1-2 below
that support the approval.
Approval may require
conditions.
2. Continue: to a future
meeting date if determined
that additional information
or analysis is needed to
make a decision, or if
additional testimony is
warranted.
ASSEMBLY ACTION REQUIRED:
Assembly action is not required
for this permit.
STANDARD OF REVIEW:
•
•
•

Quasi-judicial decision
Requires five (5) affirmative
votes for approval
Code Provisions:
o 49.15.420
o 49.20.230(b)
o 49.20.240
o 49.20.250(b)
o 49.20.260
o 49.25.400

The Commission shall hear and decide the case per 49.20.240. The board of adjustment shall hear all variance
requests except administrative variances, and shall either approve, conditionally approve, modify or deny the
request based on the criteria in section 49.20.250(b).
Fostering excellence in development for this generation and the next.
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March 30, 2021
VAR2021 0001
Page 2 of 7
SITE FEATURES AND ZONING

SURROUNDING ZONING AND LAND USES
North D18)
Vacant/residential
South (D18)
Residential
East (D18)
Residential
West (D18)
Residential/vacant
SITE FEATURES
Anadromous
Flood Zone
Hazard
Hillside
Wetlands
Parking District
Historic District
Overlay Districts

No
No
No
Yes
No
No
No
No

BACKGROUND INFORMATION
Project Description – The applicant requests a variance to reduce D18 minimum lot depth for the purposes of a
common wall subdivision (Attachment A).
A variance changes the standards and regulations that apply to a lot. If the Board of Adjustment (board) grants
this variance, the resulting lots will be considered compliant, despite the substandard lot depth.
In order to grant a variance, the board must determine that [CBJ 49.20.250(b)]:
(A) Enforcement of the ordinance would create an undue hardship resulting from the unusual or special
conditions of the property;
(B) The unusual or special conditions of the property are not caused by the person seeking the variance;
(C) The grant of the variance is not detrimental to public health, safety, or welfare; and
(D) The grant of the variance is narrowly tailored to relieve the hardship.
The need for the variance must be based on a naturally-occurring peculiarity of the lot. A variance provides a
“relief valve” for a land owner who would suffer undue hardship from literal application of zoning rules.
The table on page 3 summarizes relevant history for the lot and proposed development.
Background – The applicant submitted the building permits for a common wall development at which time it was
realized that the average lot depth is less than the required 80-foot minimum. The nonconforming lot depth was
overlooked in the pre-application.
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March 30, 2021
VAR2021 0001
Page 3 of 7
History

The existing lot was platted in 1963 as part of the Belleview Subdivision, with Platting Resolution 150. The area
was not zoned at the time, and no minimum lot area, lot width or lot depth requirements were required. The
area was zoned D18 in 1987.
The table below summarizes relevant history for the lot and proposed development.
Item
PAC2020 0043
NCC2021 0017
Platting Board minutes October 29,
1963
BLD20200723 & BLD2020724
ANALYSIS

Summary
Pre-application Conference Report (PAC)
A nonconforming certificate review for lot.
Approving platting resolution 150 for the Belleview Plat.
Building permits to construct two units with the intent to subdivide as
common wall; includes associated engineering required for the hillside
endorsement.

Project Site – The site meets or exceeds the minimum lot area and lot width of the D18 zoning. Proposed lot 5A
would have a lot depth of ~76.3 feet, and proposed lot 5B would have a lot depth of ~79.5 feet.
Standard (Common wall)

Requirement

Existing

Lot Size, square feet
Lot Width, linear feet
Lot Depth, linear feet

2,500
20

7,9000

Requested
Lot 51A
Lot 5B
4,078
3,782

~107
78.12

59.3
~76.3

80

47.83
~79.5

Code Reference
49.25.400
49.25.400
49.25.400

Platting
If the board grants the variance, the owner could subdivide the existing lot into two common wall lots with
substandard lot depth. Resulting lots would be considered compliant for lot depth. A subdivision application has
not been received nor reviewed; other applicable platting standards would apply. This variance approval is
separate from a common wall subdivision approval.
Lot Dimensional Standards If the board grants this variance, the owner could subdivide the existing into two common wall lots with
substandard lot depth. Lot 5A would have a depth of approximately 78.12 feet. Lot 5B would have a depth of
approximately 79.5 feet.
To summarize the proposal [CBJ 49.15.420]:

Lot Depth
Minimum lot area – common wall
(square feet)
*Existing nonconforming lot (Attachment E)

Required
80
2,500

Existing
78.12*
7,900

Proposed Lot 5A
76.3
4,078

Proposed Lot 5B
79.5
3,782

March 30, 2021
VAR2021 0001
Page 4 of 7
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“Lot depth” means the average distance measured from the front lot line to the rear lot line [CBJ 49.80]. Lot
depth can be determined by adding the lot depth at one end to lot depth at the other, and dividing by two.
Using this method, the lot’s current nonconforming depth is 78.12 linear feet.
Subdivided lots resulting from approval of this variance would have less-than-required lot depth, and would be
considered compliant with a new lot depth specialized for this situation. They would not qualify for setback
reductions for substandard lots.
The proposed common wall development would meet or exceed other dimensional standards.
Alternatives Reviewed – A number of other alternatives to the variance process were evaluated for this site.
Permissible Development Options
D18 zoning requires a minimum of 2,420 square feet per dwelling unit. With a lot area of 7,900 square feet, the
lot has a density of up to three units. The two-unit structure, as designed, may be used as a duplex. Additionally,
the project could use a condominium ownership structure, allowing each unit to be owned individually, with the
land owned in common with a Homeowners’ Association.
The lot may support up to three units, attached or detached, if dimensional standards are met; or one singlefamily dwelling, or a single-family dwelling with an accessory apartment.
Non-permissible Development Options
CBJ 49.25.510(g) provides for a conditional use permit for a common wall or duplex development on a lot less
than the required lot size. The applicant must demonstrate that the same number of units exist or may be lawfully
created as a result of nonconforming development provisions. This lot exceeds the minimum lot area. This option
is not available to the applicant.
CBJ 49.25.510(h) provides for a conditional use permit for a two-unit common wall structure on less than the
required lot area. The lot must have been legally platted prior to 1987 and the subdivision designed specifically
for two-unit common wall structures. No information is available to indicate that the subdivision was created
specifically for two-unit common wall development, and the lot exceeds the minimum lot size. This option is not
available to the applicant.
CBJ 49.70 Article XII, Alternative Residential Subdivision was evaluated. However, this process would result in the
creation of three new lots: the parent lot and two unit lots. This would be an aggravation of the nonconforming
situation.
VARIANCE STANDARDS
Pursuant to CBJ 49.20.200, a non-administrative variance may be granted to provide an applicant relief from the
requirements of this Title 49, the Land Use Code. A variance cannot vary requirements or regulations of Title 49
concerning the use of land or structures, housing density, lot area, requirements in chapter 49.35 (Public and
Private Improvements), or requirements in chapter 49.65 (Specified Use Provisions).
Per CBJ 49.20.250(b), a non-administrative variance may be granted to provide an applicant relief from
requirements of this title after the prescribed hearing and after the board has determined that:

March 30, 2021
VAR2021 0001
Page 5 of 7
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A. Enforcement of the ordinance would create an undue hardship resulting from the unusual or special
conditions of the property.
Analysis: The applicant must establish that adhering to the code creates hardship that is distinct from similarly
situated properties. Hardship must be due to peculiarities of the land.
“Hardship” means that the land cannot be used as intended. Pecuniary difficulties cannot be considered
hardship.
The lot was platted prior to zoning. It is located in a district intended for multi-family development. The lot
is vacant and may be developed with up to three units without a subdivision. Reasonable use of the property
is not prohibited.
There are no mapped anadromous streams and no mapped wetlands on the lot. The lot is not in a FEMA
mapped flood zone. The lot is steeply sloped similarly to surrounding properties, and a hill side endorsement
is required regardless of the proposed subdivision.
The ability to develop the property with up to three units on the land demonstrates the land does not have
peculiarities that deny use.
Finding: This criterion has not been met.
B. The unusual or special conditions of the property are not caused by the person seeking the variance.
Analysis: No unusual conditions of the property exist, caused by the applicant or otherwise.
The owner’s desire to subdivide the land creates the need for a variance. The need for a variance is not due
to a natural condition of the land.
Finding: This criterion has not been met.
C. The grant of the variance is not detrimental to public health, safety, or welfare.
Analysis: The applicant is required to complete site engineering through the required hillside endorsement
process, which is reviewed and approved by the Director, through the building permit process. This process
is intended to protect the site, and the area both during and after construction.
Finding: This criterion has been met.
D. The grant of the variance is narrowly tailored to relieve the hardship.
Analysis: The variance cannot be considered narrowly tailored.
• There is no proven hardship to which to tailor the variance.
• The subdivision would self-create a hardship.
This variance request is based on the most restrictive lot depth required for the proposed subdivision.
Finding: This criterion has not been met.

March 30, 2021
VAR2021 0001
Page 6 of 7
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Pursuant to CBJ 49.20.260, the board may attach to a non-administrative variance conditions regarding the
location, character, and other features of the proposed structures or uses as it finds necessary to carry out the
intent of this title and to protect the public interest.
Condition: None recommended.
AGENCY REVIEW
CDD conducted an agency review comment period between March 8, 2021 and March 16, 2021. Comments
received are found in Attachment C and are summarized below.
Agency
CCFR

CBJ Streets

Summary
No fire code or fire department concerns from the project as
proposed. Public concerns regarding emergency vehicle access is a
longer term challenge. Emergency apparatus requires a minimum of a
20-foot wide drivable surface, which does not have to be paved (per
fire standards).
No concerns with the variance request provided the developer installs
driveways in accordance with CBJ standards. Peters Lane is signed for
no parking but signage isn’t obvious. Streets will improve this signage
when weather allows. Concerns from neighbors were a result of a 100
year storm event and a non-permitted driveway with an undersized
culvert. Properly sized driveways culverts will help prevent this from
happening in the future.

PUBLIC COMMENTS
In accordance with 49.20.230(b) public notice was mailed to property owners within 500 feet of the lot, a public
notice sign was posted on-site two weeks prior to the hearing, and ads were placed in the Juneau Empire. Public
comments received at time of writing this staff report can be found in Attachment D and are summarized below.
Name
Frank & Nancy Baxter

Julie Costello

Ann House

Summary
Concern with drainage from an unnamed creek; narrow unpaved
street, poorly drained, emergency vehicle access when vehicles are
parked on the street, safety of proposed structure in the event of an
earthquake; requirement for off-street parking; no sidewalks on the
street and need for accommodations for handicapped people; and
danger to pedestrians.
Concern for consideration of the stability of hillside supporting existing
condominiums uphill from proposed development; culverts, ditches,
and roadway during and after construction. Road needs maintenance.
Concern for ability of narrow roadway to support additional
development.
Questions about the building design; and how construction will be
monitored; concerns about impacts of development because of
damage incurred during storms in 2019. Expressed concurrence with
the variance request, but would like to see improvement to the
neighborhood.
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FINDINGS
1. Is the application for the requested variance complete?
Analysis: No additional analysis required.
Finding: Yes. The application for the required variance is complete.

2. Does the variance as requested meet the criteria of Section 49.20.250(b)(1), Non-Administrative Variances?
Analysis: As discussed above, the Applicant has not established that:
• A peculiarity of the land causes hardship.
• The land cannot be used as intended.
• The lot is different than similarly-situated properties.
• A natural condition creates hardship.
Finding: No. The requested variance does not meet all of the criteria of Section 49.20.250(b)(1), NonAdministrative Variances.
RECOMMENDATION
Staff recommends that the Board of Adjustment adopt the Director’s analysis and findings and DENY requested
non-administrative variance.
STAFF REPORT ATTACHMENTS
Item
Attachment A
Attachment B
Attachment C
Attachment D
Attachment E
Attachment F

Description
Application Packet
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NOTES:
1)
ALL WORK SHAL CONFORM TO THE MOST RECENT CBJ STANDARD SPECIFICATIONS
AND DETAILS, INCLUDING ERRATA. AVAILABLE ONLINE AT
'https://beta.juneau.org/engineering-public-works/cbj-engineering-standards' &
'https://beta.juneau.org/engineering-public-works/standard-specifications'
2)
ELECTRICAL UTILITIES NOT SHOWN, CONTRACTOR SHALL CALL 907-586-1333 FOR
EXISTING UTILITY LOCATES PRIOR TO STARTING WORK WITHIN THE PUBLIC ROW.
3)
UTILITY LOCATIONS ARE APPROXIMATE AS SHOWN. CONTRACTOR TO CALL FOR CBJ
EXISTING UTILITY LAYOUT PRIOR TO STARTING WORK WITHIN THE PUBLIC ROW.
4) WATER SERVICES TO BE 1.5" SIDR7 HDPE PIPE, INSTALLED PER CBJ HDPE SPECIAL
CONDITIONS
5)
SEWER SERVICES SHALL BE 4" SDR35 PVC PIPE, PER CBJ STD DETAIL #216
6)
INSTALL INSULATION PER CBJ STD DETAIL 412 WHEN PIPE DEPTH OF COVER IS LESS
THAN 5.0' FOR WATER PIPE OR 3.66' FOR SEWER PIPE.
7)
CONTRACTOR SHALL NOTIFY CBJ WATER UTILITY DEPARTMENT 907-780-6808 OF
PROPOSED WATER SERVICE INTERRUPTIONS, AND SUBMIT THE 'WATER SYSTEM SPECIAL
USE PERMIT' APPLICATION TO CBJ WATER UTILITIES SUPERINTENDENT FOR APPROVAL AT
LEAST 48 HOURS PRIOR TO SHUTDOWN OR FLUSHING OF MAINLINE WATER PIPE. NO
WATER SERVICE INTERRUPTIONS MAY OCCUR UNTIL THE ABOVE APPLICATION IS
APPROVED.
8)
'JUMPING JACK' OR SIMILAR TYPE COMPACTORS SHALL BE USED FOR COMPACTION
WITHIN 18 INCHES OF THE OUTSIDE SURFACE OF ALL WATER VALVE BOXES, CATCH
BASINS, AND MANHOLES.

NEW MANHOLE #2
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CENTER OF MH TO BE LOCATED 5'
FROM ENDLINE OF CBJ ROW & 4 FT
FROM EDGE OF ROADWAY
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14
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NEW 8" IN INV EL=105.4'
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120.00

130.00
120.00

EXISTING MANHOLE
LID EL: 111.0'
8" IN INV EL=103.33'

110.00

110.00

100.00

100.00

NEW 8" SCH 40 PVC SEWER MAIN
2.4% GRADE
325 LINEAR FEET

90.00
2+50.00

2+75.00

3+00.00
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3+25.00

3+50.00

3+75.00

4+00.00
4+04.93
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Natalia Golovatiuk

Subdivision of
Lot 5 Block 1 Bellevue Sub
Peters Lane
Juneau, AK 99801

Sewer Profile

DRAWN:
9/1/20
SHEET #

15/15

Attachment A - Application Packet

Packet Page 263 of 345

#3. Narrative. Project Description:
A detailed letter or narrative describing the hardship that is the result of an unusual situation or
physical feature affecting a specific parcel of land or structure. Also include how the proposed project meets
the variance criteria listed on the attached sheet.

•

Why the Variance is the most feasible option in order to develop the land.
Why meeting the standard is not possible for the proposed use.

Subject parcel ID: 1D050L140050.
To allow for a minor common-wall subdivision of the subject parcel, the applicant is requesting variance for
a minimum lot depth requirement, which per Table of Dimensional Standards 49.25.400, should be 80’.
The subject parcel’s depth on south side, 81.31’, meets the minimum lot depth requirement for the D-18
district common-wall subdivision.
Depth in the mid-area of the parcel is 77.58’, whereas the parcel’s depth on north side is 75’.
The subject lot area is 7,900 sq ft, while minimum lot area in the D-18 district is 2,500 sq ft.
(B) The unusual or special conditions of the property are not caused by the person seeking the variance.
The subject parcel features unusual and specials conditions which are explained below.
The parcel is categorized by an extremely high development cost due to:
1. Absence of the sewer service to the lot.
To construct a new residential dwelling on the lot, the owner/developer would be required to bring the sewer
services to the lot. Per the CBJ Engineering, the sewer main installation costs will be responsibility of the
developer.
A proposed engineered plan for extending a sewer main to the subject lot has been produced.
According to one of the lower bids by Howell Excavation LLC, the cost of sewer main installation to the lot,
creates an additional cost to the developer of at least $60,000.
2. Hillside Endorsement is required for the subject lot.
Per Hillside Endorsement requirement to develop the subject parcel, an engineered site plan, grading plan
and drainage plan will be required when a developer applies for a building permit.
The engineered site plan, drainage plan and grading plans have been produced by an Alaska-licensed engineer.
Consistent with civil engineer-recommended specifications, pre-construction site preparation costs for the
subject lot result in a much higher than what’s considered traditional and normal site preparation costs in
Juneau.
One bid only for a pre-construction site preparation work, by Arete Construction, resulted in a dollar figure
that is twice as high as the parcel’s tax assessed value.
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A) Enforcement of the ordinance would create an undue hardship resulting from unusual or special conditions
of the property.
The two factors stated above already create unusually high cost, which results in a hardship to the lot owner
for developing the subject parcel.
It is important to note, during the last several years, the subject lot changed several owners, who all chose
to rather sell the lot because they were confronted with the same challenges - high cost of bringing sewer
services to the lot and high site preparation cost.
These were the reasons which precluded previous owners of the subject parcel from building on it.
An appraised value of a newly built dwelling would not justify the high cost of:
a. the site preparation work to comply with the Hillside Endorsement process.
b. high cost of installing sewer services to the lot.
According to a professional opinion of a Juneau realtor, a resale value of the proposed newly built duplex on
the subject lot will be as follows:
I.

A newly built single-owner duplex on a subject parcel without the subdivision, - $600,000.

Under this option, a cost of bringing utilities to the lot, site preparation work, architectural and engineering
fees, construction cost combined with the cost of purchasing the parcel will result in a higher than $600,000
cost. This option is not a financially viable option for the developer because the appraised value of the
single-owner duplex built on the subject lot ends up being lower than overall construction costs involved in
this project.
II.

Another option that was proposed by the CBJ Community Development was to create a two-unit
condominium association without parcel’s subdivision. The idea is to create two individual condo
units, that could be sold individually and owned separately by independent owners.

This option does not create a noticeable increase in the appraised value of the duplex-to be built, if
compared with the Option I. The condominium route, however, does create an additional expense to the
developer with an estimated $20,000 of legal and attorney fees, as well as costs associated with managing
the Condo Association.
Yet, an appraised market value for the two resulting condo units does not justify particularly high
development and construction costs, as well as legal fees involved in creating a Condo Association.
This makes the creating a “condominium” option not commercially viable for the developer.
III.

With a minor common-wall subdivision option of the subject D-18 parcel approved per Code
49.65.710, a newly built duplex will result in creation of two separate residential units.

Overall, development plus construction cost of the proposed new duplex building remain to be unusually
high. However, an appraised value of the two resulting individual townhome units (each half of the duplex)
is substantially higher under this option.
Per realtor’s assessment, the resale value of each side of the duplex under this option, will be around
$360,000 for each independent unit, making a combined project resale value around $720,000 for both
units. This is the only finically viable option for the developer.
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(C) The grant of the variance is no detrimental to public health, safety or welfare.
A proposed common-wall subdivision of the subject parcel does not create any detriment to public health,
safety or welfare.
1. The subject lot is surrounded by common-wall townhome units situated on individual lots.
Majority of housing units in the immediate neighborhood (Peters Ln and Simpson Ave), are
townhome-style units created through a common-wall subdivision process in the D-18 district.
For majority of these housing units tax assessed value is just under $300,000.
2. Approval of the requested variance to allow subdivision does not result in a higher density of units
per acre.
3. A bordering parcel (ID: 1D050L140062, 2961 Simpson Ave) on west-side of the subject lot, features
a common-wall townhome unit. It is noteworthy, three bordering lots to the west side of the
subject parcel, became a product of subdivision of the bigger 7,532 sq ft. lot. A parent lot was
subdivided into three parcels via a common-wall subdivision process for D-18 district, while each of
newly created lots resulted in around 2,500 sq ft. area.
Depth of parcel ID: 1D050L140062, on north side of the lot, is 72.59 feet, which is a few feet under a
minimum lot depth required for the D-18 district, while this parcel’s area is 2,527 sq. ft.
4. The subject lot area is 7,900 sq ft, while minimum lot area in the D-18 district is 2,500 sq ft.
With grant of variance and approval of the proposed common-wall subdivision for the subject lot,
area of each of the two resulting lots, will be approximately 3,950 sq ft.
This area of each newly created lot is still about 58% higher if compared to a minimum lot area of
2,500 sq ft in the D-18 district.
5. A proposed common-wall subdivision of the subject parcel into two separate lots will be a more
suitable fit for this particular D-18-zoned neighborhood and for its existing housing pattern.
If each resulting duplex-half together with a land parcel under this half was owned separately, this
would create a higher assessed property value for the owner, as well as for the City.
Put differently, CBJ property tax will be assessed based on an overall higher value of each individual
unit, creating a benefit for the City.
In contrary, a single owner duplex within a D-18 neighborhood, with its’ $600,000 price range,
situated on a 7,900 sq ft will be more of an outcast in this neighborhood.
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(D) The grant of the variance is narrowly tailored to relieve the hardship.
Project Background: Subject parcel ID: 1D050L140050.
A pre-application conference for the subdivision of the subject parcel was conducted on 07/08/2020.
During the pre-application conference, the developer was led to believe, the common-wall subdivision was a
viable option for the subject D-18 lot. Pre-application conference notes, PAC20200043, served as reassurance
to the developer that the subject lot was meeting criteria for minor common-wall subdivision of the subject
parcel.
Relying on the information received during and after the pre-application conference, the lot owner proceeded
with contracting an Alaska-licensed architect to produce architectural plans for a common-wall duplex
building.
To comply with the CBJ recommendations which were provided following the Pre-Application Conference in
the Notes PAC20200043, the developer also contracted with a civil engineer who produced an engineered
design of the water/sewer connection to the parcel. A civil engineer also produced a site plan, grading plan,
drainage report which were all required consistent with the pre-application conference notes.
The developer diligently took these necessary steps, while incurring significant costs in architectural and civil
engineering fees ($19,000) to fulfill requirements for obtaining a building permit, as was recommended in the
PAC20200043.
The developer was informed, the subject lot would be suitable for a construction of a single owner triplex on
the parcel. Yet, the triplex option is not financially feasible for the developer, because it triggers a need for a
new architectural and structural-engineered design, as well as it would require a revision of already created
civil engineered site plan, grading plan and drainage plan for the lot.
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CERTIFICATE OF PLAT APPROVAL

1) THE ERROR OF CLOSURE OF THIS SURVEY DOES NOT EXCEED 1:10000.
2) ALL DISTANCES ARE MEASURED IN U.S. SURVEY FEET.

I HEREBY CERTIFY THAT THE PLAT HEREON HAS BEEN FOUND TO COMPLY WITH TITLE 49 OF THE CODE OF THE CITY
AND BOROUGH OF JUNEAU AND IS APPROVED BY THE CITY AND BOROUGH OF JUNEAU, DEPARTMENT OF
COMMUNITY DEVELOPMENT, FOR RECORDING IN THE OFFICE OF THE JUNEAU RECORDING DISTRICT, JUNEAU,
ALASKA.
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SPECIAL INSPECTION PROPOSAL FORM
Note: This form must be completed by the Owner or Architect/Engineer of Record and approved by the Building Official prior to issuance of
a Building Permit. The qualified individual special inspector must be identified along with their firm.
Special Inspector may not be employed by the Contractor or anyone responsible for the construction work.
PROJECT Subdivision of Lot 5 Block 1 Bellevue Sub
OWNER

PERMIT APPLICATION NO.:
DATE: 12/11/20

Natalia Golovatiuk

Gabe Hayden
PROPOSED SPECIAL INSPECTOR Firm: Katabatic Engineering
and Individual:
(Please fill out one of these forms for each Special Inspector on this project. Attach proposed inspector's qualifications.)

PROPOSED TESTING AGENCIES
(Specify which catagory they are testing.)

The use of a special inspector does not negate the need to call for and have all
normal required CBJ inspections inspected and approved by CBJ Inspectors.
Report requirements shall comply with the 2006 IBC Section 1704.1.2

TYPES OF INSPECTIONS REQUIRED:

Check each type of inspection required by Architect/Engineer of Record as
indicated on the approved building plans and specifications.

1. CONCRETE
Inspection Scope & Schedule*
Frequency of Sampling Materials
Frequency of Testing
2. BOLTS INSTALLED IN CONCRETE
Inspection Scope & Schedule*
3. SPECIAL MOMENT  RESISTING CONCRETE FRAME
Inspection Scope & Schedule*
Frequency of Sampling Materials
Frequency of Testing
4. REINFORCING STEEL AND PRESTRESSED STEEL TENDONS
Inspection Scope & Schedule*
Method of Testing

5. WELDING
A. SPECIAL MOMENT  RESISTING STEEL FRAMES
Inspection Scope & Schedule*
Type of non-destructive testing
Frequency of Tests
B. STRUCTURAL WELDING INCLUDING REINFORCING STEEL
Inspection Scope & Schedule*
Type of non-destructive testing
Frequency of Tests
6. HIGH-STRENGTH BOLTING
Inspection Scope & Schedule*
Method of Testing
Frequency of Testing
7. STRUCTURAL MASONRY
Inspection Scope & Schedule*
Frequency of Sampling Materials
Frequency of Testing
8. REINFORCED GYPSUM CONCRETE
Inspection Scope & Schedule*
Frequency of Sampling Materials

OVER

Frequency of Testing
I:\FORMS\Web Folder\Forms Folder\BldgForms\SPECINSP-2011 Page 1 of 2
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9. INSULATING CONCRETE FILL
Inspection Scope & Schedule*
Frequency of Sampling Materials
Frequency of Testing
10. SPRAYED-ON FIREPROOFING
Inspection Scope & Schedule*
Method of Inspection
Frequency of Sampling Materials
Frequency of Testing
11. PILING, DRILLED PIERS AND CAISSONS
Inspection Scope & Schedule*
Method of Inspection
12. SHOTCRETE
Inspection Scope & Schedule*
Method of Inspection
Frequency of Sampling Materials
Frequency of Testing
X

13. SPECIAL GRADING, EXCAVATION AND FILLING
Inspection Scope & Schedule*
The engineered slopes and wall shall be constructed in accordance with the approved plan, applicable
CBJ codes and shall be stable and not create a hazard to public or private property. Submit
a letter from an Alaskan licensed engineer to the CBJ General Engineering Division stating
Method of Testing Soil Density
the work has been inspected and completed in accordance with the design, is stabilized, and
14A. SPECIAL CASES
TYPE:
capable of withstanding the forces for which it was designed. The letter must include the
Inspection Scope & Schedule*
engineer's professional stamp with signature.
Method of Inspection
Other
14B. SPECIAL CASES
TYPE:
Inspection Scope & Schedule*
Method of Inspection
Other
14C. SPECIAL CASES
TYPE:
Inspection Scope & Schedule*
Method of Inspection
Other

SPECIAL INSPECTOR CERTIFICATION:

I hereby certify that I am qualified to perform the special inspection items marked above, that I will perform the special inspections
at the appropriate times scheduled by the contractor and that I will submit weekly and final reports.
Special Inspector:

Date: 12/11/20

OWNER CERTIFICATION: (May be signed by Architect /Engineer of Record on Owner's behalf.)

I hereby certify that I will employ the aforementioned Special Inspector to perform the inspections shown above.
Owner:

Date:

BUILDING OFFICIAL'S APPROVAL OF PROPOSAL OF SPECIAL INSPECTION:

Note:

Building Official:

Date:

Special Inspection weekly reports must be submitted to the owner and to the Building Official within 5 working days of the last
day of the week being reported to avoid Suspension of the Building Permit and possible Stop Work Order.
A monthly summary letter is required for overall status including any outstanding items that require followup. The final special
inspection approval letter(s) must be submitted before use or occupancy. Any variation to the special inspection proposal
requires prior approval of the Building Official.

* (extent of work inspected; continuous or periodic, frequency)
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Invita on to Comment
On a proposal to be heard by the CBJ Planning Commission

Your Community, Your Voice

Variance to D18
lot depth

155 S. Seward Street Juneau, Alaska 99801
TO:

An application has been submitted for consideration and public hearing by the
Planning Commission for a variance to D18 lot depth from 80 to 78.2 feet for the
purposes of a common wall subdivision at Peters Lane in a D18 zone.

TIMELINE
Now through March 22

Comments received
during this period will be
sent to the Planner, Beth
McKibben, to be
included as an
a achment in the staﬀ
report.

Mar. 23 — noon, Apr. 12

Comments received during
this period will be sent to
Commissioners to read in
prepara on for the
hearing.

Staﬀ Report expected to be posted Monday, April 5, 2021 at
h ps://juneau.org/community‐development/planning‐commission.
Find hearing results, mee ng minutes and more here as well.
HEARING DATE & TIME: 7:00 pm, April 13, 2020

This virtual mee ng will be by video and telephonic
par cipa on only. To join the Webinar, visit: h ps://
juneau.zoom.us/j/95201900876. The Webinar ID is:
952 0190 0876. To join by telephone, call: +1 253 215
8782 or +1 346 248 7799 or +1 669 900 6833 or +1 301
715 8592 or +1 312 626 6799 or +1 929 436 2866 and
enter the Webinar ID.

Phone: (907)586‐0715  Email: pc_comments@juneau.org
Mail: Community Development, 155 S. Seward St, Juneau AK 99801
Printed March 9, 2021

April 14

The results of
the hearing
will be posted
online.

Case No.: VAR2021 0001
Parcel No.: 1D050L140050
CBJ Parcel Viewer: h p://epv.juneau.org
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COMMUNITY DEVELOPMENT DEPARTMENT - REQUEST FOR AGENCY COMMENT
DEPARTMENT:

Fire Marshal Daniel Jager, Capital City Fire Rescue

STAFF PERSON/TITLE:

Beth McKibben, Senior Planner

DATE:

March 8,2021

APPLICANT:

Natalia Golovatiuk

TYPE OF APPLICATION:

variance to minimum lot depth

PROJECT DESCRIPTION:

Applicant seeks a variance to the required minimum lot depth in the D15 zoning district. If
approved the applicant would subdivide the lot into two common wall lots.
LEGAL DESCRIPTION:

Belleview Block I Lot 5

PARCEL NUMBER(S):

1D050L140050

PHYSICAL ADDRESS:

no number Peters Lane Douglas

SPECIFIC QUESTIONS FROM PLANNER:

AGENCY COMMENTS:
This project, as proposed, on the lots identified does not bring up any fire code or fire department concerns.
Any public concerns regarding fire or emergency apparatus access is going to be a longer term challenge that will
most likely require other agency review and comment than just the fire code. As long as there is at least a 20 foot
wide drivable surface, not necessarily paved, then emergency apparatus can drive down Peters Lane. the 20 foot
width does not have to be continuous as on street parking may be intermittent and not necessarily solid along one
or both sides of the street.
The application in question is for Lot 5 to be allowed to subdivide and have two common wall lots. This project
does not cross a threshold where additional fire or emergency apparatus access requirements would come into
review at this time. Any concerns regarding access should be addressed in a different format and again, with other
agency stakeholders.
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COMMUNITY DEVELOPMENT DEPARTMENT - REQUEST FOR AGENCY COMMENT
DEPARTMENT:

PW/Eng

STAFF PERSON/TITLE:

Ed Foster, Ops Superintendent II

DATE:

March 8,2021

APPLICANT:

Natalia Golovatiuk

TYPE OF APPLICATION:

variance to minimum lot depth

PROJECT DESCRIPTION:

Applicant seeks a variance to the required minimum lot depth in the D15 zoning district. If
approved the applicant would subdivide the lot into two common wall lots.
LEGAL DESCRIPTION:

Belleview Block I Lot 5

PARCEL NUMBER(S):

1D050L140050

PHYSICAL ADDRESS:

no number Peters Lane Douglas

SPECIFIC QUESTIONS FROM PLANNER:

AGENCY COMMENTS:
Street Maintenance has no issues with this request for variance, providing the developer installs driveways in
accordance with CBJ Standards.
The concerns voiced by neighboring residents were based on a flooding event caused during a 100 years storm. At
which time we experienced major water shed through a drainage ditch just North of this property. That water
shed caused a minor land slide that plugged the culvert running under Peters Lane and redirected the water to
flow down Peters Lane ditch towards John St.. Recently before this storm the developer of this property had
installed a non-permitted driveway with an under sized culvert. That culvert also plugged from debris washing
down the hill and caused water to flow over Peters Lane into the homes across the street.
Not to say this will never happen again, but properly sized and properly installed culverts will help prevent it.
Peters Lane is signed "No Parking Anytime" on the up hill side and "No Parking Nov thru April" on the down hill
side. However the signage isn't obvious so we will be improving on it as soon as weather allows.
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John Bohan
Autumn Sapp; Beth McKibben; Ed Foster
RE: Agency Review VAR21-01
Wednesday, March 10, 2021 7:24:31 AM

No concerns from my end.
Thanks
John Bohan, PE
CBJ Chief CIP Engineer
155 S. Seward St
Juneau AK 99801
(907)586-0876 fax 463-2606

From: Autumn Sapp <Autumn.Sapp@juneau.org>
Sent: Wednesday, March 10, 2021 7:12 AM
To: Beth McKibben <Beth.McKibben@juneau.org>; John Bohan <John.Bohan@juneau.org>; Ed
Foster <Ed.Foster@juneau.org>
Subject: RE: Agency Review VAR21-01
I think the same response still applies. NA for GE.
Thanks,
Autumn Sapp
City and Borough of Juneau
Engineering & Public Works
Business Manager
907-586-0917
From: Beth McKibben <Beth.McKibben@juneau.org>
Sent: Tuesday, March 9, 2021 3:51 PM
To: Autumn Sapp <Autumn.Sapp@juneau.org>; John Bohan <John.Bohan@juneau.org>; Ed Foster
<Ed.Foster@juneau.org>
Subject: RE: Agency Review VAR21-01
Correction
The variance is to lot depth (not width).
Thank you.
From: Autumn Sapp <Autumn.Sapp@juneau.org>
Sent: Tuesday, March 9, 2021 2:53 PM
To: Beth McKibben <Beth.McKibben@juneau.org>; John Bohan <John.Bohan@juneau.org>; Ed
Foster <Ed.Foster@juneau.org>
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Subject: RE: Agency Review VAR21-01
Good afternoon,
GE does not have an issue with the reduced width of the properties in question.
Thanks,
Autumn Sapp
City and Borough of Juneau
Engineering & Public Works
Business Manager
907-586-0917
From: Beth McKibben <Beth.McKibben@juneau.org>
Sent: Tuesday, March 9, 2021 1:45 PM
To: John Bohan <John.Bohan@juneau.org>; Autumn Sapp <Autumn.Sapp@juneau.org>; Mary
Hammond <mary.hammond@juneau.org>; Charlie Ford <Charlie.Ford@juneau.org>; Ed Foster
<Ed.Foster@juneau.org>; Dan Jager <Dan.Jager@juneau.org>
Subject: Agency Review VAR21-01
Hello
Attached is an application for a variance to minimum lot width. If approved the applicant would be
allowed to subdivide the lot into two common wall lots, each with a single family home. The lot does
not meet the minimum lot depth for the D15 zoning district.
Please return your comments by March 16th.
Thank you
Beth McKibben, AICP | Senior Planner
Community Development Department │ City & Borough of Juneau, AK
Location: 230 S. Franklin Street, 4th Floor Marine View Building
Office: 907.586.0465

Fostering excellence in development for this generation and the next.
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Autumn Sapp
Beth McKibben; John Bohan; Ed Foster
RE: Agency Review VAR21-01
Wednesday, March 10, 2021 7:11:39 AM

I think the same response still applies. NA for GE.
Thanks,
Autumn Sapp
City and Borough of Juneau
Engineering & Public Works
Business Manager
907-586-0917
From: Beth McKibben <Beth.McKibben@juneau.org>
Sent: Tuesday, March 9, 2021 3:51 PM
To: Autumn Sapp <Autumn.Sapp@juneau.org>; John Bohan <John.Bohan@juneau.org>; Ed Foster
<Ed.Foster@juneau.org>
Subject: RE: Agency Review VAR21-01
Correction
The variance is to lot depth (not width).
Thank you.
From: Autumn Sapp <Autumn.Sapp@juneau.org>
Sent: Tuesday, March 9, 2021 2:53 PM
To: Beth McKibben <Beth.McKibben@juneau.org>; John Bohan <John.Bohan@juneau.org>; Ed
Foster <Ed.Foster@juneau.org>
Subject: RE: Agency Review VAR21-01
Good afternoon,
GE does not have an issue with the reduced width of the properties in question.
Thanks,
Autumn Sapp
City and Borough of Juneau
Engineering & Public Works
Business Manager
907-586-0917
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From: Beth McKibben <Beth.McKibben@juneau.org>
Sent: Tuesday, March 9, 2021 1:45 PM
To: John Bohan <John.Bohan@juneau.org>; Autumn Sapp <Autumn.Sapp@juneau.org>; Mary
Hammond <mary.hammond@juneau.org>; Charlie Ford <Charlie.Ford@juneau.org>; Ed Foster
<Ed.Foster@juneau.org>; Dan Jager <Dan.Jager@juneau.org>
Subject: Agency Review VAR21-01
Hello
Attached is an application for a variance to minimum lot width. If approved the applicant would be
allowed to subdivide the lot into two common wall lots, each with a single family home. The lot does
not meet the minimum lot depth for the D15 zoning district.
Please return your comments by March 16th.
Thank you
Beth McKibben, AICP | Senior Planner
Community Development Department │ City & Borough of Juneau, AK
Location: 230 S. Franklin Street, 4th Floor Marine View Building
Office: 907.586.0465

Fostering excellence in development for this generation and the next.

Attachment D - Public Comments

Packet Page 281 of 345

City and Borough of Juneau
155 S Seward Street
Juneau, Alaska 99801

Re Case Number VAR2021 0001
Parcel 1D959L140050

To whom it may concern

We reside across the street from the proposed development and believe that
several situations need to be remedied prior to the approval of the Variance.
While we have only lived here since November, we have seen pictures of the
flood that occurred in May of 2020 caused by an unnamed creek coming down
the side of the mountain. It appears to us from the drawing that the
development is proposed either at the border of this creek or adjacent to the
border. Any variance for this parcel should have significant improvement to the
drainage of this creek for the 100-year rainfall occurrence.
Our second concern is that this portion of Peters Lane is an unfinished roadway,
that would appear to be non-conforming to the density suggested by the
development. It is unpaved, poorly drained, and very narrow. When there is
parking on this street, I believe that fire trucks or any other emergency vehicle
could not get through.
In addition, the slope of the mountain at this location is severe, with the condos
above being build on concrete piles. It is unclear to me whether this construction
has been approved for severe earthquakes, but the projected development would
be in their path.
Parking is a severe issue on this small road, and any approval of any variance
should include the requirement for at least one garage and one parking spot
completely off the road.
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There are no sidewalks on this road, and there should be some accommodation
for the handicapped people. It is a heavily used road for dog walkers, and right
now is dangerous because people cannot get out of the road safely.

Thank you for considering these serious issues in the review process.

Sincerely

Frank and Nancy Baxter
2814 Peters Lane
Juneau, Alaska 99801

P O Box 240012, Douglas, Alaska 99824
fhbaxter@msn.com
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Boheme <an1898inn@aol.com>
Friday, March 19, 2021 4:54 PM
PC_Comments
Peters Lane Variance proposal.

EXTERNAL E-MAIL: BE CAUTIOUS WHEN OPENING FILES OR FOLLOWING LINKS
Hello Beth and Juneau Community Development and planning commission,
I am a resident of Peters Lane and have lived here for the past 20 plus years. I am concerned with the proposed new
building on Peters Lane. I understand there is a variance that needs to be considered, and I appreciate having knowledge
of this. I have questions about the design of the building and how the construction is being planned and monitored. I had
damage in the amount of $14,000.00 to my home in 2019 because of ill planned non permitted lot clearing in combination
with heavy rain that year. I want neighborhood improvements, but I have concerns about my home preservation as I have
endured costly damage and repairs that were not covered by insurance. I am in concurrence with the variance that is
being requested, and at the same time I would like to see improvement to our neighborhood.
Sincerely,
Ann House

Boheme
907-586-2050
175 S Franklin St
Juneau Alaska 99801

1
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PC_Comments
Beth McKibben
FW: Comments to Planner Beth McKibben re: Variance request on Peters Lane
Friday, March 19, 2021 10:20:24 AM

Hey Beth,
Here’s the email.
Jack Scholz | Administrative Assistant I
Community Development Department │ City & Borough of Juneau, AK
Location: 230 S. Franklin Street, 4th Floor Marine View Building
Main Line: 907.586.0715 │ Personal Line: 907.586.0736

Fostering excellence in development for this generation and the next.
From: Julie Costello <juneautwins@hotmail.com>
Sent: Friday, March 19, 2021 9:54 AM
To: PC_Comments <PC_Comments@juneau.org>
Cc: Julie Costello <juneautwins@hotmail.com>; Boheme <an1898inn@aol.com>
Subject: FW: Comments to Planner Beth McKibben re: Variance request on Peters Lane

EXTERNAL E-MAIL: BE CAUTIOUS WHEN OPENING FILES OR FOLLOWING LINKS

Sent from Mail for Windows 10
From: Julie Costello
Sent: Friday, March 19, 2021 8:50 AM
To: Beth McKibben
Subject: Comments to Planner Beth McKibben re: Variance request on Peters Lane
Hello Beth McKibben and the Juneau Community Development Planning
Commission,
Thank you for the opportunity to submit a comment before the upcoming hearing for a variance to
D18 lot depth 80 to 78.2 feet for the purposes of a common wall subdivision at Peters Lane in a D18
zone.
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I am the townhome and property owner across the street from the proposed variance. I have
resided at 2812 Peters Lane for the past 20 years. I have serious concerns about the new
construction that is planned on the uphill side of Peters Lane where the building of duplex’s are
currently being considered. My concerns are that the stability of the hillside supporting the existing
condos above the proposed construction site on Simpson Street, supporting ditches, culvert and
roadway on Peters Lane are being very well considered. I understand that a variance isn’t going to
change the building process but I also have previously endured costly home repair (not covered by
my homeowners insurance) that was caused by the lack of proper lot prep without permitting and a
heavy rainstorm season. I am submitting a series of photos to share with you that were taken
October of 2019.
In addition to my house concerns I would like to point out the road conditions on Peters Lane. The
road has not been properly repaired since the flood of 2019 and parking on our street is at a
minimum. The uphill side of Peters Lane has no parking signage as the Lane should be kept clear for
emergency responders, this is the same side of the street where new construction is proposed. I feel
the general maintenance of the road, parking, ditches and culvert will be seriously impacted by the
new construction and I have concerns how this little street is going to support so much.
I believe the existing homes and property need to be at the forefront of consideration during this
process. I personally cannot afford to fix my home out of pocket again. Thank you for your time in
reviewing my comments and looking at photos supporting my concerns.
Sincerely,
Julie Costello
2812 Peters Lane
Juneau, AK
99801

Sent from Mail for Windows 10
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NONCONFORMING CERTIFICATE
Date: March 26, 2021
File No.: NCC2021 0017
Natalia Golovatiuk
7602 Lumbis Avenue Unit 4
Anchorage, AK 99518
Proposal:

A Nonconforming Certification Review for lot.

Property Address:
Property Legal Description:
Property Parcel Code No.:

Peters Lane
Belleview Block I Lot 5
1D050L140050

The Director of Community Development adopted the analysis and findings listed in the attached memorandum
dated March 26, 2021, and has found the following situations on the lot to be certified nonconforming to the Title
49 Land Use Code of the City and Borough of Juneau:
 Nonconforming Lots (49.30.260):
 Lot depth of 78.12 feet
This Nonconforming Certificate applies to the nonconforming situations stated above. The nonconforming rights
provided herein may be relinquished under certain circumstances provided under the CBJ Title 49 Land Use Code.
It is the responsibility of the owner or agent of the owner to ensure that all development on the lot is in compliance
with this certification and the CBJ Title 49 Land Use Code.
This Nonconforming Certificate constitutes a final decision of the Director of Community Development. Appeals
must be brought to the CBJ Planning Commission in accordance with CBJ 49.20.110. Appeals must be filed by 4:30
P.M. on the day twenty days from the date the decision is filed.
If you have any questions regarding your project or anticipate any changes to your plans, please call the Community
Development Department at (907) 586-0715.

Attachment E - NOD NCC2021 0017

Packet Page 299 of 345

File No.: NCC2021 0017
March 26, 2021
Page 2 of 2

Project Planner:

_______________________________
Beth McKibben, Senior Planner, AICP
Community Development Department

_______________________________
Jill Maclean, Director, AICP
Community Development Department

NOTE: The Americans with Disabilities Act (ADA) is a federal civil rights law that may affect this development project.
ADA regulations have access requirements above and beyond CBJ-adopted regulations. Owners and designers are
responsible for compliance with ADA. Contact an ADA - trained architect or other ADA trained personnel with
questions about the ADA: Department of Justice (202) 272-5434, or fax (202) 272-5447, NW Disability Business
Technical Center (800) 949-4232, or fax (360) 438-3208.
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Peters Lane Commonwall
Case Number: PAC2020 0043
Applicant: Natalia Golovatiuk
Property Owner: same
Property Address: N/A
Parcel Code Number: 1D050L140050
Site Size: 7,900 square feet
Zoning: D18 (18 DU/acre)
Existing Land Use: Vacant
Conference Date:

July 8, 2020

Report Issued:

07/17/20

List of Attendees
Note: Copies of the Pre-Application Conference Report will be emailed, instead of mailed, to participants
who have provided their email address below.
Name

Title

Email address

Natalia Golovatiuk

Applicant

Odessa.club@yahoo.com

Beth McKibben, AICP

Senior Planner

beth.mckibben@juneau.org

Kyle Paw

Permit Tech

Kyle.paw@juneau.org

Autumn Sapp

General Engineering

Atuumn.Sapp@juneau.org

Revised 01/29/18
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Pre-Application Conference Final Report
Conference Summary

Questions/issues/agreements identified at the conference that weren’t identified in the attached reports.
The following is a list of issues, comments and proposed actions, and requested technical submittal items
that were discussed at the pre-application conference.
Planning Division
1. Zoning – D18
a. Minimum lot size of 5,000 square feet; minimum lot size for common wall 2,500 sq. feet;
Multifamily (3 units +) 2,420 sq. ft. per unit – this lot max units of 3.2
b. Minimum lot width 50 ft.; Minimum lot depth 80 ft. 49.65.750 Dimensional standards for
common wall development – min lot width of 20 ft.; Common wall shall extend at least 15
ft. along the common property line.
c. 49.25.300.1.910 Common wall development 2 units –allowed use building permit only
d. 49.25.300.1.920 Common wall development 3 or more units – 1, 3 – use permit required
when more than 9 units. NOTE –this lot is NOT large enough to support more than 3
common wall units.
e. 49.65.730 requires all common wall dwellings to be served by individual public water and
sewer service.
2. Setbacks – Front 20 ft.; Rear 10ft; side 5 ft.; street side 13 ft.; Common wall side yard 5 ft with
note 7: zero foot setback for the portion of the dwelling with a common wall, five foot setback or
five foot easement for the portion of the dwelling at the common lot line without a common wall,
and five foot setback for the remaining side yards of the lot.
a. 49.65.755 prohibits architectural features other than roof eaves authorized to project into
required yard setbacks by 49.24 article IV may from projecting into required side yards.
No architectural features may project into the neighboring lots.
3. Height –35 ft. primary structure; 25 ft accessory structures – see attached handout for calculating
building height
4. Access – Peters Lane – local residential
5. Parking & Circulation–Minimum of 2 off street parking spaces per dwelling unit; back out parking
is permissible. 49.65.735 Parking and access for common wall developments will apply if
commonwall subdivision is pursued. Required parking must be off-street.
6. Lot Coverage –50% maximum lot coverage (structures/rooflines)
7. Vegetative Coverage – Minimum vegetative cover of 30% Vegetative cover should be shown on
site plan
8. Lighting – No off site glare
9. Noise – No impacts expected from residential use
10. Flood – N/A

Page 2 of 8
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11. Hazard/Mass Wasting/Avalanche/Hillside Endorsement – Not in mapped hazard area – The

majority of the lot has a grade in excess of 18% a hillside endorsement will be required for new
development. A grading and site plan stamped by an Engineer is required. See attached section of

code for Hillside Endorsements for the application requirements. Hillside endorsement applies only
to any areas where slopes exceed 18% or where new slopes are being created in excess of 18% for
the following:

a. Removal of vegetative cover; excavation of any slope in excess of 18%; creation of new slope
in excess of 18% for a vertical distance of at least 5 feet;
As a minor development the hillside endorsement may be reviewed by the Director of CDD. The
hillside endorsement will be submitted with the grading permit for site work prior to, or concurrently with
the building permit.
Test holes for the purpose of gathering information for the Hillside Endorsement do not require a hill
side endorsement. They may require a grading permit.
12. Wetlands – n/a
13. Habitat – None noted. If an active eagle’s nest is discovered, contact the US Fish and Wildlife
Service.
14. Plat or Covenant Restrictions – none found
15. Traffic – Traffic impact analysis not required, expected average trips per day approximately 10 per
unit.
16. Nonconforming situations – None noted
17. Common wall Process 49.65 Article 7
a. Common wall development (residential) 49.25.300 Table of Permissible Uses 1.920; minor
development is Director review, major development is PC review; 8 dwelling units or less
in a multifamily district is considered minor development and requires a common wall
subdivision (a minor subdivision):
b. First Step:
i. Development Permit: submit the sketch plat (site plan) depicting the existing
parcels, and the proposed common walls, setbacks, access, parking etc. per
49.65.710
and
ii. Building Permit: obtain a building permit – a condition will be included that the
lots are to be common walls prior to the issuance of any C.O.s
c. Second Step:
i. Minor subdivision process creating the common wall lots once the foundations
are poured and the exact location of the common wall lot lines are known
Common Wall Development (will be Department Review – minor development)
49.65.710 - Development permits.
Page 3 of 8
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(a) The development permits required for construction of common wall development are
either department review, or planning commission review under the conditional use permit
process. The particular permit is determined by which zoning district within which the
project is located, and the proposed number of units, in accordance with the CBJ table of
permissible uses.
(1) Department review.
(A) Application submittals. The following submittals are required with an
application for department approval:
(i) Building plans that meet the requirements of this chapter and
Title 19.
(ii) A sketch plat in accordance with CBJ 49.15.410. The sketch plat
must include information necessary to demonstrate that the
proposed common wall development will be able to comply with all
the dimensional standards of this article after the parcel and
structure have been divided.
(iii) A draft set of common wall agreements and homeowner
agreements which set forth the rights and obligations of the owners
for all common elements of the development.
(B) Application review. The application shall be reviewed by the director in
accordance with CBJ 49.15.310.
49.65.720 - Common wall subdivision.
(a)The applicant shall submit an application to subdivide the common wall development into
individual dwellings and lots in accordance with 49.15.401, 49.15.402, CBJ 49.65 article VII, and the
following additional requirements:
(1) Preliminary plat. The following additional items will be submitted with the preliminary
plat:
(A) An as-built survey that includes all structures and the location of the common
walls in relation to the proposed common property lines.
(B) Framing inspections that document substantial construction of all units in accordance
with the preliminary plans approved by the director or the commission through the
department approval, or the conditional use process, respectively.
(C) Final common wall agreements and/or homeowners' agreements suitable for
recording.
(b) Final plat. After review and approval of the final plat, in accordance with CBJ 49.15.412, the plat
and the common wall agreement documents may be recorded by the department at the state
recorder's office at Juneau at the applicant's expense, after issuance of final occupancy permits.
General Engineering/Public Works
18. Engineering –
a. Driveway: Driveway grades in excess of 14% are beyond what is allowed by code. For
driveway grades steeper than 14%, the driveway will need to be designed and inspected
by an Alaskan licensed civil engineer at cost to the developer.
Page 4 of 8
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b. Easements: Site plan (plat) shall include all existing (and proposed) easements for
drainage, utility lines including plumbing lines, access, snow storage, trash (dumpster)
storage, or any other shared use that requires crossing the property line. For plats include
the width, ownership, use, and record reference of all proposed and existing easements
within the subdivision and within 100 feet of the subdivision boundary.
c. Agreements: A maintenance and hold harmless (of CBJ) agreement will need to be
drafted, signed, and recorded for all shared infrastructure for the development, e.g.
driveway, water, sewer, etc.
19. Drainage – Submit a drainage plan indicating how drainage from the proposed subdivision will
join an established drainage channel or structures. The plan must be designed by an Alaskan
licensed engineer due to the hillside endorsement requirements of Title 49. All drainage and site
development will also need to be inspected by an Alaskan licensed engineer at no cost to CBJ.
Easements must be provided on the plat for all established drainage ways or any proposed
drainage ways that cross any current or future abutting property lines.
20. Utilities – (water, power, sewer, etc.) A minimum of 1” water service and 4” sewer service will
need to be installed to the property line of each newly created lot within one-year of recording of
the plat. At the time of preliminary plat submittal, please submit a construction plan for the new
utilities. The submittals must meet current CBJ Standards and Specifications. The plan needs to
include pipe locations, type, sizing, for both water and sewer and grades for sewer to indicate
appropriate fall will be achieved. The construction plan can be shown on an existing as-built
drawing that also includes existing features such as structures and other existing utilities.
The following permits will need to be obtained to provide utilities to the property line of the
newly created lot:
a. CBJ right-of-way (ROW) permit- Once the construction plan for the utilities is approved,
CBJ will create the ROW permit. The permit will allow the tapping of the water and sewer
mains, water and sewer service installation, and road restoration within the right-of-way.
Inspection fees, refundable bond amount, and conditions will be determined after review
of the proposed construction plan. The extension of the utilities within the property will
require further permitting and fee assessments. This process is done separately from the
subdivision and typically in conjunction with the building permit application.
Once within the private property the following utility permits are required:
a. Water Utility permit – for the water/fire line to be installed to the new structure. The line
sizing is determined by the engineer. If there is more than one dwelling unit installed on
one property then a meter is required to be installed prior to any branches in the
plumbing line. The meter location and sizing shall be shown on the mechanical plans. See
the attached CBJ Standard Detail 420, Meter Installation, for meter clearances and
conduit installation requirements for the remote read-out (MIU) installation. The meter
installation and conduit installation is the responsibility of the applicant. A water
assessment will need to be paid and will be determined after sizing of meter (if required)
and domestic line are identified.
b. Sewer Utility permit – for the sewer line to be installed to the new structure. The line
sizing is determined by the engineer. The mechanical plans shall include a drainage fixture
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unit (DFU) count. A sewer assessment and inspection fees will need to be paid and will be
determined after review of the DFU’s and the configuration of the underground sewer
line.
Sewer options:
a. For a duplex with no subdivision - Minimum 6” sewer service may be installed within the
Peters Lane right-of-way within the roadway to the existing 8” mainline. To determine if
this will be feasible it is advised to work with an Alaskan licensed mechanical engineer to
determine if the existing pipe will provide the capacity required. Please be aware that the
property owner is responsible for maintenance, repair, or replacement or any or all of the
sewer line and service from the structure to the point of connection at the main line.
b. For subdivided property with zero-lot line structure - Extend the 8” mainline, install a
manhole, install two minimum 4” sewer services to the newly created lots, and one
minimum 4” sewer service to neighboring lot 4. CBJ Engineering & Public Works has
offered to provide the materials, pipe, fittings and manhole, and inspection for the work
within the Peters Land right-of-way. CBJ Engineering & Public Works is also willing to
design this option, but will only commence the design after the option of extending the
mainline is selected.
Other Applicable Agency Review
21. N/A
List of required applications
Based upon the information submitted for pre-application review, the following list of applications must
be submitted in order for the project to receive a thorough and speedy review.
1. Grading permit
2. Building Permit
3. Development Permit: submit the sketch plat (site plan) depicting the existing parcels, and the
proposed common walls, setbacks, access, parking etc. per 49.65.710
4. Minor subdivision application to create lot line at the common wall after foundations are poured
and exact location of the common lot line is known.
5. Final Plat
6. Hillside Endorsement
Additional Submittal Requirements
Submittal of additional information, given the specifics of the development proposal and site, are listed
below. These items will be required in order for the application to be determined Counter Complete.
1. A copy of this pre-application conference report
2. Preliminary plat check list
3. If shared driveway is proposed –draft maintenance agreement for shared driveway
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4. Additional materials as required by 49.65 Article 7 – as-built, common wall and homeowner
agreements, easements etc.
5. Additional materials as required by 49.70 Article 2 – vicinity map, site maps, site plan, engineered
drawings, etc.
Exceptions to Submittal Requirements
Submittal requirements staff has determined not to be applicable or not required, given the specifics of
the development proposal, are listed below. These items will not be required in order for the application
to be reviewed.
1. Test holes for purposes of gathering information for the hillside endorsement application do not
require a hill side endorsement.
Fee Estimates
The preliminary plan review fees listed below can be found in the CBJ code section 49.85.
Based upon the project plan submitted for pre-application review, staff has attempted to provide an
accurate estimate for the permits and permit fees which will be triggered by your proposal.
1. Building permit fees – Will be determined at time of application
2. Minor subdivision Fee - $400 plus $25 for each resulting lot ($450.00 total),
3. Hillside endorsement – gross hourly rate for professional review and inspection. Developer shall
deposit 1% the value of the site development, excluding the portion of the site determined by the
engineer to be subject to public transmission facility permit, in a specialty reserve account, which
the CBJ may bill its documented time and expenses. Developer shall promptly replenish the
amount when requested. No endorsement shall be issued if there is a deficiency in the reserve
account. All unexpended funds in the reserve account shall be returned to the developer upon
final approval of the development or when the engineer is satisfied the work under the
endorsement is complete and the requirements met.
4. Water Utility Permit (work within private property):
a. Water assessment fee based on the domestic line size and will be determined during plan
review. Covers the cost of permit issuance, issuance of meter, and MIU installation.
5. Sewer Utility Permit (work within private property):
a. Based on DFU and will be determined at time of plan review.
b. $60.00 per inspection or trip, will be determined at time of construction plan review.
6. ROW Permit (work within the ROW):
a. $10 permit fee
b. Inspection fees - $60 per inspection trip or hour, will be determined at time of
construction plan review (if the sewer mainline extension option is selected this fees will
only apply to the water installation).
c. Refundable bond – will be determined at time of construction plan review. Can be paid in
the form of cash, check, surety, or conveyance.
d. Bond fee – dependent on type of bond payment.
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Pre-Application Conference Final Report

For informational handouts with submittal requirements for development applications, please visit our
website at www.juneau.org/cdd.
Submit your Completed Application
You must submit your application(s) in person with payment made to:
City & Borough of Juneau, Permit Center
230 South Franklin Street
Fourth Floor Marine View Center
Juneau, AK 99801
Phone:
Fax:
Web:

Page 8 of 8

(907) 586-0715
(907) 586-4529
www.juneau.org/cdd
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PLANNING COMMISSION AGENDA
THE CITY AND BOROUGH OF JUNEAU, ALASKA
Notice of Appeal: APL2021 0001, an appeal of Director's determination regarding ENF2021 0015 consideration whether to hear appeal per CBJ 49.20.110 - VOTED TO HOLD A HEARING TO
DISCUSS APPEAL PROCEDURE

AGENDA ITEM:
Case No.: APL2021 0001
Applicant: A & S Rentals
Location: 1506 2nd Street, 1510 2nd Street, 1508 3rd Street
Proposal: An appeal of Director's determination regarding ENF2021 0015 - consideration whether to hear
appeal per CBJ 49.20.110

ATTACHMENTS:
Description
Application for APL2021 0001

Upload Date
4/6/2021

Type
Application
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PLANNING COMMISSION AGENDA
THE CITY AND BOROUGH OF JUNEAU, ALASKA
Notice of Appeal: APL2021 0002, an appeal of Director's determination regarding a Stop Work Notice consideration whether to hear appeal per CBJ 49.20.110 - CERTIFIED THE APPEAL AND SENT IT
DIRECTLY TO THE ASSEMBLY WITHOUT DISCUSSION

AGENDA ITEM:
Case No.: APL2021 0002
Applicant: TDLH LLC
Location: 3101 Mendenhall Loop Road
Proposal: An appeal of Director's determination regarding a Stop Work Notice - consideration whether to
hear appeal per CBJ 49.20.110

ATTACHMENTS:
Description
Application for APL2021 0002

Upload Date
4/6/2021

Type
Application
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PLANNING COMMISSION AGENDA
THE CITY AND BOROUGH OF JUNEAU, ALASKA
Additional Materials for April 13, 2021 Planning Commission

ATTACHMENTS:
Description
Additional Materials for April 13, 2021
Planning Commission

Upload Date

Type

4/12/2021

Miscellaneous
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Additional Materials
Regular Planning Commission Meeting
Virtual Meeting Only
7:00pm
Meeting Date: April 13, 2021
1. USE2021 0002:
a. Public Comment – Nila & Albert Rinehart, received 3.31.21
2. VAR2021 0001:
a. Public Comment – Eric Niewoehner, received 4.3.21
3. SMP2016 0001 Extension:
a. Public Comment – Lot Santana, received 4.11.21
b. Public Comment – Tim Storbeck, received 4.12.21
4. APL2021 0001:
a. Joint Procedural Motion
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From:
Sent:
To:
Cc:
Subject:

Nila Rinehart <nrinehart@cditeam.org>
Wednesday, March 31, 2021 8:47 AM
PC_Comments
anrinehart@gci.net
Public Comments for addition of 11 new units RE: Case No.: USE2021 0002

EXTERNAL E-MAIL: BE CAUTIOUS WHEN OPENING FILES OR FOLLOWING LINKS
To Ms. Allison Eddins
Pc_comments@juneau.org
RE: Case No.: USE2021 0002
Parcel NO.: 5B1601441000
Dear Ms. Eddins:
I am a resident of the condominiums located at 3005 Clinton Drive, Unit D‐1. My home is directly adjacent to the
planned condominiums. As I understand, the planned 2 building condominium units will be nearly outside of our front
door and deck area.


I am concerned about the easement between the 2 developments. I have seen the drawings and I would like to
make sure the set back from the property line is correct to CBJ code and that our unit set back was properly
executed.



The properties butt up against one another it would be a considerable improvement to provide some
landscaping between the two separate developments.



I also wonder about the flood plane in that area with spring thaws, is this area impacted? Would additional
buildings be of concern?

P.S. On another matter, I also have noticed there is starting to be considerable erosion on the walking path from the
Glacier Highway/bridge road down to the lower walking path – it will require maintenance to prevent more costly issues
in the future.
Thank you for the opportunity to comment.
Nila and Albert Rinehart
3005 Clinton Drive, Unit D1
Juneau, AK 99801
720‐219‐6299

1
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From:
Sent:
To:
Subject:
Attachments:

Eric M. Niewoehner <mailbox@niewoehners.name>
Saturday, April 03, 2021 12:30 PM
PC_Comments
Additional Comment on Proposed lot change
mailbox.vcf

EXTERNAL E-MAIL: BE CAUTIOUS WHEN OPENING FILES OR FOLLOWING LINKS
Reference Case: VAR2021 0001
I realize that the time for receiving comments is beyond the March 22nd date. But the information in this email will most likely be addressed at the meeting.
Personally, I am indifferent to the lot change. The larger issue that needs to be address is the impact of further
development of Peters Lane without addressing the serious drainage issues on the downhill-side of the
street. The landslide event of October 2019 dramatically demonstrated the vulnerabilities of many homeowners
to any anomalies in the storm water drainage.





There is no continuous drainage along the street. My driveway is over the culvert that extends up the
street and little water is coming out of it. (2800A Peters Lane)
Drainage from the duplex above our townhouses simply pours into the driveway of 2800D. This has
caused considerable consternation with previous homeowners and was the principal cause of the
landslide drainage cascading down that side of the townhouse complex, washing downhill a 250 gallon
fuel tank.
I have discussed some ideas with the engineers at the city and the following is clear from my perspective
o The low-point on all the driveways is approximately the city right-of-way boundary.
o The level of Peters Lane has slowly risen over the years, exacerbating an already challenging
drainage issue.
o Homeowners have done their part by maintaining positive grades from their garages.
o The issue is drainage capacity -- the low point in the driveways are simply inadequate to handle
the volume of water that is running on the surface (as noted above, there is no continuous
drainage along the street.)

What I propose is that the city consider developing a plan that covers the length of the street and provides an
affordable solution for the homeowners.



An open-culvert with heavy grating -- this will facilitate snow melt from the driveways. The grates,
being removable, would enable us to clean out the drainage as necessary.
Removing some of the old plate from Peters Lane and lowering the level of the street.

Eric Niewoehner
907-523-1910
2800A Peters Lane
1

Dear CBJ Community Development
155 S. Seward St
Juneau, AK. 99801
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April 11, 2021
Dear commissioner(s),
Re: Case No. SMP2016 0001; Parcel No: 5B1401010010
I live at 7519 Vista del Sol Drive. On Mach 17, 2021, at 2:23 PM, a tree fell from your adjacent property onto my home. I emailed and sent a certified
letter (70201290000227067993) to Mr Richard Harris on March 27, 2021 but he never responded.
The previously land clearing activities, have created a funnel that channeled the wind to the trees behind my house and Vista del Sol Dr. Three tres have
already fallen onto other lots/homes/fences on Vista del Sol and clearly a hazard still exists.
I am concerned that there are additional, unstable trees that continue to pose a threat to my home, especially the biggest trees directly to the rear of my
house.
I am requesting that in your preliminary revision, under erosion control, you include the removal of hazardous trees that remain standing adjacent to
Vista del Sol before your final approval.
I thank you for your time prompt attention to this important matter.
Lot Santana
7519 Vista del Sol Dr
Juneau, AK. 99801
(907) 500-8503
lotsantana@gci.net
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From:
Sent:
To:
Subject:

tc storbeck <tcstorbeck@gmail.com>
Monday, April 12, 2021 7:39 AM
PC_Comments
7400 Glacier Highway Plat

EXTERNAL E-MAIL: BE CAUTIOUS WHEN OPENING FILES OR FOLLOWING LINKS
Good Day,
My name is Tim Storbeck and I am an owner/resident of 7515 Vista Del Sol Dr. With regards to the extension
for the lots located at 7400 Glacier Highway, directly behind my house, I would like to express my and others'
concerns regarding further development with the area. The most recent lot clearing efforts, finished
approximately 2-3 years ago, created a tremendous wind tunnel which has adversely affected our neighborhood.
The effects have been seen in the falling of several trees, and I am aware of two specific occasions where
houses have been hit by these trees. Once in early December 2020 causing significant damage to the roof and
ceiling of one house, and again in mid March 2021 hitting the roof of a different house. The current developer
has been largely unresponsive to our concerns about the potential of these trees hitting our houses, and any
further development of the lots would create additional issues. If development continues forward, the tree line
between the Vista Del Sol development and the 7400 Glacier Highway Plats would have to be completely
removed, as the current tree line separating the two, approximately 10-15 feet wide, creates a hazard to both
property and the residents currently residing.
Thank you for your time and consideration in this matter.
Sincerely,
Tim Storbeck

1
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CITY AND BOROUGH OF JUNEAU
1
2

PLANNING COMMISSION
A & S RENTALS LLC,
CBJ CASE NO.: ENF20210015

Appellant.

3

Appeal No. 21-001

4
5

JOINT PROCEDURAL MOTION

6
7

Appellant, A & S Rentals LLC (hereinafter, “A & S”), by and through counsel Simpson,
Tillinghast, Sheehan & Araujo, P.C., and Appellee, the CBJ Community Development

8

Department (“CDD”), by and through counsel, CBJ Law Department, together request the

9

procedural accommodations set forth below.
On March 10, 2021, CDD issued three zoning compliance orders against Appellant

10
11
12

relative to case No. ENF20210015. On March 30, 2021, Appellant timely appealed CDD’s zoning
compliance orders in conformance with CBJ 49.10.620. CBJ 49.10.620(e) provides that the
Planning Commission is required to hold a hearing within 20 days after the appeal is received.

SIMPSON, TILLINGHAST, SHEEHAN & ARAUJO, P.C.
One Sealaska Plaza, Suite 300
Juneau, Alaska 99801
Phone: (907) 586-1400
Fax: (907) 586-3065

13

In light of the undefined/unspecified appeal procedures and the expedited appeal

14

timeframes contained in CBJ 49.10.620, the parties desire to (i) waive the expedited appeal

15

timeframes contained in CBJ 49.10.620; and (ii) meet with and before the Planning Commission

16

to develop the procedures under which the instant appeal will be conducted and the timeframe for

17
18
19

same.
Parties ask for an initial hearing date for clarification on procedure in early May. A
proposed Order for the Planning Commission’s convenience is provided herewith.
Respectfully submitted this 5th day of April 2021.

20
21
22
23
24

Simpson, Tillinghast, Sheehan & Araujo, P.C.
Attorneys for APPELLANT

APPELLEE

By:______________________________
Todd J. Araujo, Esq.
ABA No. 0806040

By:___________________________
Sherri Layne, Esq.
ABA No. 1306042

25
26
Joint Procedural Motion
A & S Rentals, LLC
Appeal No. 21-001
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1
2

ORDER
Having reviewed the parties’ Joint Procedural Motion and finding it supported by good

3
4

cause, the motion is GRANTED. The parties will appear before the Planning Commission on

5

the ______ day of ____________, 2021, at which time the procedures under which the instant

6

appeal will be conducted will be discussed and decided upon, as well as the timeframe for same.

7
8

_______________________________________
Michael Levin, Chair
Planning Commission

9
10
11
12

SIMPSON, TILLINGHAST, SHEEHAN & ARAUJO, P.C.
One Sealaska Plaza, Suite 300
Juneau, Alaska 99801
Phone: (907) 586-1400
Fax: (907) 586-3065

13
14
15
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17
18
19
20
21
22
23
24
25
26
Joint Procedural Motion
A & S Rentals, LLC
Appeal No. 21-001

Page 2 of 2

