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Agenda
Planning Commission - Regular Meeting
City and Borough of Juneau
March 12, 2019
Assembly Chambers
7:00 PM
I.

ROLL CALL

II.

REQUEST FOR AGENDA CHANGES AND APPROVAL OF AGENDA

III.

APPROVAL OF MINUTES

IV.

W RITTEN AGENCY AND PUBLIC COMMENTS POST DEADLINE
A.

Additional Materials for March 12, 2019 Planning Commission Meeting

V.

PUBLIC PARTICIPATION ON NON-AGENDA ITEMS

VI.

ITEMS FOR RECONSIDERATION

VII. CONSENT AGENDA
A.
B.
C.

CSP2018 0020: Installation of a traffic signal at the intersection of Stephen Richards Memorial
Drive & Riverside Drive
USE2019 0001: A Conditional Use Permit for a temporary asphalt plant for an airport project
USE2019 0004: A Conditional Use Permit for a Brewery and Tasting Room

VIII. UNFINISHED BUSINESS
IX.

REGULAR AGENDA
A.

USE2019 0002: A Conditional Use Permit to allow use of a 5th wheel trailer as a dwelling

X.

BOARD OF ADJUSTMENT

XI.

OTHER BUSINESS

XII. STAFF REPORTS
XIII. COMMITTEE REPORTS
XIV. LIAISON REPORT
XV. CONTINUATION OF PUBLIC PARTICIPATION ON NON-AGENDA ITEMS
XVI. PLANNING COMMISSION COMMENTS AND QUESTIONS
XVII. EXECUTIVE SESSION
XVIII.ADJOURNMENT
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Additional Materials
Regular Planning Commission Meeting
Assembly Chambers, 7:00pm

Meeting Date: March 12, 2019
1. CSP2018 0020:
a. Public comment from Jenn Larsen, received 3/6/19
2. USE2019 0004:
a. Public comment from Rick & Lisa Currier, received 3/6/19
3. USE2019 0002:
a. Public comment from Michelle Warrenchuk, received 2/25/19
b. Retraction of comment from Gary Miller, received 3/3/19
c. Public comment & retraction from Richard & Julie Moe, 2/25/19 &
3/4/19
d. Public comment from Peter Andruss, received 3/6/19
e. Public comment from Merritt Andruss, received 3/6/19
f. Retraction of comments from Peter & Merritt Andruss, received 3/5/19
g. Public comment from Jacek Maselko, received 3/6/19
h. Public comment from Kristine Trott, received 3/6/19
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From:
Sent:
To:
Subject:

Jenn Larsen <jlarsen76@gmail.com>
Wednesday, March 06, 2019 7:41 PM
PC_Comments
Planning Commission meeting/traffic light

Good evening,
I live in the valley and am in big support of putting in a traffic light at Riverside and Stephen Richards. I drive that
intersection daily and have seen numerous near‐accidents from people constantly running stop signs. In the morning, I
worry about the kids walking to high school that use that intersection getting hit.
I also know that in the afternoon when the HS lets out, that intersection gets really backed up on Riverside.
I believe the timing would have to set right though so traffic doesn’t get backed up on Stephen Richards. That’s really my
only concern with a light.
Jenn Larsen

1
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From:
Sent:
To:
Cc:
Subject:

Richard A. Currier <ricklisa@gci.net>
Wednesday, March 06, 2019 7:39 PM
PC_Comments
Andy Meiners; Andi Story; aukebay.seaview@gmail.com; Debi Ballam; Mark Schwan;
Jerry Quigg; Jeremy Woodrow; joel carpenter; Thepilchers@gci.net; RON FLINT; Julie
Case No. : USE2019 0004; Parcel No.: 4B2801030091 Auke Bay

My wife Lisa and I have no objection to the proposal to put a brewery in the former Horton’s Hardware/UAS
Bookstore building in the Auke Bay “downtown core”. Hopefully, the brewery will include a restaurant with
better ambience than currently exists in the area. Our major concerns in any Auke Bay development are:



obstruction of up slope views by down slope development
industrial of commercial intrusion into our neighborhood (Tanner Terrace subdivision).

It doesn’t appear that the proposal will impact either of these concerns.
Regards,

Rick and Lisa Currier

1
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From:
Sent:
To:
Subject:

Michelle Warrenchuk <stinkerboo2@yahoo.com>
Monday, February 25, 2019 12:28 PM
PC_Comments
Public comment for 20012 Cohen Drive

Good Afternoon,
I would like to provide public comment and express my concerns for the permit request to put a 5th wheel trailer on the
residential property of 20012 Cohen Drive and the other commercial business activities that are associated with this
permit’s request.
It is my understanding that this lot is zoned as a residential D1 single family dwelling. The intentions described in the
permit for this lot is not to build a residential home within a year or two of placing the 5th wheel trailer (which would be
a normal request for a temporary placement of a livable trailer) but rather for commercial storage and request for
utilities to be hooked up to a trailer so that a business (Alaska Luxurious tours) can live in the trailer and store
commercial equipment on the property. There does not seem to be any end date to this request which causes greater
concern.
As a resident who build a home on Cohen Drive and did go through the proper permitting process for a temporary
residence with the full intentions to build a home; which we did and have lived in our completed home 12 years, I would
only expect that other temporary residential permitting be consistent with the residential intent of the D1 zoning.
Our community puts a lot of faith and trust into the CBJ permit center to process permit within the Cities regulations,
especially for residentially zoned neighborhoods. The intentions of the city should be to keep our neighborhoods safe
and marketable by only allowing permits for residential buildings and occupancy in D1 zones areas. This ensure fare
standards and happy neighbors in our community.
Residential property owners wanting to rent out their property to a business and to then request to develop their lot for
commercial activity should not be permitted within a strict residential neighborhood just as this D1 lot of 20012 Cohen
Drive.

Thank you for considering my concerns and comments for this public review process.
Michelle Warrenchuk
907‐723‐2095

Sent from my iPhone

1
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From:
Sent:
To:
Subject:

Gary Miller <gmiller.juneauak@gmail.com>
Sunday, March 3, 2019 6:25 PM
PC_Comments
Brent Bitterman Conditional Use Permit

I submitted comments atout Brent Bitterman's conditional use permit (Case No USE 2019 0002). I have been
communicating with Brent and I am now comfortable with is request.
PLEASE REMOVE MY COMMENTS FROM YOUR FILES.
Thank you.
Gary Miller
20135 Cohen Dr
Juneau, AK 99801-8211
(907) 789-3757

1
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From:
Sent:
To:
Subject:

rick moe <rickmoe99801@gmail.com>
Monday, February 25, 2019 11:01 AM
PC_Comments; Julie Moe
Case No.: USE2019 0002Parcel No.: 8B3701030010

We are Richard, and Julie Moe, and reside at 19932 Cohen drive. We are going on record saying that we oppose
any commercial activity of this type in our residential neighborhood. There are plenty of storage facilities in
Juneau to store boats, and associated equipment , without infringing on our peace and quiet, and aesthetic value
out here on Cohen drive. Also in question is the increased traffic on our continually deteriorating dirt road that
the city streets department works very hard to maintain. We also question the use permit to allow a fifth wheel
to be used as a residence with the possibility of someday building a one bedroom home at a later date. Our
understanding is that this would be allowable during the time that construction was being undertaken on a single
family home, or similar residence. With that understanding, we do not oppose the use of said fifth wheel for that
purpose, but do oppose any open ended time period to use it as a residence. It should also be said that this
property has already been used the entire winter as storage for this fifth wheel.

From:
Sent:
To:
Subject:

Julie Moe <Julie@sellingjuneau.com>
Monday, March 4, 2019 11:03 AM
PC_Comments
Brent Bitterman conditional use permit on Cohen Dr

Please withdraw our concerns about the conditional use permit that were submitted to Laurel Bruggelman.
Thank you,
Julie and Rick Moe

1
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From:
Sent:
To:
Subject:

Peter Andruss <pwandruss@gmail.com>
Tuesday, March 5, 2019 8:19 AM
PC_Comments
20012

Please omit the letters submitted by Peter and Merritt Andruss 20131 and 20133 Cohen Dr. we had a chance to read
Brent’s letter and have a better understanding and support his endeavors.
Sent from my iPhone

1
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From:
Sent:
To:
Subject:

Jacek Maselko <akjacek@gmail.com>
Wednesday, March 06, 2019 8:48 AM
PC_Comments
Case # USE2019 002

My name is Jacek Maselko, and I own 20115 Glacier hwy, and I would like to voice my opposition to
the proposed development at Cohen drive since I believe it would be detrimental to the feel of the
neighborhood that we come to enjoy so much.
Firstly, once CBJ gives an exception to allowing trailers as residences in our neighborhood, is that
once this precedent is set, it will open the neighborhood to numerous other residence travel trailers.
As you are aware there are still quite a bit of undeveloped lots in the North Tee Harbor subdivision,
and they may be obtained rather inexpensively by Juneau standards. Therefore allowing trailers as
residences will open up our neighborhood to numerous, cheap developments. Once this precedent
is established, there is no going back.
Secondly, I am concerned about the commercial nature of the land use proposed by Mr. Bitterman at
20012 Cohen drive, which I assume will not be limited to vehicle storage that he describes. I am not
sure what other intentions Mr. Bitterman might have, but the fact that he is expending significant costs
to put in a 1.5" waterline is a red flag. One does not put in a 1.5" waterline for a single family
residence without having other intentions.
There is a reason why CBJ adopts zoning restrictions and why we abide by them. We choose the
neighborhoods to live in because of what they offer and knowing that zoning laws protect us is
paramount. We expect CBJ to abide by the zoning laws that they established.
In closing, North Tee Harbor subdivision is no place for trailers as residences and commercial
operations.
Sincerely,
Jacek Maselko

1
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From:
Sent:
To:
Subject:

Kristine Trott <krisstrott@gmail.com>
Wednesday, March 06, 2019 12:57 AM
PC_Comments
Cohen Drive/Brent Bitterman Project

Dear CBJ Planning Commission,
I have received a letter of explanation from the new neighbor in the NorthTee Harbor-Cohen Drive
neighborhood, Brent Bitterman. In his letter he laid out his plans and put to rest my concerns of "equipment
storage" and a mobile home going in on that property.
I am pleased to say that I no longer have any objections to his efforts as they seem to be well within all the
parameters one could ask for in fitting in to the socially and ecologically responsible group that lives out here.
Please inform the commission of my change of heart in this matter. He sounds like he is going to be building
with a good plan and I am content with that.
Thank you for hearing me out.
Kristine Trott

1
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DATE:

March 1, 2019

TO:

Planning Commission

FROM:

Beth McKibben, AICP, Senior Planner
Community Development Department

FILE NO.:

CSP2018 0020

PROPOSAL:

A consistency review for the installation of a traffic signal at the
intersection of Stephen Richards Memorial Drive and Riverside Drive

GENERAL INFORMATION
Applicant:

Kinney Engineering LLC

Property Owner:

City & Borough of Juneau

Property Address:

Stephen Richards Memorial Drive and Riverside Drive Intersection

Comprehensive Plan Future
Land Use Designation:
Medium Density Residential (MDR)/Urban Low Density
Residential (ULDR)
Zoning:

Collector

Utilities:

Public

Access:

Right-of-way

Existing Land Use:

Right-of-way

Surrounding Land Use:

Northeast Southeast Northwest Southwest -

D15: Single Family/Duplex Mobile Home Park
D15: Single Family/Duplex Mobile Home Park
D5: Single Family/Duplex
D5: Single Family/Duplex
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Planning Commission
File No.: CSP2018 0020
March 1, 2019
Page 2 of 7
VICINITY MAP

ATTACHMENTS
A- Application and back up materials
B- 2040 Projections – Level of Service (LOS)
PROPOSAL
The State of Alaska Department of Transportation and Public Facilities (DOT&PF) proposes to
replace the all-way stop traffic control with a traffic signal at the intersection of Stephen
Richards Memorial Drive and Riverside Drive. The project also includes new curb ramps and
street lighting.
The intersection is within a CBJ right-of-way. The project is managed by DOT&PF and is
federally funded with matching grants provided by CBJ. Construction is expected to begin in
early 2020 and is projected to last approximately two months.
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Planning Commission
File No.: CSP2018 0020
March 1, 2019
Page 3 of 7
BACKGROUND
In 2008 the intersection was converted to an all-way stop with a flashing beacon suspended
above the intersection. This installation was part of the Dimond Park build out, which includes
Thunder Mountain High School, Dimond Park Aquatic Center, Mendenhall Valley Public Library,
Dimond Park Field House, and the Dimond Park baseball fields. Prior to 2008, there were stop
signs on the Stephen Richards Memorial Drive approaches, and Riverside Drive was an
uncontrolled through street.
AGENCY REVIEW
Staff contacted CBJ Engineering & Public Works, Capital City Fire & Rescue, the Juneau Police
Department, CBJ Parks & Recreation, Streets & Fleets, the Assessor’s Office, Lands & Resources,
DOT&PF, Alaska Department of Fish & Game and Alaska Electric Light & Power. Staff received
no comments of concern with the proposed traffic signal.
PUBLIC COMMENTS
At the time of the writing of this report, CDD staff received no public comments regarding the
proposed project.
ANALYSIS
All proposed state capital improvement projects must be reviewed for consistency with the CBJ
Land Use Code (Title 49). Title 49 also provides reference to the CBJ Comprehensive Plan and a
number of additional plans that have been officially adopted as part of the Comprehensive
Plan.
49.15.580 (b) - State project review: The commission shall review proposed Alaska
State capital improvement projects for consistency with this title pursuant to AS
35.30.010 and may impose conditions on and modifications to such projects. If the
commission approves or approves with conditions or modifications, a notice of decision
shall be issued. A notice of decision becomes final 90 days from the date the project
was submitted unless modified or disapproved by the assembly. If the commission
disapproves, a notice of recommendation and draft resolution shall be forwarded to
the assembly for further action.
The stated purpose of the project is to reduce traffic congestion at the intersection during the
morning and evening commute times. Currently, the intersection functions at a level of service
(LOS) F during the peak morning and evening hours. LOS is a measure of the delay experienced
by vehicles using the intersection. Presently, the delay is 89 seconds per vehicle and is
predicted to increase to 112 seconds per vehicle in the AM peak hour and 151 seconds per
vehicle in the PM peak hour by 2040 due to increasing traffic. DOT&PF targets LOS D or better
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Planning Commission
File No.: CSP2018 0020
March 1, 2019
Page 4 of 7
for design projects on roads such as Riverside Drive. LOS D is recognized in the CBJ
Comprehensive Plan as being the minimum acceptable LOS. Additionally, CBJ identifies LOS D as
the minimum acceptable when evaluating traffic impacts of new developments on the road
system. LOS D has an average delay of 35 seconds per vehicle. Modeling shows that the
intersection will function at a LOS B with the signal and is projected to continue functioning at a
LOS B by 2040.
DOT&PF evaluated several proposals for this intersection. Their evaluation included several
public open houses to explain the project and take public feedback on the various proposals.
The evaluation process is fully explained in the application materials. Through this process, the
signal alternative scored the highest. This option will have the lowest peak-hour vehicle delay,
no permanent right-of-way impacts, and an overall lower project cost. CBJ has indicated that
the maintenance of the traffic signal alternative will create a lower burden than a roundabout
alternative. There is a somewhat higher potential for collisions with the signal, but DOT&PF
indicates that because of the low approach speed at this intersection the crash potential is still
low and the likelihood of severe crashes even lower.
The project will consist of traffic signal poles and new curb ramps at all four corners of the
intersection. No turn lanes will be added. Street lighting is planned and will be LED fixtures.
Travel lane width, bike lane width, and sidewalk width will all remain unchanged and will
continue to meet the requirements of CBJ 49.35.
The American Medical Association (AMA) made recommendations in 2016 which stated that
based on safety and health concerns, LED lighting should not exceed 3000K Correlated Color
Temperature (CCT) and levels of blue light should be minimized to minimize glare. The AMA
recommendations also state that some ability to ‘tune’ the lighting should be available so light
can be dimmed during off-peak times. Light trespass should be minimized next to residential
buildings.
It is suggested that the DOT&PF lighting plan prevents light trespass and follows lighting
recommendations of the AMA.
As stated previously, construction is expected to take approximately two months and will begin
in early 2020. The current all-way stop traffic control, including the flashing beacon, will remain
in place and in use until the new signal is completely installed. It is anticipated that work will
take place after the AM peak hour and end before the PM peak hour- roughly 9 am to 3 pm.
Construction activity will generate short-term noise in the area. CBJ noise permits will be
required for heavy construction work before 7 am and after 10 pm, Monday to Friday, and
before 9 am and after 10 pm on Saturdays and Sundays.
The installation of the traffic signal will not require any additional right-of-way, which reduces
impacts to adjacent property owners. However, DOT&PF will need to secure temporary
construction easements from adjacent property owners.
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Planning Commission
File No.: CSP2018 0020
March 1, 2019
Page 5 of 7
Conformity with Adopted Plans
2013 Comprehensive Plan - Several policies, Implementing Actions (IA), and Development
Guidelines (DG) are relevant to the project.
POLICY 8.6. TO PROMOTE AND FACILITATE TRANSPORTATION ALTERNATIVES TO PRIVATE
VEHICLES AS A MEANS OF REDUCING TRAFFIC CONGESTION, AIR POLLUTION AND THE
CONSUMPTION OF FOSSIL FUELS, AND TO PROVIDE SAFE AND HEALTHY MEANS OF
TRANSPORTATION TO ALL PEOPLE.
8.6 - DG1 Require sidewalks and bicycle paths or lanes along newly constructed arterial and
collector streets where appropriate, and provide or work with ADOT&PF to provide such
amenities along existing roads to provide safe and efficient access and recreation and to
reduce pedestrian/automobile conflicts.
8.6 – IA5 Design or re-design of transportation corridors should consider the Policies,
Development Guidelines, Standard Operating Procedures, and Implementing Actions of this
Chapter so as to ensure that all potential users and all available modes of transportation are
considered…
POLICY 8.8. TO RESPOND TO THE SPECIAL TRANSPORTATION NEEDS OF EACH SUBAREA OF THE
CBJ AND TO INTEGRATE THEM INTO A BOROUGH-WIDE COMPREHENSIVE TRANSPORTATION
PLAN. THIS SYSTEM SHOULD SEEK TO REDUCE THE CONSUMPTION OF FOSSIL FUELS BY
FACILITATING EFFICIENT ROUTES OF TRAVEL, CONVENIENT AND RAPID TRANSIT, AND SAFE
MOTORIZED- AND NON-MOTORIZED TRAVELWAYS.
The following Implementation Action is relevant to for the Mendenhall Valley Subarea.
8.8 – IA10 Work with the ADOT&PF to undertake roadway capacity, vehicular turning
movement, bus pullouts and pedestrian and bicycle safety improvements within the Urban
Service Area where and existing intersection LOS on the state route is compromise (LOS D or
worse); priority improvements should be given to intersections that would serve new highdensity housing developments.
8.8 IA14 – Implement the subarea improvements for the Mendenhall Valley called for in the
Area Wide Transportation Plan as funding becomes available. Where there is a public need
for those improvements in the immediate future, actively pursue the funding needed to
complete those improvements.
The Comprehensive Plan also notes that Juneau Non-Motorized Transportation Plan (JNMTP) is
adopted into the Comprehensive Plan and should be followed for guidance.
POLICY 6.5. TO INCORPORATE TECHNOLOGIES AND OPERATING PRACTICES THAT WILL
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Planning Commission
File No.: CSP2018 0020
March 1, 2019
Page 6 of 7
PROMOTE EFFICIENT AND COST EFFECTIVE ENERGY USE INTO ALL OF ITS NEW AND EXISTING
BUILDINGS AND ENERGY-USING PROJECTS.
The use of LED lighting for street lights is proposed. Suggestions on the specifications of light
fixtures in the interests of safety and health have been made. The lighting should not ‘trespass’
onto adjacent properties.
Area Wide Transportation Plan – Specific improvements are not identified for this intersection.
The plan notes that with respect to Riverside Drive, the future high school (not yet open when
the Plan was adopted) and improvements to Dimond Park will increase vehicle trips and nonmotorized trips. Without improvements, Riverside Drive will not be able to adequately
accommodate pedestrian, bicycle, and motorized travel along and across the roadway.
Non-Motorized Transportation Plan - No specific improvements are identified for this
intersection. The plan notes that shoulder lanes for bicycles are an excellent way to
accommodate bicycles and provide a variety of safety, operational, and maintenance needs.
The signalized crosswalks are expected to improve pedestrian safety through the intersection.
Currently with the all-way stop, vehicles sometimes do not yield to pedestrians. With a
signalized intersection, pedestrians will now activate a controlled crossing, which includes foot
traffic in the priority of the signals.
Juneau Renewable Energy Strategy (2018) and Juneau Climate Action and Implementation Plan
(2011) - Both plans support reduced energy use and reduced emissions. The installation of LED
street lighting is consistent with both documents. Additionally, reducing vehicle delay at the
intersection will reduce emissions.
2014 Transit Development Plan – No specific improvements are identified for this intersection.
The plan calls for new fixed route service on Riverside Drive, which was implemented in 2015.
Reduced delay at this intersection is expected to improve travel time reliability for this route.
Juneau Safe Routes to Schools Plan – This plan was not adopted but has been used successfully
to obtain funding for identified projects. This plan recommends a new sidewalk on Stephen
Richards Memorial Drive to support students walking to and from Floyd Dryden Middle School
and Riverbend Elementary. The recommended sidewalk is outside the scope of this project and
its federal funding. The signalized intersection does not conflict with this recommendation and
will not interfere with any future plans for the improvement.
Habitat
There are no habitat concerns identified related to the proposed project.
project site is outside the mapped flood hazard zone.

Additionally, the
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Planning Commission
File No.: CSP2018 0020
March 1, 2019
Page 7 of 7
FINDINGS
Staff finds the proposed replacement of the all-way stop traffic control with a traffic signal at
the intersection of Stephen Richards Memorial Drive and Riverside Drive and the installation of
new curb ramps and street lighting to be consistent with Title 49 and CBJ adopted plans,
specifically the 2013 Comprehensive Plan, the Area Wide Transportation Plan, Non-Motorized
Transportation Plan, Juneau Renewable Energy Strategy, Juneau Climate Action and
Implementation Plan, Transit Development Plan and the Juneau Safe Routes to Schools Plan.
RECOMMENDATION
Staff recommends that the Planning Commission adopt the above analysis and findings, and
APPROVE the replacement of the all-way stop traffic control with a traffic signal at the
intersection of Stephen Richards Memorial Drive and Riverside Drive and the installation of new
curb ramps and street lighting.
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Attachment A - Application
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2040 Projections – Level of Service (LOS)

Attachment B - 2040 LOS Projections
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Invita on to Comment
On a proposal to be heard by the CBJ Planning Commission

Your Community, Your Voice
Proposed Traﬃc Signal at
Intersec on of Stephen Richards
Memorial Dr & Riverside Dr

LONG RUN DR

155 S. Seward Street Juneau, Alaska 99801
TO:

E
SID
ER
RIV

DR

An application has been submitted for consideration and public hearing by the
Planning Commission for installation of a traffic signal located at the intersection
of Stephen Richards Memorial Drive & Riverside Drive.

TIMELINE
Now through February 18, 2019

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

Staﬀ Report expected to be posted Monday, March 4, at
h ps://beta.juneau.org/assembly/assembly‐minutes‐and‐agendas
Find hearing results, mee ng minutes and more here as well.

February 19 through 12 noon, March 8

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

Phone: (907)586‐0715  Email: pc_comments@juneau.org
Mail: Community Development, 155 S. Seward St, Juneau AK 99801
Printed February 8, 2019

HEARING DATE & TIME
7:00 pm, March 12, 2019

You may tes fy and bring
up to 2 pages of wri en
material (15 copies) in City
Hall’s Assembly Chambers,
155 S. Seward St., Juneau.

March 13

The results of
the hearing
will be posted
online.

Case No.: CSP2018 0020
Parcel No.: n/a
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

PLANNING COMMISSION
NOTICE OF DECISION
Date: March 13, 2019
File No.: CSP2018 0020
Kinney Engineering LLC
3909 Arctic Boulevard, Suite 400
Anchorage, AK 99503
Proposal:

State Project Review for the installation of a traffic signal at the intersection of
Stephen Richards Memorial Drive and Riverside Drive

ROW name:

Stephen Richards Memorial Drive and Riverside Drive Intersection

Parcel Code No.:

0 Parcel

Hearing Date:

March 12, 2019

The Planning Commission, at a regular public meeting, adopted the analysis and findings listed in the
attached memorandum dated March 1, 2019, and approved replacement of the all-way stop traffic
control with a traffic signal at the intersection of Stephen Richards Memorial Drive and Riverside Drive
and the installation of new curb ramps and street lighting, to be conducted as described in the project
description and drawings submitted with the application.
Attachments: March 1, 2019 memorandum from Beth McKibben, Planner Community Development, to the
CBJ Planning Commission regarding CSP2018 0020.
Effective Date: The permit is effective upon approval by the Commission, March 12, 2019. This
decision is final 90 days from the date the application was received, or March 27, 2019, unless
modified or disapproved by the Assembly.
This Notice of Decision does not authorize construction. Prior to starting any project, it is the
applicant’s responsibility to obtain the required building permits.
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Kinney Engineering LLC
File No.: CSP2018 0020
March 13, 2019
Page 2 of 2

Project Planner: _______________________________ ______________________________
Beth McKibben, AICP, Senior Planner Benjamin Haight, Chair
Community Development Department Planning Commission

_______________________________
Filed With City Clerk
cc:

3/15/2019
______________
Date

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. The State Government and project 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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DATE:

March 4, 2019

TO:

Planning Commission

FROM:

Amy Liu, Planner
Community Development Department

CASE NO.:

USE2019 0001

PROPOSAL:

Temporary Asphalt Plant at Maplesden and Yandukin for Airport
Project

GENERAL INFORMATION
Applicant:

Colaska Inc. DBA SECON

Property Owner:

City & Borough of Juneau

Property Address:

8907 Yandukin Dr

Legal Description:

Airport TR A & B (Airport Terminal & Runway Land)

Parcel Code Number:

3B1601000010

Site Size:

N/A

Comprehensive Plan Future
Land Use Designation:

Institutional and Public Use

Zoning:

Industrial

Utilities:

Public water and sewer

Access:

Maplesden

Existing Land Use:

Airport
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Planning Commission
Case No.: USE 2019 0001
March 4, 2019
Page 2 of 8
Surrounding Land Use:

North
South
East
West

-

Airport
Airport, Egan Drive
Airport
Airport

VICINITY MAP

Proposed Temporary Asphalt
Plant at Maplesden Way and
Yandukin Drive

ATTACHMENTS
Attachment A – Application
Attachment B – Public notice
Attachment C – CBJ Streets Department Comment
PROJECT DESCRIPTION
The applicant requests a Conditional Use Permit for the development of a temporary asphalt
plant. The plant would support the repaving of the Northeast Development Area (NEDA) and
the Northwest Development Area (NWDA).
The plant will remain by NEDA for the proposed work. The project will begin within late March
and no later than April 1, 2019. Paving will occur from April to early May 2019. A total of 35,404
tons of hot mix asphalt will be produced and transported.
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Planning Commission
Case No.: USE 2019 0001
March 4, 2019
Page 3 of 8
BACKGROUND
The application is for Phase 2C of Juneau International Airport Runway Safety. This phase began
in 2018 and has a substantial completion date of July 30, 2019. The project involves excavation,
underground drainage piping, asphalt paving of NEDA and NWDA. In the previous phase, a
fueling station, geothermal loop, and snow removal facility was constructed at NWDA. The
access aprons of both development areas were also constructed.
AGENCY REVIEW
An agency review period was conducted from February 7, 2019 through February 21, 2019. The
following agencies stated that they had no concerns or no comments on the development: CBJ
Building Division, CBJ Fire Department, Alaska Department of Environmental Conservation
(ADEC) Division of Water, Non-Point Source section.
CBJ Streets Division recommended that the contractor should be required to keep the road
surface of Yandukin Drive and Shell Simmons Drive clean at all hours of operation (Attachment
C). Truck traffic could drag dirt, asphalt, rocks, etc. onto these road surfaces, and should be
removed as needed. Staff recommends the following as conditions of approval:
1. The applicant shall inspect the traveled route a minimum of twice daily for escaped
material from the haul.
2. The applicant shall sweep and clean the roadway at the end of each day if any water or
material has escaped or if a major spill occurs.
3. The applicant shall immediately respond to any additional clean-up requests during the
operation from the project engineer, CBJ, or Alaska Department of Transportation.
ANALYSIS
Project Site and Design – The proposed site is comprised of dredged sand and gravel from a
float plane pond. The location has been approved by ADEC. The site is surrounded by airport
infrastructure, and the runway is adjacent to the south-side. The facility consists of a daytime
generator, nighttime generator, control house, tank containers, feeder bins, drum, baghouse,
and storage silo. Aggregate stockpiles will be stored onsite. The layout of the site is depicted in
the application (Attachment A).
The control house manages operations. The feeder bin receives stockpiled aggregates that are
parsed by gradation and fed into the drum. The drum heats the aggregate to be mixed with
cement, which was previously stored in tank containers. Particulate matter within the drum
exhaust is filtered by the baghouse. Mixed aggregate and cement is deposited into the storage
silo.
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Traffic – The applicant anticipates 250 truckloads of asphalt per day being hauled along
Maplesden Way to the NWDA. Additionally, AML will deliver 7 loads of asphalt cement per day.
Per CBJ 49.40.300(a)(3) A development projected to generate more than 250 ADT but fewer
than 500 ADT shall be required to have a traffic impact analysis if the Community Development
Department Director determines that an analysis is necessary based on the type of
development, its location, the likelihood of future expansion, and other factors found relevant
by the director.
The Community Development Director has determined that a traffic impact analysis is not
necessary. The traffic follows an established truck route that does not go through residential
neighborhoods. Project conditions ensure that the development will not create unsafe road
conditions.
Parking and Circulation – Parking requirements for commercial and industrial developments,
established in CBJ Code 49.40.210(a) are based on gross floor area, which is not applicable to
the proposed development. The code does not have an established parking requirement for
asphalt plants or similar uses that utilize large outdoor plants and outdoor storage areas.
Asphalt will be hauled along Maplesden Way to the NWDA.
Light and Noise – Working hours are Monday through Saturday from 7:00 AM to 7:00 PM.
Portable light plants may be used and would be set up to not affect Egan Drive traffic. Main
sources of noise will be heavy machinery and vehicle traffic. Noise will be consistent with noise
generated by daily airport operations.
Public Health or Safety – The development is in an established industrial area with security
fencing and other measures to ensure the public health and safety. A water truck spraying truck
routes will suppress dust.
Habitat – The nearest stream is about 1.4 feet from the proposed asphalt plant, and the
nearest wetland is about 900 feet away from the plant. Runoff will be managed with wattles
and earthen berms.
The site is in an established industrial area and does not have any salmon streams, eagle nests,
wetlands, or other sensitive habitat on the site. The ADEC Stormwater Pollution Prevention Plan
(SWPPP) addresses both stormwater and spill prevention. The applicant has indicated that a
draft SWPPP has already been prepared for the site. Staff recommends a condition of approval:
prior to the issuance of a building permit, the applicant shall provide the final Stormwater
Pollution Prevention Plan to CDD, in conformance with ADEC requirements, to ensure
protection of adjacent waters.
Property Value or Neighborhood Harmony – Staff finds no evidence of significant impacts to
property value or neighborhood harmony as a result of the proposed development.
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Conformity with Adopted Plans – The 2013 Comprehensive Plan designates the airport as
Institutional and Public Use (IPU), which is characterized as,
Lands that are in public ownership and dedicated for a variety of public uses, such as the
University of Alaska Southeast; local, state and federal government uses; and for such public
facilities as community gardens, schools, libraries, fire stations, treatment plants, and public
sanitary landfills… The public use of these lands will vary widely, so IPU-designated lands can
be under any zoning district, with the uses thereon appropriate for that zone as regulated in
the Table of Permissible Uses (CBJ 49.25.300)
The Plan does not prescribe guidance specifically on heavy industrial uses within IPU areas.
However, the IPU description acknowledges that uses and zoning vary widely. Uses may include
industrial facilities, such as a treatment plant or landfill, which generate traffic and noise
comparable to those of an asphalt plant.
Airport maintenance supports transportation in and out of the community, which supports
other services.
Juneau’s position as Alaska’s state capital is not only a major source of identity for the
community but represents its major economic activity; nearly half (47%) of the community’s
workforce is employed by the state, federal, and local government. Development of new
facilities or replacement of existing structures necessary to accommodate the governmentbased public service workforce should be planned with careful coordination between state
and local officials. This growth will have significant impacts on all other development within
the borough, including housing, transportation, public services, and cultural, commercial,
and recreational activities. The community and local government must continue efforts to
make Juneau as attractive and functional as possible to serve the special needs of a Capital
City.
POLICY 5.2. THROUGH A COOPERATIVE EFFORT WITH THE STATE OF ALASKA, TO PLAN FOR
AND SUPPORT DEVELOPMENT OF AN ATTRACTIVE SETTING, FACILITIES, AND OTHER
SERVICES TO ENHANCE THE STATE CAPITAL AND TO STRIVE TO PROVIDE AN ATMOSPHERE
CONDUCIVE TO GOOD LEADERSHIP IN THE STATE, ACCESSIBLE TO AND SUPPORTIVE OF ALL
PEOPLE OF THE STATE OF THE STATE OF ALASKA.
5.2 - IA6 Assume a leadership role in the encouragement of transportation links into and
out of the borough. Consider all affordable energy-efficient transport alternatives to
improve transportation links between the Juneau and other areas of Southeast Alaska,
including improved air passenger and cargo service, roadways, ferries, and fixedguideway systems.
POLICY 5.4. TO ENCOURAGE AND SUPPORT REGIONAL ECONOMIC DEVELOPMENT IN OTHER
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CITIES AND LOCATIONS IN SOUTHEAST ALASKA TO CREATE A LOCAL ENVIRONMENT OF
SERVICES AND OFFERINGS ATTRACTIVE TO COMMERCE ORIGINATING FROM OUTSIDE THE
CBJ, AND TO ACTIVELY PARTICIPATE IN DEVELOPMENT AND IMPLEMENTATION OF
REGIONAL SUSTAINABLE DEVELOPMENT GOALS.
5.4 - SOP7 Strengthen Juneau’s role as a regional services hub for such things as fisheries
research, medical, retail, tourism, transportation, and education.
5.4 - IA3 Encourage continued and expanded transportation systems that serve the
Southeast Region while retaining those systems currently serving the region.
POLICY 10.8. TO ENCOURAGE AND STRENGTHEN JUNEAU’S POSITION AS A REGIONAL TRADE
CENTER FOR SOUTHEAST COMMUNITIES.
The asphalt plant is necessary for maintaining the Airport, a priority established in Chapter 8 of
the Plan.
POLICY 8.1. TO PROMOTE AND SUPPORT AVIATION SAFETY; TO DEVELOP AND MAINTAIN
AIRPORT FACILITIES MEETING THE AVIATION TRANSPORTATION NEEDS FOR JUNEAU, ITS
RESIDENTS, VISITORS AND COMMERCE; AND TO WORK WITH THE PUBLIC AND PRIVATE
SECTORS TO FACILITATE COMMERCE, ECONOMIC DEVELOPMENT, AND ACCESS TO ALASKA’S
CAPITAL CITY.
8.1 - IA1 Continue to fund and complete the expansion plans and mitigation measures
recommended in the Airport Expansion Final Environmental Impact Statement (FEIS).
FINDINGS
CBJ 49.15.330 (e)(1), Review of Director's Determinations, states that the Planning Commission
shall review the Director's report to consider:
1. Whether the application is complete;
2. Whether the proposed use is appropriate according to the Table of Permissible Uses;
and,
3. Whether the development as proposed will comply with the other requirements of
this chapter.
The Commission shall adopt the Director's determination on the three items above unless it
finds, by a preponderance of the evidence, that the Director's determination was in error, and
states its reasoning for each finding with particularity.
CBJ 49.15.330 (f), Commission Determinations, states that even if the Commission adopts the
Director's determination, it may nonetheless deny or condition the permit if it concludes, based
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upon its own independent review of the information submitted at the public hearing, that the
development will more probably than not:
1. Materially endanger the public health or safety;
2. Substantially decrease the value of or be out of harmony with property in the
neighboring area; or,
3. Not be in general conformity with the comprehensive plan, thoroughfare plan, or
other officially adopted plans.
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?
Yes. Staff finds 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?
Yes. The requested permit is appropriate according to the Table of Permissible Uses. The
permit is listed at CBJ 49.25.300, Section 4.100, Heavy Manufacturing, for the Industrial zoning
district.
3. Will the proposed development comply with the other requirements of this chapter?
Yes. The proposed development complies with the other requirements of this chapter. Public
notice of this project was provided in the March 1, 2019 and March 11, 2019 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. Moreover, a Public Notice Sign was
posted on the subject parcel, visible from the public Right-of-Way.
4. Will the proposed development materially endanger the public health or safety?
No. No evidence indicates that the proposed development 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?
No. The proposed activity will be consistent with the pre-existing noise levels. No evidence
indicates that the proposed development will substantially decrease the value of or be out of
harmony with property in the neighboring area.
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6. Will the proposed development be in general conformity with the land use plan,
thoroughfare plan, or other officially adopted plans?
Yes. The proposed development is in general conformity with adopted plans including the 2013
Juneau Comprehensive Plan. The development specifically conforms with Comprehensive Plan
policy 5.11 regarding industrial uses.
Per CBJ 49.70.900 (b)(3), General Provisions, the Director makes the following Juneau Coastal
Management Program consistency determination:
7. Will the proposed development comply with the Juneau Coastal Management Program?
Not applicable. The proposed development does not affect wetlands, salmon streams, or other
sensitive habitats.
RECOMMENDATION
It is recommended that the Planning Commission adopt the Director's analysis and findings and
grant the requested Conditional Use Permit. The permit would allow the development of a
temporary asphalt plant at Maplesden Way and Yandukin Way for airport project.
The approval is subject to the following conditions:
1. The applicant shall inspect the traveled route a minimum of twice daily for escaped
material from the haul.
2. The applicant shall sweep and clean the roadway at the end of each day if any water or
material has escaped or if a major spill occurs.
3. The applicant shall immediately respond to any additional clean-up requests during the
operation from the project engineer, CBJ, or Alaska Department of Transportation.
4. Prior to the issuance of a building permit, the applicant shall provide the final
Stormwater Pollution Prevention Plan, in conformance with ADEC requirements, to
ensure protection of adjacent waters.

Attachment A - Application
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Invita on to Comment
On a proposal to be heard by the CBJ Planning Commission

Your Community, Your Voice

155 S. Seward Street Juneau, Alaska 99801
TO:

Proposed Temporary Asphalt
Plant At Maplesden Way and
Yandukin Drive

An application has been submitted for consideration and public hearing by the Planning
Commission for a Conditional Use Permit for a temporary asphalt plant for an airport
project located at Maplesden Way and Yandukin Drive in an Industrial Zone.

TIMELINE
Now through February 18, 2019

Comments received during
this period will be sent to the
Planner, Amy Liu, to be
included in the staﬀ report.

Staﬀ Report expected to be posted Monday, March 4, at
h ps://beta.juneau.org/assembly/assembly‐minutes‐and‐agendas
Find hearing results, mee ng minutes and more here as well.

February 19 through 12 noon, March 8

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

Phone: (907)586‐0715  Email: pc_comments@juneau.org
Mail: Community Development, 155 S. Seward St, Juneau AK 99801
Printed February 11, 2019

HEARING DATE & TIME
7:00 pm, March 12, 2019

You may tes fy and bring
up to 2 pages of wri en
material (15 copies) in City
Hall’s Assembly Chambers,
155 S. Seward St., Juneau.

March 13

The results of
the hearing
will be posted
online.

Case No.: USE2019 0001
Parcel No.: 3B1601000010
CBJ Parcel Viewer: h p://epv.juneau.org

Attachment B - Public Notice
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From:
To:
Subject:
Date:

Ed Foster
Amy Liu
RE: Review USE20190001, Temporary Asphalt Plant
Thursday, February 07, 2019 5:01:35 PM

Amy,
The only issue I can see with this request is that the contractor should be required to keep the road
surface of Yandukin and Shell Simmons cleaned at all hours of operation. Truck traffic could drag
debris, dirt, asphalt, rocks, etc. out onto these road surfaces and they would need to clean as
needed.
Thanks, Ed
From: Amy Liu
Sent: Thursday, February 7, 2019 4:50 PM
To: Ed Foster
Subject: Review USE20190001, Temporary Asphalt Plant

Good afternoon,
The application for USE19-01 is attached for your review. Please share comments or questions with
me before February 21.
Thank you,
Amy Liu | Planner
Community Development Department ¦ City & Borough of Juneau, AK
Location: 230 S. Franklin Street, 4th Floor Marine View Building
Office: 907.586.0764

Attachment C - CBJ Streets Deparment Comments
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PLANNING COMMISSION
NOTICE OF DECISION
Date:
Case No.:

March 13, 2019
USE2019 0001

Colaska DBA SECON
P.O. Box 32159
Juneau, AK 99803
Proposal:

Temporary Asphalt Plant at Maplesden and Yandukin for Airport Project

Property Address:

8907 Yandukin Drive

Legal Description:

Airport TR A & B (Airport Term & Runway Land)

Parcel Code No.:

3B1601000010

Hearing Date:

March 12, 2019

The Planning Commission, at its regular public meeting, adopted the analysis and findings listed in the
attached memorandum dated March 4, 2019, and approved a temporary asphalt plant at Maplesden
and Yandukin for an airport project to be conducted as described in the project description and project
drawings submitted with the application and with the following conditions:
1. The applicant shall inspect the traveled route a minimum of twice daily for escaped
material from the haul.
2. The applicant shall sweep and clean the roadway at the end of each day if any water or
material has escaped or if a major spill occurs.
3. The applicant shall immediately respond to any additional clean-up requests during the
operation from the project engineer, CBJ, or Alaska Department of Transportation.
4. Prior to the issuance of a building permit, the applicant shall provide the final
Stormwater Pollution Prevention Plan, in conformance with ADEC requirements, to
ensure protection of adjacent waters.
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Attachments: March 4, 2019, memorandum from Amy Liu, Community Development, to the CBJ
Planning Commission regarding USE2019 0001.
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, March 12, 2019.

Expiration Date:

The permit will expire 18 months after the effective date, or September 12, 2020, 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.

Project Planner:

________________________________
Amy Liu, Planner
Community Development Department

________________________________
Benjamin Haight, Chair
Planning Commission

________________________________
Filed With Municipal Clerk

3/15/19
_________________
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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DATE:

March 1, 2019

TO:

Planning Commission

FROM:

Laurel Bruggeman, Planner
Community Development Department

CASE NO.:

USE2019 0004

PROPOSAL:

A Conditional Use Permit for a brewery and tasting room

GENERAL INFORMATION
Applicant:

Forbidden Peak Brewery LLC

Property Owner:

Forbidden Peak Enterprises, LLC

Property Address:

11798 Glacier Highway

Legal Description:

Jetty, Lot 1

Parcel Code No.:

4B2801030091

Site Size:

43,560 square feet

Comprehensive Plan Future
Land Use Designation:

Marine Mixed Use (M/MU)

Zoning:

GC

Utilities:

Public

Access:

Glacier Highway

Existing Land Use:

Commercial Retail Office Mix
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Surrounding Land Use:

North
South
East
West

- Vacant – Jetty Condos (GC)
- Glacier Highway & Statter Harbor (WC)
- AEL&P Facility (GC)
- Squires & other mixed use (GC)
VICINITY MAP

Subject Parcel

ATTACHMENTS
Attachment A – Application and Project Narrative
Attachment B – Site Plan and Interior/Exterior Sketches
Attachment C – Lighting Information
PROJECT DESCRIPTION
The applicant requests a Conditional Use Permit for the development of a brewery, tasting
room, and office space. The proposed development will include the renovation and expansion
of an existing building and outdoor renovations to create a new patio, landscaping, and parking
areas. The subject building will house multiple tenants and the brewery, as well as individual
tenants within the office spaces.
BACKGROUND
The subject parcel was originally platted in 1940 through U.S. Survey 239. It was most recently
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re-platted in 2018 through the Jetty Subdivision. The parcel has housed a hardware store,
banks, as well as University of Alaska offices and bookstore. The applicant now proposes to use
the existing building as a brewery and tasting room with additional office spaces.
The Community Development Department (CDD) conducted a pre-application conference with
the applicant on February 6, 2019 to discuss the proposal. The applicant submitted an
application, project narrative, site plan, lighting plan, interior drawings and sketches on
February 6, 2019.
ANALYSIS
Project Site & Design – The proposed development site is located in Auke Bay along Glacier
Highway. The subject parcel is 43,560 square feet (1 acre). The existing building on the subject
parcel measures 10,060 square feet; with the proposed additions, it will measure 13,151 square
feet, including loading areas, canopies, and patio area. The proposed development will contain
a small retail space (345 square feet), a brewery (4,242 square feet), tasting room (4,864 square
feet), and office spaces (3,700 square feet).
Zoning – The subject parcel is in the General Commercial (GC) Zoning District and measures
43,560 square feet, exceeding the minimum lot size for the GC zoning district of 2,000 square
feet. The existing building and proposed additions will meet the required setbacks for the GC
zoning district, which are 10 feet on all sides. There is no maximum lot coverage in the GC
zoning district. The GC zoning district has a vegetative cover requirement of 10%; a
recommended condition of approval is that prior to the issuance of a certificate of occupancy,
the required 4,356 square feet of live vegetative cover shall be installed or bonded for.
The table below demonstrates that each use discussed in this proposal is an allowed use in the
GC zoning district. The combined square footage of all the proposed uses is 13,151 square feet.
In the GC zoning district, major development includes non-residential buildings greater than
10,000 square feet or using greater than one half an acre of land. Due to the size of the entire
project, a Conditional Use Permit is required so that the impacts of the entire development may
be taken into consideration by the Planning Commission.
Table of Permissible Uses Category

GC

2.120 Miscellaneous Sales

1

3.400 Offices Greater than 2,500 square feet

1,3

4.050 Light Manufacturing

1,3

8.100 Restaurants, Bars without drive through service

1
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Traffic – According to CBJ 49.40.300(a)(1) a traffic impact analysis is required when a project is
anticipated to generate more than 500 average daily trips (ADTs). The table below shows the
ADTs generated by each use in this proposal according to the Institute of Transportation
Engineers, Trip Generation Manual. The entire project is estimated to generate 159 ADTs. No
traffic impact analysis is required for this project.
USE
Retail
Light Manufacturing
Tasting Room
Office Space

Sq. Footage Dedicated
345
4242
4864
3700
Total Sq. Footage: 13,151

ITE Trip Generation
42.70 per 1000 square feet
6.97 per 1000 square feet
15.49 per 1000 square feet
11.03 per 1000 square feet

Trips
15
30
73
41
Total: 159 ADTs

Parking and Circulation – The proposed development requires 41 parking spaces, as
demonstrated in the table below. The applicant has proposed 42 parking spaces (Attachment
B). According to CBJ 49.40.210(b)(3)(A) parking lots between 26-50 spaces must provide 2 ADA
accessible spaces, one of which must be van accessible. Additionally, per CBJ 49.40.210(c) the
applicant is required to provide one 30 x 12 feet off-street loading area. The applicant has
demonstrated on the site plan that these requirements can be met (Attachment B).
A recommended condition of approval is prior to issuance of the final Certificate of Occupancy,
all required parking lot signage and striping (or wheel stops) shall be in a place that complies
with dimensions as per 49.40, Parking and Traffic.
USE
Retail
Light Manufacturing
Restaurant
Office Space

Sq. Footage Dedicated
345
4242
4864
3700
Total Sq. Footage: 13,151

Parking Requirement
1 per 300 square feet
1 per 1000 square feet
1 per 200 square feet
1 per 300 square feet

Spaces Required
1
4
24
12
Total: 41 Spaces

Pedestrian Circulation – CBJ 49.40.230 states that pedestrian walkways within a parking area
be a minimum of 4 feet wide and must be raised 6 inches or more above the parking area. The
applicant’s site plan shows a sidewalk along the west side of the rear parking area and the west
side and rear of the building, in addition to sidewalks along the parking in the front of the patio.
The pedestrian walkway to the rear of the building, near the western side of the rear parking
lot, will connect to a planned walk way within the Jetty Condos to the north of the subject
parcel.
Lighting – CBJ 49.40.230(d) requires that parking areas be “suitably lighted” and “shall be full
cutoff styles that direct light only onto the subject parcel”. This is interpreted to mean exterior
lighting should be provided in parking areas, along pedestrian walkways, and immediately
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adjacent or affixed to the exterior of the building. The applicant has provided a lighting plan
within the site plan and lighting type (Attachment C). This lighting shall be designed, located,
and installed to minimize off-site glare.
Noise – The proposed development is not expected to generate noise that is out of character
with the existing mixed commercial neighborhood.
Public Health or Safety – The proposal is not expected to materially endanger public health or
safety.
Habitat – There are no known habitat concerns on the subject parcel at this time.
Public Comments & Agency Review – This proposal was sent to Capital City Fire & Rescue; CBJ
Engineering & Public Works; CBJ Assessor; CBJ Streets; CBJ Docks & Harbors; CBJ Building Code
Official; and the Alaska Department of Transportation (ADOT). No concerns were raised by
these agencies during review of this proposal.
At time of writing this report, staff received no public comments.
Property Value or Neighborhood Harmony – This proposal is not expected to materially
endanger property values or be out of character with the existing neighborhood.
Conformity with Adopted Plans
2013 Comprehensive Plan – The subject parcel has a future land use designation of Marine
Mixed Use (M/MU). According to the Comprehensive Plan, these lands are characterized by
high density residential and non-residential land uses in areas in and around harbors and other
water-dependent recreational or commercial/industrial areas. Typically, neighborhood serving
and marine-related retail, marine industrial, personal service, food and beverage services,
recreational services, transit and transportation services should be allowed and encouraged, as
well as medium- and high density residential uses at densities ranging from 10 to 60 residential
units per acre. The proposed development meets the intent of the M/MU future land use
designation.
Additionally, the proposal is consistent with the following policies from the 2013
Comprehensive Plan:
POLICY 5.1. TO DEVELOP AND SUSTAIN A DIVERSE ECONOMY, PROVIDING OPPORTUNITIES
FOR EMPLOYMENT FOR ALL RESIDENTS.
POLICY 5.11. TO ENCOURAGE THE LOCATION AND GROWTH OF LOCALLY-BASED BASIC
SECTOR INDUSTRIES THAT PROVIDE YEAR-ROUND, FULL-TIME EMPLOYMENT AND PROVIDE
TAX REVENUES THAT SUPPORT PUBLIC SERVICES.
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POLICY 5.18. TO ENCOURAGE AND SUPPORT ENTREPRENEURSHIP AND INNOVATION IN THE
ECONOMY OF JUNEAU AND SOUTHEAST ALASKA.
POLICY 10.13. TO PROVIDE FOR AND ENCOURAGE MIXED USE DEVELOPMENT THAT
INTEGRATES RESIDENTIAL, RETAIL AND OFFICE USE IN DOWNTOWN AREAS, SHOPPING
CENTERS, ALONG TRANSIT CORRIDORS, AND IN OTHER SUITABLE AREAS.
2015 Auke Bay Area Plan- The subject parcel is within the Auke Bay Area. Chapter 1, Goal 1 of
the Auke Bay Area Plan is to Develop Auke Bay into a community to live, learn, work, shop, and
recreate within. The proposed development is consistent with this goal as it will provide work,
shopping, and recreation. Additionally, the Auke Bay Area plan calls for a mixed use, traditional
town center. The proposal is consistent with this as it provides mixed uses within one building.
The parcel is within the “Auke Bay Center”. According to the Auke Bay Area Plan, buildings
located in the Auke Bay Center should be designed to front the street, in order to create a
pedestrian friendly environment and a sense of place. The proposal, as designed, will place a
large patio and attractive landscaping in the front of the building along Glacier Highway, which
is consistent with Chapter 1, Recommended Tools.
2015 Juneau Economic Development Plan – According to the Juneau Economic Development
Plan, the vision for Juneau’s desired economic future is a vibrant, diversified, and stable
economy built around a business climate that encourages entrepreneurship, investment,
innovation, and job creation; and supports the environmental, cultural, and social values that
make Juneau a great place to live and enjoyable place to visit. The proposed development is
consistent with this vision for economic development in Juneau.
FINDINGS
CBJ 49.15.330 (e)(1), Review of Director's Determinations, states that the Planning Commission
shall review the Director's report to consider:
1. Whether the application is complete;
2. Whether the proposed use is appropriate according to the Table of Permissible Uses;
and,
3. Whether the development as proposed will comply with the other requirements of
this chapter.
The Commission shall adopt the Director's determination on the three items above unless it
finds, by a preponderance of the evidence, that the Director's determination was in error, and
states its reasoning for each finding with particularity.
CBJ 49.15.330 (f), Commission Determinations, states that even if the Commission adopts the
Director's determination, it may nonetheless deny or condition the permit if it concludes, based
upon its own independent review of the information submitted at the public hearing, that the
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development will more probably than not:
1. Materially endanger the public health or safety;
2. Substantially decrease the value of or be out of harmony with property in the
neighboring area; or,
3. Not be in general conformity with the comprehensive plan, thoroughfare plan, or
other officially adopted plans.
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?
Yes. Staff finds 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?
Yes. The requested permit is appropriate according to the Table of Permissible Uses. The
permit is listed at CBJ 49.25.300, Section 2.120; 3.400; 4.050; 8.100 for the GC zoning district.
3. Will the proposed development comply with the other requirements of this chapter?
Yes. The proposed development complies with the other requirements of this chapter. Public
notice of this project was provided in the March 1, 2019 and March 11, 2019 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. Moreover, a Public Notice Sign was
posted on the subject parcel, visible from the public Right-of-Way.
4. Will the proposed development materially endanger the public health or safety?
No. There is no evidence that the proposed development will materially endanger 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?
No. There is no evidence that the proposed development will substantially decrease the value
of neighboring property or be out of harmony with the existing neighborhood.
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6. Will the proposed development be in general conformity with the land use plan,
thoroughfare plan, or other officially adopted plans?
Yes. The proposed development is in general conformity with the CBJ Comprehensive Plan,
Auke Bay Area Plan, and the Juneau Economic Development Plan.
Per CBJ 49.70.900 (b)(3), General Provisions, the Director makes the following Juneau Coastal
Management Program consistency determination:
7. Will the proposed development comply with the Juneau Coastal Management Program?
N/A
RECOMMENDATION
It is recommended that the Planning Commission adopt the Director's analysis and findings and
grant the requested Conditional Use Permit. The permit would allow the development of a
brewery and tasting room with office spaces.
The approval is subject to the following conditions:
1. Prior to issuance of the final Certificate of Occupancy (CO), all required parking lot
striping (or wheel stops installed) shall be in a place that complies with dimensions as
per 49.40, Parking and Traffic. This shall be reviewed during the building permit process.
2. Prior to the issuance of a CO, the required 4,356 square feet of live vegetative cover
shall be installed or bonded for. This shall be reviewed during the building permit
process.
3. In accordance with CBJ 49.40.220, the applicant shall submit a parking plan, signed and
stamped by a professional architect or engineer, to be reviewed during the building
permit process.
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Forbidden Peaks Brewery
Case Number: PAC20190008
Applicant: Skye Stekoll
Property Owner: Forbidden Peak Enterprises LLC
Property Address: 11798 Glacier Hwy
Parcel Code Number: 4B2801030091
Site Size: 43,560 Sq Ft
Zoning: GC
Existing Land Use: Commercial Retail Mix
Conference Date:

2/6/2019

Report Issued:

2/12/2019

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

Applicant

Info@forbiddenpeak.com

Allison Eddins

Planning

Allison.Eddins@juneau.org

John Young

Building

John.Young@juneau.org

Eddie Quinto

Permit Specialist

Edward.Quinto@juneau.org

Skye Stekoll

Email address
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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 – Subject lot is zoned General Commercial. Proposed uses include a 4, 242 square foot brewery
(light manufacturing 4.050), 4,864 square foot tasting room (8.050), 345 square feet of retail space
(2.120) and a total of 3,700 square feet of office space (3.050). The total square footage of all uses is
12,160 square feet. The cumulative impact of all of these uses is triggering the need for a conditional use
permit.
2. Setbacks – General Commercial has a 10 foot setback requirement from all lot lines.
3. Height – The maximum building height is GC is 55 feet. The applicant is not proposing to add additional
height to the existing building.
4. Access –The lot has one access point onto Glacier Highway on the southeast corner of the lot. The lot
also has access via an easement agreement on the southwest corner of the lot. See Plat 2018-49 for
easement details. Pedestrian access will be provided in the form of a 4 foot wide raised sidewalk
constructed along the west side of the rear parking area. This pedestrian walkway will be a continuation
of the walkway being constructed on The Jetty Condos lot behind the subject lot. This will connect the
two lots.
5. Parking – The total parking requirement for the proposed uses is 40 standard spaces and 2 ADA spaces.
One of the ADA spaces must be van accessible. The site plan provided by the applicant shows the parking
requirement can be met.
6. Lot Coverage – There is no maximum lot coverage requirement in GC zoning districts.
7. Vegetative Coverage – 10% of the lot must be maintained with live vegetation. The applicant is
proposing additional landscaping around the perimeter of the building and within the rear parking area.
8. Lighting – The applicant is proposing to add 5 new light poles to the lot and removing one existing light
pole. All lights will meet the full-cutoff requirement.
9. Plat or Covenant Restrictions – See Plat 2018-49 for access and utility easement details.

Building Division:
10. Building – Plans will be reviewed when submitted for building permit.
11. Outstanding Permits –
a. DMO20180039 – Demolition to prepare for remodel
b. BLD-0734101 – Plumb retaining wall and replace rotten timbers
c. BLD-1237701 - Replace windows and doors
d. BLD1999-00365 – Minor interior renovation of 1040 sf for Alaska Federal Savings Auke Bay
branch

General Engineering/Public Works:
12. Engineering – N/A
13. Drainage – The new grading plan will be reviewed through the building permit process.

Attachment A - Application & Project Narrative
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14. Utilities – (water, power, sewer, etc.) Utilities will be reviewed during the building permit process once
engineered designs are submitted.

Fire Marshal:
15. Fire Items/Access – Fire Marshal will review and comment during plan review process.

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. Allowable / Conditional Use 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.
2. Plans and narrative describing project

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. $750 + $150 for public notice ($100 refundable if sign returned on time)
2.
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 to:
City/Borough of Juneau
Permit Center
230 S. Franklin Street,
Fourth Floor Marine View Center
Juneau, AK 99801
Phone:
Fax:
Web:

(907) 586-0715
(907) 586-4529
www.juneau.org/cdd
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Invita on to Comment
On a proposal to be heard by the CBJ Planning Commission

Your Community, Your Voice

155 S. Seward Street Juneau, Alaska 99801
TO:

Proposed Brewery &
Tas ng Room

An application has been submitted for consideration and public hearing by the Planning
Commission for a Conditional Use Permit for a brewery & tasting room located at
11798 Glacier Highway in a General Commercial Zone.

TIMELINE

Staﬀ Report expected to be posted Monday, March 4, at
h ps://beta.juneau.org/assembly/assembly‐minutes‐and‐agendas
Find hearing results, mee ng minutes and more here as well.

Now through 12 noon on Friday, March 8

Comments received during this period will be sent to the Planning
Commissioners to read over the weekend in prepara on for the
hearing. The Planner handling this case, Laurel Bruggeman, will also
read any wri en comments that are received. You may also contact her
via the phone number listed below.

Phone: (907)586‐0715  Email: pc_comments@juneau.org
Mail: Community Development, 155 S. Seward St, Juneau AK 99801
Printed February 14, 2019

HEARING DATE & TIME
7:00 pm, March 12, 2019

You may tes fy and bring
up to 2 pages of wri en
material (15 copies) in City
Hall’s Assembly Chambers,
155 S. Seward St., Juneau.

March 13

The results of
the hearing
will be posted
online.

Case No.: USE2019 0004
Parcel No.: 4B2801030091
CBJ Parcel Viewer: h p://epv.juneau.org
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DATE:

March 1, 2019

TO:

Planning Commission

FROM:

Laurel Bruggeman, Planner
Community Development Department

CASE NO.:

USE2019 0002

PROPOSAL:

A Conditional Use Permit to allow use of a fifth wheel trailer as a
dwelling

GENERAL INFORMATION
Applicant:

Brent Bitterman

Property Owner:

Timothy and Angela Webb

Property Address:

20012 Cohen Drive

Legal Description:

Tee Harbor Alaska Block 3, Lot 17

Parcel Code Number:

8B3701030010

Site Size:

67,518 square feet

Comprehensive Plan Future
Land Use Designation:

Rural Dispersed Residential (RDR)

Zoning:

D1

Utilities:

Public Water Proposed; Private Sewer Proposed

Access:

Cohen Drive

Existing Land Use:

Garage

Planning Commission
Case No.: USE 2019 0002
March 1, 2019
Page 2 of 7
Surrounding Land Use:
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North
South
East
West

- Cohen Way (Undeveloped Right-of-Way)
- D1 Single Family Dwelling
- Cohen Way (Undeveloped Right-of-Way)
- Cohen Drive
VICINITY MAP

Subject Parcel

ATTACHMENTS
Attachment A – Application Packet
Attachment B – Public Comments
PROJECT DESCRIPTION
The applicant requests a Conditional Use Permit for the use of a fifth wheel as a residence on
an individual lot in the D1 zoning district. The proposed project would include the placement of
a 6.7’ x 33’ x 12.7’ fifth wheel on the parcel and the installation of a proposed on-site waste
water disposal system and connection to public water. There are currently no residences on the
subject parcel; however, there is a large garage on the parcel that was permitted and built in
1983 (BLD15820).

Planning Commission
Case No.: USE 2019 0002
March 1, 2019
Page 3 of 7
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ANALYSIS
Project Site and Design – The subject parcel is 67,518 square feet in size, exceeding the
required 36,000 square feet minimum lot size for the D1 zoning district. The subject parcel is
bordered by Cohen Drive and Cohen Way (an undeveloped Right-of-Way). The existing garage
on the parcel meets the required setbacks for the zoning district: 25’ front yard; 25’ rear yard;
15’ side yard; and 17’ street side yard.
The site plan, found in Attachment A, shows that the proposed fifth wheel will be located
adjacent to the existing garage. A building permit will be required for the placement of the fifth
wheel. The fifth wheel will be required to meet the above listed setbacks for the zoning district
once it is placed; this will be reviewed during the building permit process. The site plan, in
Attachment A, shows that the fifth wheel will be meeting the required setbacks.
Zoning – The subject parcel is within the D1 zoning district. According to CBJ 49.65.300, USE
1.810, residential mobile homes on individual lots are allowed within the D1 zoning district with
the issuance of a Conditional Use Permit from the Planning Commission and a Building Permit
issued from the Community Development Department (CDD). A recommended condition of
approval is that the applicant receives a Building Permit for the placement of the fifth wheel on
the parcel as required by CBJ 49.65.300.
Staff conducted a pre-application conference with the applicant on January 9, 2019, to discuss
the proposal. During this meeting, the applicant mentioned some interest in using the parcel
for storage of business equipment. Storage on the subject parcel is not being reviewed under
this Conditional Use Permit. According to the Table of Permissible Uses, Use 10.220, general
storage inside or outside enclosed structures is allowed within the D1 zoning district with a
Conditional Use Permit. Staff recommends a condition stating that storage inside or outside
enclosed structures requires a separate Conditional Use Permit (CBJ 49.25.300, Use 10.220).
CBJ Land Use Code, Title 49.65.300 – Mobile homes on individual lots
Mobile homes may be located on individual lots outside of mobile home parks or mobile home
subdivisions only under the following conditions and after issuance of a building permit:
(3) The commission may issue a conditional use permit for a single mobile home used as an
ordinary residence on an individual lot in the RR, rural reserve district, and the D1 and D3,
residential districts, or used as a caretaker residence in any district.
A fifth wheel trailer meets the Title 49 definition of a Mobile Home:
Mobile home means a detached residential dwelling unit designed for transportation,
after fabrication, on streets or highways on its own wheels or on a truck or trailer, and
arriving at the site where it is to be occupied as a dwelling complete and ready for
occupancy except for minor and incidental unpacking and assembly operations, location

Planning Commission
Case No.: USE 2019 0002
March 1, 2019
Page 4 of 7
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on jacks or other temporary or permanent foundations, connections to utilities, and the
like, and includes recreational vehicles used outside of a recreational vehicle park as
living quarters, other than as temporary living quarters for recreational, camping, or
travel purposes.
Traffic – According to the Institute of Transportation Engineers (ITE) Trip Generation Manual,
single family homes generate 9.52 average daily trips. Per CBJ 49.40300(a)(1), a traffic impact
analysis is not required for projects that generate less than 500 average daily trips. Traffic
generation is not expected to be out of character for the rural residential neighborhood.
Parking and Circulation – A single family home requires 2 off-street parking spaces. The
submitted site plan shows that there is adequate space for parking on-site.
Utilities – The subject parcel has public water, but not public sewer. The applicant has
proposed to install a septic system and has provided an Alaska Department of Environmental
Conservation (ADEC) permit to do so. However, the permit provided was issued in 2013 and has
since expired (condition 4 of permit). A recommended condition of approval is that the
applicant shall receive ADEC approval for the required septic system and construct the septic
system prior to the issuance of a temporary certificate of occupancy and/or a certificate of
occupancy from CDD. It is also a recommended condition of approval that the applicant
connects to city water prior to the issuance of a temporary certificate of occupancy and/or a
certificate of occupancy by CDD.
Noise – Noise generated by the proposed development is not expected to be out of character
with the existing rural residential neighborhood.
Public Health or Safety – There is no evidence that the proposal will materially endanger public
health or safety.
Habitat – There are no habitat concerns on the subject parcel.
Property Value or Neighborhood Harmony – There is no evidence that the proposal will
substantially decrease neighboring property values or neighborhood harmony.
Public Comments & Agency Review –The application materials were sent to Capital City Fire &
Rescue; CBJ Engineering & Public Works; the CBJ Building Code Official; and the CBJ Assessor.
There were no concerns with the proposal.
At time of writing this staff report, staff received three public comments (two from Mr. G.
Miller) regarding this proposal (Attachment B).
Gary Miller 02/12/2019 & 02/15/2019 – Mr. Miller’s first email contained general questions
regarding the proposal. The second email requests that the Planning Commission consider
placing a time limit for how long the trailer can be present on the subject parcel. This email also

Planning Commission
Case No.: USE 2019 0002
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mentions using the lot for storage, which is not being addressed under this Conditional Use
Permit.
Kristine Trott 02/17/2019 – Ms. Trott’s email also objects to the placement of the fifth wheel on
the lot without a time limit and also objects to equipment storage on the lot. Ms. Trott’s email
also mentioned a covenant or restriction in the neighborhood for mobile homes. At this time,
staff has not been able to find said restriction or covenants; however, CBJ does not enforce
neighborhood covenants.
Conformity with Adopted Plans
2013 Comprehensive Plan - The proposal has been found to be consistent with the following
polices from the 2013 Comprehensive Plan:
POLICY 3.3 OUTSIDE OF THE URBAN SERVICE AREA, PERMIT APPROPRIATE LOWINTENSITY, LOW-IMPACT DEVELOPMENT THAT PROVIDES AN OVERALL PUBLIC BENEFIT
IN RURAL AREAS, WHILE ASSURING THE PROTECTION OF NATURAL RESOURCES, FISH
AND WILDLIFE HABITAT, WATERSHED, SCENIC CORRIDORS, PUBLIC ACCESS TO THE
SHORELINE AND INLAND WATER BODIES, AND RECREATIONAL OPPORTUNITIES.
POLICY 4.1 TO FACILITATE THE PROVISION AND MAINTENANCE OF SAFE, SANITARY AND
AFFORDABLE HOUSING FOR ITS RESIDENTS.
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.
2016 Housing Action Plan – The Housing Action Plan identifies a need for additional housing
within the City & Borough. One of the nine primary solutions recommended by the plan is to
grow the supply and diversity of housing at specific numerical targets through new construction
and preservation. The proposed development is consistent with the plan, and this
recommendation as it provides housing through new construction on a lot which currently has
no dwelling units.
FINDINGS
CBJ 49.15.330 (e)(1), Review of Director's Determinations, states that the Planning Commission
shall review the Director's report to consider:
1. Whether the application is complete;
2. Whether the proposed use is appropriate according to the Table of Permissible Uses;
and,
3. Whether the development as proposed will comply with the other requirements of
this chapter.

Planning Commission
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The Commission shall adopt the Director's determination on the three items above unless it
finds, by a preponderance of the evidence, that the Director's determination was in error, and
states its reasoning for each finding with particularity.
CBJ 49.15.330 (f), Commission Determinations, states that even if the Commission adopts the
Director's determination, it may nonetheless deny or condition the permit if it concludes, based
upon its own independent review of the information submitted at the public hearing, that the
development will more probably than not:
1. Materially endanger the public health or safety;
2. Substantially decrease the value of or be out of harmony with property in the
neighboring area; or,
3. Not be in general conformity with the comprehensive plan, thoroughfare plan, or
other officially adopted plans.
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?
Yes. Staff finds 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?
Yes. The requested permit is appropriate according to the Table of Permissible Uses. The
permit is listed at CBJ 49.25.300, Section 1.810 for the D1 zoning district.
3. Will the proposed development comply with the other requirements of this chapter?
Yes. The proposed development complies with the other requirements of this chapter. Public
notice of this project was provided in the March 1, 2019 and March 11, 2019 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. Moreover, a Public Notice Sign was
posted on the subject parcel, visible from the public Right-of-Way.
4. Will the proposed development materially endanger the public health or safety?
No. There is no evidence that the development will materially endanger public health or
safety.

Planning Commission
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5. Will the proposed development substantially decrease the value of or be out of harmony
with property in the neighboring area?
No. There is no evidence that the development will substantial decrease the value or be out of
harmony with neighboring properties.
6. Will the proposed development be in general conformity with the land use plan,
thoroughfare plan, or other officially adopted plans?
Yes. The proposal is consistent with Title 49 and the CBJ Comprehensive Plan.
Per CBJ 49.70.900 (b)(3), General Provisions, the Director makes the following Juneau Coastal
Management Program consistency determination:
7. Will the proposed development comply with the Juneau Coastal Management Program?
N/A.
RECOMMENDATION
It is recommended that the Planning Commission adopt the Director's analysis and findings and
grant the requested Conditional Use Permit. The permit would allow the development of a fifth
wheel on an individual lot as an ordinary single family residence.
The approval is subject to the following conditions:
1. The applicant shall receive a building permit for the placement of the fifth wheel on the
subject parcel.
2. The applicant shall receive ADEC approval to construct and operate the required septic
system prior to the issuance of a temporary certificate of occupancy and/or a certificate
of occupancy from CDD.
3. The applicant shall connect to city water prior to the issuance of a temporary certificate
of occupancy and/or a certificate of occupancy by CDD.
4. Using the subject parcel for general storage inside or outside of enclosed structures will
require a separate Conditional Use Permit issued by the Planning Commission (CBJ
49.25.300, Use 10.220).
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From:
Sent:
To:
Cc:
Subject:

Gary Miller <gmiller.juneauak@gmail.com>
Tuesday, February 12, 2019 3:00 PM
PC_Comments
Kathy Miller
Case No USE2019 0002

The post card seeking neighborhood input for case number USE20190002 does not state how
long Angela and Tim Webb plan to live in the trailer. Many of the people who built on Cohen
Drive over the years started out living in trailers, garages and even a float house, while they
built their homes. My wife and I lived in our garage for two years while building our home. It
freed us up from rent payments.
Over the years, there were problems with people moving junky trailers into our neighborhood,
which devalued homes in our area. Our neighborhood association fought against them and was
able to get them moved out.
If the trailer is used for a home while Tim and Angela build, I personally don’t have a problem.
I don't know how my neighbors next to the lot feel but I will copy them with this email.
Thanks.

Gary Miller
20135 Cohen Dr
Juneau, AK 99801-8211
(907) 789-3757

1
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From:
Sent:
To:
Subject:

Gary Miller <gmiller.juneauak@gmail.com>
Friday, February 15, 2019 9:13 PM
PC_Comments
Case No.: USE20190002

I read the application for the conditional use permit. I have two objections I would like the Planning Committee
to consider.
First, there is no time limit for how long the trailer may remain on the lot and used as a residence. I prefer to not
have a trailer on the lot across the street from me. Our subdivision has constructed houses and should not allow
permanent trailers.
Second, our subdivision is a residential subdivision, not an equipment storage area.
Thank you.
Gary Miller
20135 Cohen Dr
Juneau, AK 99801-8211
(907) 789-3757

1
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From:
Sent:
To:
Subject:

Kristine Trott <krisstrott@gmail.com>
Sunday, February 17, 2019 5:12 PM
PC_Comments
Brent Bitterman Application for 5th Wheel Mobilehome Trailer

Dear Planners and Planning Committee;
I have just learned of a proposed mobile home and equipment storage request for a lot on Cohen Drive. This is
a Conditional Use Permit but so far I see no conditions on this other than the standard water, sewar, electric and
parking, and no time limits for that mobile home.
As I understand it, Cohen Drive neighborhood has a covenant, or some such restriction, on allowing mobile
homes in the neighborhood. This is an area of special interest and concern to all the neighbors who currently
own property on Cohen and adjacent roads. We had a situation in the past (1980's) of a mobile home that was
supposed to be temporary, and as they are wont to do, it depreciated and became a dilapidated, disgusting
eyesore. It took a great deal of effort on the part of many neighbors to get this mess cleared out and cleaned
up.
I am very much against allowing this lot to become an industrial equipment storage site, as well. It was bad
enough when Roger Engen had his backhoes and dump truck parked on the side of Cohen Drive. Now Brent
Bitterman wants to store his luxury tour equipment as well as a house trailer there, and live in it as well.
The people who purchase lots and build their dwellings pay a premium to make this place continue to be the
lovely place it is. There is no room for trailer homes and equipment storage here. There is room down at South
Tee Harbor through Trouble's End for storage. There are plenty of trailer parks that I'm sure would have room
in some of them for another house trailer.
Please put a limit on this mobile home of no more than 3 years and PLEASE do not allow the storage of
business equipment on this lot.
I appreciate you, in advance for taking the time to listen to and act on these concerns of mine and I know I
speak for many other neighbors.
And by the way, I myself, have had to toe the line for issues that neighbors objected to about my activities on
my property, so this is not the NIMBY attitude from my own perspective. I value this land greatly.
Sincerely,
Kristine Trott

1

Attachment B - Public Comments

Packet Page 129 of 164

Invita on to Comment
On a proposal to be heard by the CBJ Planning Commission

Your Community, Your Voice

155 S. Seward Street Juneau, Alaska 99801

20012 Cohen Proposed 5th
Wheel Trailer as Dwelling

GASTINEAU

TO:

CHANNEL

An application has been submitted for consideration and public hearing by the
Planning Commission for a Conditional Use Permit to allow use of a 5th wheel
trailer as a dwelling located at 20012 Cohen Drive in a D1 zone.

TIMELINE
Now through February 18, 2019

Comments received during
this period will be sent to the
Planner, Laurel Bruggeman, to
be included in the staﬀ report.

Staﬀ Report expected to be posted Monday, March 4, at
h ps://beta.juneau.org/assembly/assembly‐minutes‐and‐agendas
Find hearing results, mee ng minutes and more here as well.

February 19 through 12 noon, March 8

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

Phone: (907)586‐0715  Email: pc_comments@juneau.org
Mail: Community Development, 155 S. Seward St, Juneau AK 99801
Printed February 11, 2019

HEARING DATE & TIME
7:00 pm, March 12, 2019

You may tes fy and bring
up to 2 pages of wri en
material (15 copies) in City
Hall’s Assembly Chambers,
155 S. Seward St., Juneau.

March 13

The results of
the hearing
will be posted
online.

Case No.: USE2019 0002
Parcel No.: 8B3701030010
CBJ Parcel Viewer: h p://epv.juneau.org
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USE2019 0002
A Conditional Use Permit to allow
use of a fifth wheel trailer as a dwelling

Planning Commission Presentation
March 12, 2019

Vicinity Map

Subject Parcel

1
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Proposal

The applicant requests a Conditional Use Permit for the
use of a fifth wheel as a residence on an individual lot in
the D1 zoning district.

Background
Applicant:

Brent Bitterman

Property Owners:

Timothy & Angela Webb

Property Address:

20012 Cohen Drive

Parcel Code:

8B3701030010

Site Size:

67,518 Square Feet

Zoning District:

D1

Comprehensive Future
Land Use Designation:

Rural Dispersed Residential
(RDR)

Utilities:

Public Water
Private Sewer

Existing Land Use:

Garage

2
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Planning Commission Review Required
CBJ 49.65.300(3)
The commission may issue a conditional use permit for a single mobile home
used as an ordinary residence on an individual lot in the RR, rural reserve
district, and the D1 and D3, residential districts, or used as a caretaker
residence in any district.

Definition of Mobile Home
A fifth wheel trailer meets the Title 49 definition of a Mobile Home:
Mobile home means a detached residential dwelling unit designed for transportation,
after fabrication, on streets or highways on its own wheels or on a truck or trailer,
and arriving at the site where it is to be occupied as a dwelling complete and ready
for occupancy except for minor and incidental unpacking and assembly operations,
location on jacks or other temporary or permanent foundations, connections to
utilities, and the like, and includes recreational vehicles used outside of a
recreational vehicle park as living quarters, other than as temporary living
quarters for recreational, camping, or travel purposes.

3
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Zoning
1.800

Mobile Homes

1.810 Residential Mobile Homes
on Individual lots

Subject Parcel

RR

D1

D3

3

3

3

CBJ 49.25.210(a): The D1, residential district, is
intended to accommodate
primarily single-family and
duplex residential
development in areas
outside the urban service
boundary at a density of
one dwelling unit per acre.
Certain D-1 zoned lands,
however, may exist within
the urban service
boundary in transition
areas if public sewer or
water are absent but
planned for. The D-1
classification will be
changed to a higher
density upon provision of
services

Parking, Circulation, and Traffic
A single-family home
generates 9.52 average
daily trips.
Per CBJ 49.40300(a)(1),
a traffic impact analysis is
not required for projects
that generate less than
500 average daily trips.
2 Parking
Spaces
Required for a
Single Family
Dwelling

4
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Agency & Public Comments
The application materials were sent to Capital City Fire & Rescue;
CBJ Engineering & Public Works; the CBJ Building Code Official;
and the CBJ Assessor.

Staff has received 12
Public Comments.
(Including some
retractions)

Major Concerns:
No Time Limit
Neighborhood Harmony
Equipment Storage
CBJ 49.25.300 Use 10.220
Storage inside or outside
enclosed structures –
NOT being permitted under
this Conditional Use Permit.

Conformity with Adopted Plans: 2013 Comprehensive Plan
The proposal has been found to be consistent with the following polices from the 2013
Comprehensive Plan:
POLICY 3.3 OUTSIDE OF THE URBAN SERVICE AREA, PERMIT APPROPRIATE
LOWINTENSITY, LOW-IMPACT DEVELOPMENT THAT PROVIDES AN OVERALL PUBLIC
BENEFIT IN RURAL AREAS, WHILE ASSURING THE PROTECTION OF NATURAL
RESOURCES, FISH AND WILDLIFE HABITAT, WATERSHED, SCENIC CORRIDORS, PUBLIC
ACCESS TO THE SHORELINE AND INLAND WATER BODIES, AND RECREATIONAL
OPPORTUNITIES.
POLICY 4.1 TO FACILITATE THE PROVISION AND MAINTENANCE OF SAFE, SANITARY AND
AFFORDABLE HOUSING FOR ITS RESIDENTS.
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.

5
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Findings
1. Is the application for the requested conditional use permit complete?
Yes. Staff finds 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?
Yes. The requested permit is appropriate according to the Table of Permissible Uses. The
permit is listed at CBJ 49.25.300, Section 1.810 for the D1 zoning district.
3. Will the proposed development comply with the other requirements of this chapter?
Yes. The proposed development complies with the other requirements of this chapter. Public
notice of this project was provided in the March 1, 2019 and March 11, 2019 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. Moreover, a Public Notice Sign was
posted on the subject parcel, visible from the public Right-of-Way.
4. Will the proposed development materially endanger the public health or safety?
No. There is no evidence that the development will materially endanger public health or
safety.

Findings

5. Will the proposed development substantially decrease the value of or be out of harmony
with property in the neighboring area?
No. There is no evidence that the development will substantial decrease the value or be out of
harmony with neighboring properties.
6. Will the proposed development be in general conformity with the land use plan,
thoroughfare plan, or other officially adopted plans?
Yes. The proposal is consistent with Title 49 and the CBJ Comprehensive Plan.
Per CBJ 49.70.900 (b)(3), General Provisions, the Director makes the following Juneau Coastal
Management Program consistency determination:
7. Will the proposed development comply with the Juneau Coastal Management Program?
N/A.

6
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Recommendation
It is recommended that the Planning Commission adopt the Director's analysis and findings and
grant the requested Conditional Use Permit. The permit would allow the development of a fifth
wheel on an individual lot as an ordinary single family residence.
The approval is subject to the following conditions:
1. The applicant shall receive a building permit for the placement of the fifth wheel on the
subject parcel.
2. The applicant shall receive ADEC approval to construct and operate the required septic
system prior to the issuance of a temporary certificate of occupancy and/or a certificate
of occupancy from CDD.
3. The applicant shall connect to city water prior to the issuance of a temporary certificate
of occupancy and/or a certificate of occupancy by CDD.
4. Using the subject parcel for general storage inside or outside of enclosed structures will
require a separate Conditional Use Permit issued by the Planning Commission (CBJ
49.25.300, Use 10.220).

Any Questions?

7
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PLANNING COMMISSION
NOTICE OF DECISION
Date:
Case No.:

March 13, 2019
USE2019 0002

Brent Bitterman
PO Box 211022
Auke Bay, AK 99821
Proposal:

A Conditional Use Permit to allow use of a 5th wheel trailer as a dwelling

Property Address:

20012 Cohen Drive

Legal Description:

Tee Harbor Alaska Block 3, Lot 17

Parcel Code No.:

8B3701030010

Hearing Date:

March 12, 2019

The Planning Commission, at its regular public meeting, adopted the analysis and findings listed in the
attached memorandum dated March 1, 2019, and approved the Conditional Use Permit to allow the
use of a fifth wheel trailer as a dwelling, to be conducted as described in the project description and
project drawings submitted with the application and with the following conditions:
1. The applicant shall receive a building permit for the placement of the fifth wheel on
the subject parcel.
2. The applicant shall receive ADEC approval to construct and operate the required
septic system prior to the issuance of a temporary certificate of occupancy and/or a
certificate of occupancy from CDD.
3. The applicant shall connect to city water prior to the issuance of a temporary
certificate of occupancy and/or a certificate of occupancy by CDD.
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Brent Bitterman
Case No.: USE2019 0002
March 13, 2019
Page 2 of 2
Attachments: March 1, 2019, memorandum from Laurel Bruggeman, Community Development, to
the CBJ Planning Commission regarding USE2019 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, March 12, 2019.

Expiration Date:

The permit will expire 18 months after the effective date, or September 12, 2020, 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.

Project Planner:

________________________________
Laurel Bruggeman, Planner
Community Development Department

________________________________
Benjamin Haight, Chair
Planning Commission

________________________________
Filed With Municipal Clerk

3/15/2019
_________________
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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DATE:

March 1, 2019

TO:

Planning Commission

FROM:

Laurel Bruggeman, Planner
Community Development Department

CASE NO.:

USE2019 0002

PROPOSAL:

A Conditional Use Permit to allow use of a fifth wheel trailer as a
dwelling

GENERAL INFORMATION
Applicant:

Brent Bitterman

Property Owner:

Timothy and Angela Webb

Property Address:

20012 Cohen Drive

Legal Description:

Tee Harbor Alaska Block 3, Lot 17

Parcel Code Number:

8B3701030010

Site Size:

67,518 square feet

Comprehensive Plan Future
Land Use Designation:

Rural Dispersed Residential (RDR)

Zoning:

D1

Utilities:

Public Water Proposed; Private Sewer Proposed

Access:

Cohen Drive

Existing Land Use:

Garage

Planning Commission
Case No.: USE 2019 0002
March 1, 2019
Page 2 of 7
Surrounding Land Use:
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North
South
East
West

- Cohen Way (Undeveloped Right-of-Way)
- D1 Single Family Dwelling
- Cohen Way (Undeveloped Right-of-Way)
- Cohen Drive
VICINITY MAP

Subject Parcel

ATTACHMENTS
Attachment A – Application Packet
Attachment B – Public Comments
PROJECT DESCRIPTION
The applicant requests a Conditional Use Permit for the use of a fifth wheel as a residence on
an individual lot in the D1 zoning district. The proposed project would include the placement of
a 6.7’ x 33’ x 12.7’ fifth wheel on the parcel and the installation of a proposed on-site waste
water disposal system and connection to public water. There are currently no residences on the
subject parcel; however, there is a large garage on the parcel that was permitted and built in
1983 (BLD15820).

Planning Commission
Case No.: USE 2019 0002
March 1, 2019
Page 3 of 7
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ANALYSIS
Project Site and Design – The subject parcel is 67,518 square feet in size, exceeding the
required 36,000 square feet minimum lot size for the D1 zoning district. The subject parcel is
bordered by Cohen Drive and Cohen Way (an undeveloped Right-of-Way). The existing garage
on the parcel meets the required setbacks for the zoning district: 25’ front yard; 25’ rear yard;
15’ side yard; and 17’ street side yard.
The site plan, found in Attachment A, shows that the proposed fifth wheel will be located
adjacent to the existing garage. A building permit will be required for the placement of the fifth
wheel. The fifth wheel will be required to meet the above listed setbacks for the zoning district
once it is placed; this will be reviewed during the building permit process. The site plan, in
Attachment A, shows that the fifth wheel will be meeting the required setbacks.
Zoning – The subject parcel is within the D1 zoning district. According to CBJ 49.65.300, USE
1.810, residential mobile homes on individual lots are allowed within the D1 zoning district with
the issuance of a Conditional Use Permit from the Planning Commission and a Building Permit
issued from the Community Development Department (CDD). A recommended condition of
approval is that the applicant receives a Building Permit for the placement of the fifth wheel on
the parcel as required by CBJ 49.65.300.
Staff conducted a pre-application conference with the applicant on January 9, 2019, to discuss
the proposal. During this meeting, the applicant mentioned some interest in using the parcel
for storage of business equipment. Storage on the subject parcel is not being reviewed under
this Conditional Use Permit. According to the Table of Permissible Uses, Use 10.220, general
storage inside or outside enclosed structures is allowed within the D1 zoning district with a
Conditional Use Permit. Staff recommends a condition stating that storage inside or outside
enclosed structures requires a separate Conditional Use Permit (CBJ 49.25.300, Use 10.220).
CBJ Land Use Code, Title 49.65.300 – Mobile homes on individual lots
Mobile homes may be located on individual lots outside of mobile home parks or mobile home
subdivisions only under the following conditions and after issuance of a building permit:
(3) The commission may issue a conditional use permit for a single mobile home used as an
ordinary residence on an individual lot in the RR, rural reserve district, and the D1 and D3,
residential districts, or used as a caretaker residence in any district.
A fifth wheel trailer meets the Title 49 definition of a Mobile Home:
Mobile home means a detached residential dwelling unit designed for transportation,
after fabrication, on streets or highways on its own wheels or on a truck or trailer, and
arriving at the site where it is to be occupied as a dwelling complete and ready for
occupancy except for minor and incidental unpacking and assembly operations, location

Planning Commission
Case No.: USE 2019 0002
March 1, 2019
Page 4 of 7
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on jacks or other temporary or permanent foundations, connections to utilities, and the
like, and includes recreational vehicles used outside of a recreational vehicle park as
living quarters, other than as temporary living quarters for recreational, camping, or
travel purposes.
Traffic – According to the Institute of Transportation Engineers (ITE) Trip Generation Manual,
single family homes generate 9.52 average daily trips. Per CBJ 49.40300(a)(1), a traffic impact
analysis is not required for projects that generate less than 500 average daily trips. Traffic
generation is not expected to be out of character for the rural residential neighborhood.
Parking and Circulation – A single family home requires 2 off-street parking spaces. The
submitted site plan shows that there is adequate space for parking on-site.
Utilities – The subject parcel has public water, but not public sewer. The applicant has
proposed to install a septic system and has provided an Alaska Department of Environmental
Conservation (ADEC) permit to do so. However, the permit provided was issued in 2013 and has
since expired (condition 4 of permit). A recommended condition of approval is that the
applicant shall receive ADEC approval for the required septic system and construct the septic
system prior to the issuance of a temporary certificate of occupancy and/or a certificate of
occupancy from CDD. It is also a recommended condition of approval that the applicant
connects to city water prior to the issuance of a temporary certificate of occupancy and/or a
certificate of occupancy by CDD.
Noise – Noise generated by the proposed development is not expected to be out of character
with the existing rural residential neighborhood.
Public Health or Safety – There is no evidence that the proposal will materially endanger public
health or safety.
Habitat – There are no habitat concerns on the subject parcel.
Property Value or Neighborhood Harmony – There is no evidence that the proposal will
substantially decrease neighboring property values or neighborhood harmony.
Public Comments & Agency Review –The application materials were sent to Capital City Fire &
Rescue; CBJ Engineering & Public Works; the CBJ Building Code Official; and the CBJ Assessor.
There were no concerns with the proposal.
At time of writing this staff report, staff received three public comments (two from Mr. G.
Miller) regarding this proposal (Attachment B).
Gary Miller 02/12/2019 & 02/15/2019 – Mr. Miller’s first email contained general questions
regarding the proposal. The second email requests that the Planning Commission consider
placing a time limit for how long the trailer can be present on the subject parcel. This email also

Planning Commission
Case No.: USE 2019 0002
March 1, 2019
Page 5 of 7
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mentions using the lot for storage, which is not being addressed under this Conditional Use
Permit.
Kristine Trott 02/17/2019 – Ms. Trott’s email also objects to the placement of the fifth wheel on
the lot without a time limit and also objects to equipment storage on the lot. Ms. Trott’s email
also mentioned a covenant or restriction in the neighborhood for mobile homes. At this time,
staff has not been able to find said restriction or covenants; however, CBJ does not enforce
neighborhood covenants.
Conformity with Adopted Plans
2013 Comprehensive Plan - The proposal has been found to be consistent with the following
polices from the 2013 Comprehensive Plan:
POLICY 3.3 OUTSIDE OF THE URBAN SERVICE AREA, PERMIT APPROPRIATE LOWINTENSITY, LOW-IMPACT DEVELOPMENT THAT PROVIDES AN OVERALL PUBLIC BENEFIT
IN RURAL AREAS, WHILE ASSURING THE PROTECTION OF NATURAL RESOURCES, FISH
AND WILDLIFE HABITAT, WATERSHED, SCENIC CORRIDORS, PUBLIC ACCESS TO THE
SHORELINE AND INLAND WATER BODIES, AND RECREATIONAL OPPORTUNITIES.
POLICY 4.1 TO FACILITATE THE PROVISION AND MAINTENANCE OF SAFE, SANITARY AND
AFFORDABLE HOUSING FOR ITS RESIDENTS.
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.
2016 Housing Action Plan – The Housing Action Plan identifies a need for additional housing
within the City & Borough. One of the nine primary solutions recommended by the plan is to
grow the supply and diversity of housing at specific numerical targets through new construction
and preservation. The proposed development is consistent with the plan, and this
recommendation as it provides housing through new construction on a lot which currently has
no dwelling units.
FINDINGS
CBJ 49.15.330 (e)(1), Review of Director's Determinations, states that the Planning Commission
shall review the Director's report to consider:
1. Whether the application is complete;
2. Whether the proposed use is appropriate according to the Table of Permissible Uses;
and,
3. Whether the development as proposed will comply with the other requirements of
this chapter.

Planning Commission
Case No.: USE 2019 0002
March 1, 2019
Page 6 of 7
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The Commission shall adopt the Director's determination on the three items above unless it
finds, by a preponderance of the evidence, that the Director's determination was in error, and
states its reasoning for each finding with particularity.
CBJ 49.15.330 (f), Commission Determinations, states that even if the Commission adopts the
Director's determination, it may nonetheless deny or condition the permit if it concludes, based
upon its own independent review of the information submitted at the public hearing, that the
development will more probably than not:
1. Materially endanger the public health or safety;
2. Substantially decrease the value of or be out of harmony with property in the
neighboring area; or,
3. Not be in general conformity with the comprehensive plan, thoroughfare plan, or
other officially adopted plans.
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?
Yes. Staff finds 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?
Yes. The requested permit is appropriate according to the Table of Permissible Uses. The
permit is listed at CBJ 49.25.300, Section 1.810 for the D1 zoning district.
3. Will the proposed development comply with the other requirements of this chapter?
Yes. The proposed development complies with the other requirements of this chapter. Public
notice of this project was provided in the March 1, 2019 and March 11, 2019 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. Moreover, a Public Notice Sign was
posted on the subject parcel, visible from the public Right-of-Way.
4. Will the proposed development materially endanger the public health or safety?
No. There is no evidence that the development will materially endanger public health or
safety.

Planning Commission
Case No.: USE 2019 0002
March 1, 2019
Page 7 of 7
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5. Will the proposed development substantially decrease the value of or be out of harmony
with property in the neighboring area?
No. There is no evidence that the development will substantial decrease the value or be out of
harmony with neighboring properties.
6. Will the proposed development be in general conformity with the land use plan,
thoroughfare plan, or other officially adopted plans?
Yes. The proposal is consistent with Title 49 and the CBJ Comprehensive Plan.
Per CBJ 49.70.900 (b)(3), General Provisions, the Director makes the following Juneau Coastal
Management Program consistency determination:
7. Will the proposed development comply with the Juneau Coastal Management Program?
N/A.
RECOMMENDATION
It is recommended that the Planning Commission adopt the Director's analysis and findings and
grant the requested Conditional Use Permit. The permit would allow the development of a fifth
wheel on an individual lot as an ordinary single family residence.
The approval is subject to the following conditions:
1. The applicant shall receive a building permit for the placement of the fifth wheel on the
subject parcel.
2. The applicant shall receive ADEC approval to construct and operate the required septic
system prior to the issuance of a temporary certificate of occupancy and/or a certificate
of occupancy from CDD.
3. The applicant shall connect to city water prior to the issuance of a temporary certificate
of occupancy and/or a certificate of occupancy by CDD.
4. Using the subject parcel for general storage inside or outside of enclosed structures will
require a separate Conditional Use Permit issued by the Planning Commission (CBJ
49.25.300, Use 10.220).
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Attachment A - Application Packet
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From:
Sent:
To:
Cc:
Subject:

Gary Miller <gmiller.juneauak@gmail.com>
Tuesday, February 12, 2019 3:00 PM
PC_Comments
Kathy Miller
Case No USE2019 0002

The post card seeking neighborhood input for case number USE20190002 does not state how
long Angela and Tim Webb plan to live in the trailer. Many of the people who built on Cohen
Drive over the years started out living in trailers, garages and even a float house, while they
built their homes. My wife and I lived in our garage for two years while building our home. It
freed us up from rent payments.
Over the years, there were problems with people moving junky trailers into our neighborhood,
which devalued homes in our area. Our neighborhood association fought against them and was
able to get them moved out.
If the trailer is used for a home while Tim and Angela build, I personally don’t have a problem.
I don't know how my neighbors next to the lot feel but I will copy them with this email.
Thanks.

Gary Miller
20135 Cohen Dr
Juneau, AK 99801-8211
(907) 789-3757

1
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From:
Sent:
To:
Subject:

Gary Miller <gmiller.juneauak@gmail.com>
Friday, February 15, 2019 9:13 PM
PC_Comments
Case No.: USE20190002

I read the application for the conditional use permit. I have two objections I would like the Planning Committee
to consider.
First, there is no time limit for how long the trailer may remain on the lot and used as a residence. I prefer to not
have a trailer on the lot across the street from me. Our subdivision has constructed houses and should not allow
permanent trailers.
Second, our subdivision is a residential subdivision, not an equipment storage area.
Thank you.
Gary Miller
20135 Cohen Dr
Juneau, AK 99801-8211
(907) 789-3757

1
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From:
Sent:
To:
Subject:

Kristine Trott <krisstrott@gmail.com>
Sunday, February 17, 2019 5:12 PM
PC_Comments
Brent Bitterman Application for 5th Wheel Mobilehome Trailer

Dear Planners and Planning Committee;
I have just learned of a proposed mobile home and equipment storage request for a lot on Cohen Drive. This is
a Conditional Use Permit but so far I see no conditions on this other than the standard water, sewar, electric and
parking, and no time limits for that mobile home.
As I understand it, Cohen Drive neighborhood has a covenant, or some such restriction, on allowing mobile
homes in the neighborhood. This is an area of special interest and concern to all the neighbors who currently
own property on Cohen and adjacent roads. We had a situation in the past (1980's) of a mobile home that was
supposed to be temporary, and as they are wont to do, it depreciated and became a dilapidated, disgusting
eyesore. It took a great deal of effort on the part of many neighbors to get this mess cleared out and cleaned
up.
I am very much against allowing this lot to become an industrial equipment storage site, as well. It was bad
enough when Roger Engen had his backhoes and dump truck parked on the side of Cohen Drive. Now Brent
Bitterman wants to store his luxury tour equipment as well as a house trailer there, and live in it as well.
The people who purchase lots and build their dwellings pay a premium to make this place continue to be the
lovely place it is. There is no room for trailer homes and equipment storage here. There is room down at South
Tee Harbor through Trouble's End for storage. There are plenty of trailer parks that I'm sure would have room
in some of them for another house trailer.
Please put a limit on this mobile home of no more than 3 years and PLEASE do not allow the storage of
business equipment on this lot.
I appreciate you, in advance for taking the time to listen to and act on these concerns of mine and I know I
speak for many other neighbors.
And by the way, I myself, have had to toe the line for issues that neighbors objected to about my activities on
my property, so this is not the NIMBY attitude from my own perspective. I value this land greatly.
Sincerely,
Kristine Trott
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