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MEMORANDUM CITY/BOROUGH OF JUNEAU

155 South Seward Street, Juneau, Alaska 99801

DATE: November 8, 2012
TO: Planning Commission

FROM: Beth McKibben W
Community Development Department

FILE NO.: AME2010 0008

PROPOSAL: Re-zone of area recently connected to city water and sewer along Glacier
Highway on Pederson Hill from D1 to D10 zoning.

Applicant: CBJ

Property Owner: *
Property Address: * * see attachment A for this information
Legal Description: *
Parcel Code No.: *

Site Size: 73 acres in total

Zoning: D1 (T) D10

Utilities: CBJ water & sewer

Access: Glacier Highway, Hamilton Street and Wilma Avenue
Existing Land Use: Mix of single family residential, vacant

Surrounding Land Use:

Surrounding lands to the Northeast and Southwest are generally
undeveloped. Southeast is an Industrial Zone and Engineers
Cutoff. To the Northwest is the crest of Pederson Hill and Auke
Lake.

CITY/BOROUGH OF JUNEAU
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ATTACHMENTS

A — List of property owners, parcels ID numbers, etc

B — Map of area to be rezoned and areas not included

C — Notice, sign in and materials from neighborhood meeting

BACKGROUND

The Pederson Hill area rezone was initiated by Community Development staff. The area is
classified as a transition zone, D1(T)D10, and sewer installation was completed in the Fall of
2010. When looking at the map it made sense to staff to review rezoning the region in two
phases. The first area, which the Planning Commission acted on in June 2011, was the area
around the Wildmeadow Subdivision. The second area, parallel to Glacier Highway on Pederson
Hill, (attachment B) is the subject of this staff report. When reviewing attachment B you will
notice two areas that are identified as not transitioning to D10 zoning. The area to the northwest
was not served with sewer and is therefore not currently eligible for the transition. The area in
the southwest is a lot that split into two zones, D1(T)D10 and D1(T)D3. Staff has spoken with
the property owners and they desire rezoning the entire lot, but because the lot is split into two
different transition zones and two different land use designations on the comprehensive plan
maps it was decided to address this separately.

Discussion

The area discussed in this staff report is currently zoned D1(T)D10. CBJ§49.70, Article VII
addresses Transition Zones. CBJ§49.70.700 states that a transition zone is an overlay zoning
district for certain lands that are set aside for higher density development after public water and
sewer have been provided. It further states that the increase in density will take place at the time
public services are provided. As stated previously, public water has been available for some
time, and public sewer installation was completed in Fall of 2010.

CBJ§ 49.25.210 (a) describes the D-1 zoning district as follows:

The D-1, residential districts, 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 delivery of
these services. ’

CBJ§ 49.25.210 (c) describes the D-10 zoning district as follows:

The D-10 and D-15, residential districts, are intended to accommodate primarily
multi-family residential development at ten to 15 units per acre respectively.
These are relatively low-density multi-family districts.
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The 2008 Comprehensive Plan (map F) shows the area as RDR(T)MDR. This is Rural
Dispersed Residential Transition to Medium Density Residential.

The plan describes RDR (page 163) as follows:

These lands are characterized by dispersed, very low density development not provided
with municipal sewer or water. Densities are intended to permit one dwelling unit per
acre or larger lot sizes, based on existing platting or the capability of the land to
accommodate on-site septic systems and wells. Uses may also include small-scale,
visitor-oriented, seasonal recreational facilities.

MDR is described as follows:

These lands are characterized by urban residential lands for multi-family dwelling units
at densities ranging from 5 to 20 units per acre. Any commercial development should be
of a scale consistent with a residential neighborhood.

There are 49 lots in this area. Two of which are owned by CBJ. The 47 privately owned parcels
range in size from 0.23 acres to 4.63 acres. The minimum lot size in the D-10 district is 6,000
square feet. Many of the lots are large enough that they might be subdivided in the future. Two
Jots will be split into two zoning districts. One is the 13.87 acre site owned by the LDS Church.
Of this site 3.9 acres adjacent to Glacier Highway are to transition to D10. The rest will remain
DI(T)D3. Given the topography and development plans it does not seem appropriate to
transition the entire lot to D10 and doing so would not be consistent with the maps of the
comprehensive plan. The other is a 231 acre CBJ owned parcel, of which 10.6 acres are to be
transitioned to D10. This lot is split on the zoning map with 10.6 acres in the D1(T)D10 zone
and the remainder in D1(T)DS. It is not split on 2008 Comprehensive Plan maps. However, if we
were to rezone the portion of the lot currently identified to transition to D5 to some zone other
than D5 it would require Assembly approval. We are proposing to follow the zoning map and
create a split lot zone.

The 1997 Juneau Wetlands Management Plan categorizes wetlands into four categories; A, B, C
and D; with A being of the highest value and D the lowest. The Wetlands Management Plan
maps shows small areas of this area as having a wetlands classification of C and D.

The CBJ Division of Lands and Resources had a study completed that evaluates access (utilities
and roads) and development potential (slopes, wetlands etc) for the area known as Pederson Hill.
The study evaluated CBJ and University owned land uphill from the region discussed in this staff
report. A rezone request is expected at some time in the future to facilitate development at a
higher density than D-1.

On March 19, 2012 staff held a neighborhood meeting with the owners of property within the
DI1(T)D10 area. The primary purpose of the meeting was to let property owners know that staff
was working on transitioning the area from D-1 to D-10. Owners of four privately owned
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parcels attended the meeting. Some of the owners of privately owned parcels expressed a desire
to not have the area rezoned. Others noted that the transition to higher density after the sewer
installation had been discussed for many years.

ANALYSIS

ZONE CHANGE INITIATION

CBJ §49.75.110. INITIATION. A rezoning may be initiated by the director, the commission or
the assembly at any time during the year. A developer or property owner may initiate a request
for rezoning in January or July only. Adequate public notice shall be provided by the director to
inform the public that a rezoning has been initiated.

1. Was the proposed zone change initiated by the property owner during the appropriate
time frame? OR was the zone change initiated by the commission or director?

Yes. The application for the subject zone change was initiated by the director.

2. Has the director provided adequate public notice through newspaper advertising, property
owner mailings and requiring a public notice sign to be posted on-site?

Yes. The public was notified through newspaper advertising published on November 2, 2012
and November 12, 2012, mailings to owners of all properties within 500 feet of the subject
property, and a public notice sign posted on-site for two weeks prior to the Planning Commission
hearing on the rezone request.

49.70.900-49.70.1097 COASTAL DEVELOPMENT, HABITAT, AND WETLANDS
JUNEAU COASTAL MANAGEMENT PROGRAM (ACMP)

Not applicable. Rezoning does not require permits that might be required through the JCMP.
Permits for construction will address these issues when specific projects are proposed.

RESTRICTIONS AND PROCEDURE

CBJ§49.70, Article VII addresses Transition Zones. CBJ§49.70.700 states that a transition zone
is an overlay zone district for certain lands that are set aside for higher density development after
public water and sewer have been provided. It further states that the increase in density will take
place at the time public services are provided. As stated previously, public water has been
available for some time, and public sewer installation was completed in the Fall of 2010.

CBJ §49.75.120. RESTRICTIONS ON REZONINGS. Rezoning requests covering less than
two acres shall not be considered unless the rezoning constitutes an expansion of an existing
zone. Requests which are substantially the same as a rezoning request rejected within the
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previous twelve months shall not be considered. A rezoning shall only be approved upon a
finding that the proposed zoning district and the uses allowed therein are in substantial
conformance with the land use maps of the comprehensive plan.

The CBJ Land Use Code provides minimum restrictions for zone change requests. This proposal
conforms to these restrictions as follows:

1. The request is more than 2 acres.
2. No similar request has been made in the past year.

The transition zone as shown on the zoning maps is consistent with the maps of the 2008
Comprehensive Plan. It is also consistent with the currently proposed draft map of the 2013
Comprehensive Plan update.

LAND USE

Most developed private property in the area is single family residential, but much of the area is
currently undeveloped. There are several churches in the area. Churches require a conditional
use permit in both the D1 and D10 zoning districts. Swampy Acres is included in this transition
area and will become a non-conforming use with this transition.

COMPREHENSIVE PLAN

The area is located within Subarea 4. The Comprehensive Plan map designation of the area is
RDR(T)MDR, This is Rural Dispersed Residential Transition to Medium Density Residential.

The plan describes RDR (page 163) as follows:

These lands are characterized by dispersed, very low density development not provided with
municipal sewer or water. Densities are intended to permit one dwelling unit per acre or larger
lot sizes, based on existing platting or the capability of the land to accommodate on-site septic
systems and wells. Uses may also include small-scale, visitor-oriented, seasonal recreational
facilities.

MDR is described as follows:

These lands are characterized by urban residential lands for multi-family dwelling units at
densities ranging from 5 to 20 units per acre. Any commercial development should be of a scale
consistent with a residential neighborhood.
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In Chapter 11, Comprehensive Plan Land Use Maps (pg 159) the following guidance is made in
regard to rezoning:

In considering re-zoning request, the Planning Commission and Assembly should aim to
promote the highest and best use of the land under consideration: in some cases, the highest and
best use may be increased density or more intensive use of the land; in other cases, the highest
and best use may be preservation in an undisturbed state for purposes of habitat preservation,
flood control, or providing a buffer between development and areas subject to natural hazards.

Clearly the land use maps of the Comprehensive Plan are not hard and fast, there is some
flexibility in review. Page 1, paragraph 5 of the 2008 Comprehensive Plan

“Discussions related to community growth, redevelopment, capital and social
improvements, or budget, must occur in consultation with the Plan. This is not to
say that the Plan will be infallible or that it is cast in concrete. It should, however,
bring into focus sufficient information and data so that the best possible
considered and objective judgments can be made, using the most current data
available when the data in the Plan is out of date.”

Page 202 of the Comprehensive Plan contains the guidelines and considerations for Subarea 4.
The most relevant of these is the first which states:

Maintain the density of existing neighborhoods while encouraging in-fill development of low to
moderate income affordable housing.

ACCESS AND TRAFFIC

Access to the area is from Glacier Highway, a state right of way which is classified by CBJ as an
arterial. Most of the smaller lots directly access small neighborhood streets (Hamilton and
Wilma) that then access the highway. Rezoning the area may result in some traffic increase with
future development. However, this is not anticipated to be problematic. Future subdivisions will
be required to provide new roads so that lots do not have access directly on to the arterial.

SUMMARY

The zoning maps showing the area transitioning to D-10 are consistent with the maps of the 2008
Comprehensive Plan.

FINDINGS

After review of the application materials, the CBJ Land Use Code, and the CBJ 2008
Comprehensive Plan the Director makes the following findings:
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1. The proposal meets the submittal requirements and the rezoning initiation, zone change
restrictions and procedural requirements of the CBJ Land Use Code.

2. This proposal is consistent with the Land Use maps of the Comprehensive Plan —
specifically Map F.

3. The rezoning is larger than 2 acres.

STAFF RECOMMENDATION

Staff recommends that the Planning Commission adopt the Director's analysis and findings and
take the following actions:

1. Approve the zone upgrade to D-10 as shown on attachment A.
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PROPOSAL: Re-zone of several lots connected to city water and sewer.

FILE NO: AME2010 0008 APPLICANT: City and Borough of Juneau
TO: Adjacent Property Owners Property PCN: Various
HEARING DATE: November 13, 2012 Owner(s): Various
HEARING TIME: 7:00pm Size: 73 Acres
PLACE: ASSEMBLY CHAMBERS Zoned: D-1
B ) St Site Address: Various
Juneau, Alaska 99801 Accessed via: Glacier Highway

PROPERTY OWNERS PLEASE NOTE:

You are invited to attend this Public Hearing and present oral testimony. The Planning Commission will also consider

written testimony. You are encouraged to submit written material to the Community Development Department no later
than 8:30 A.M. on the Wednesday preceding the Public Hearing. Materials received by this deadline are included inthe
information packet given to the Planning Commission a few days before the Public Hearing. Written material received

after the deadline will be provided to the Planning Commission at the Public Hearing.

If you have questions, please contact Beth McKibben at beth_mckibben@ci.juneau.ak.us or 586-0465

Planning Commission Agendas, Staff Reports and Meeting Results can be viewed at www juneau.org/plancomm.
Date notice was printed: November 1, 2012
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