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PROJECT DESCRIPTION

The applicant requests a Conditional Use permit for the development of two 13 unit multi-family
buildings. The proposal has been designed as a single development. However, the two buildings
will be located on separate lots. The applicant intends to sell the units as condominium units.
However, in the event they have difficulty selling the applicant may choose to operatc one or
both as rental units. For this reason staff has recommended two permits so that each parcel and
each development will have its own case number, conditions, findings, and decision.

The applicant is also seeking two variances to allow the buildings to encroach 5 feet into the 10
foot side yard setback. Each building would encroach to the respective side yard setback. These
variances will be addressed with a separate, combined staff report for variance cases VAR2013
0008 and VAR2013 0009.

BACKGROUND

The site is zoned Light Commercial (LC) and is currently vacant. The lots were platted in 2007.
Lot 2 is 22,401 square feet and Lot 3 is 22,275 square feet. None of the plat notes apply to lots
2 and 3.

ANALYSIS Y

Project Site - The project site is accessed via Jordan Drive. The Light Commercial zoning
district requires a 25 foot front yard setback, 10 foot side and rear yard setbacks and a 17 foot
side street setback. The total area of the project is 44,676 square feet. The site level and
primarily cleared. It is near Egan Drive but does not directly access Egan.

Project Design - The project consists of two identical 12,800 square foot buildings each with 13
units for a project total of 26 units. Each building will be two stories with units on cach level.
There will be covered parking provided in front of the buildings. There will be 12 two bedroom
units and 1 one bedroom unit in each building. The buildings will be long rectangular structures,
with a peaked roof. The structures will be 28 feet high at the peak, well within the maximum of
35 feet allowed. The proposal meets the front and rear yard setbacks. The applicant has applied
for a variance to reduce the side yard setbacks from 10 feet to 5 feet.

Traffic - Using the ITE Trip Generation Manual, staff estimates the average daily traffic to be
171 trips per weekday. Staff used both the Jand use category of “low rise apartment” and “low
rise condominium” to calculate the estimated number of trips. Condominium units generate
slightly fewer trips than apartments. CBJ §49.40.300 states that a traffic impact analysis is NOT
required when a development is projected to generate less than 250 average trips in a day.

Parking and Circulation - CBJ§49.40.210 _Table of Minimum Parking Standards requires 1
space per 1 bedroom unit and 1.5 spaces per 2 bedroom unit. For this proposal 19 parking spaces
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are required for each lot. Additionally, one of these parking spaces is required to be van
accessible on each lot. The site plan shows 24 on-site parking spaces for lot 2 and 23 for lot 3.

Noise - The project site is located near Egan Drive. Highway noise is expected. Surrounding
development is a mix of commercial and residential. The proposed development may be
impacted by noise from the surrounding area. At the same time, the proposed development is not
expected to create noise impacts to the neighborhood beyond those expected in a light
commercial area.

Landscaping - The LC district requires 15% of the lot be maintained with live vegetative cover
(CBJ § 49.50.300). For Lot 2 3,360 square feet of area is required to be planted with living
plants. Lot 3 requires 3,341 square feet of vegetative cover. According to the site plan 3,465
square feet of vegetative cover is planned for lot 2. The site plan shows 4,161 square feet of
vegetative cover for lot 3. The proposed vegetative cover exceeds requirements.

Staff recommends a condition that prior to issuance of a certificate of occupancy or a temporary
certificate of occupancy, 15% of the lot must be planted with vegetation or the installation of
vegetation must be bonded for. Staff further recommends a condition that the vegetative
cover/landscaped areas shown on the plans submitted shall be maintained with live vegetative
cover as shown in the approved plans

Exterior Lighting - A lighting plan was not submitted with the Conditional Use permit.
CBJ§49.15.330(g)(17) and CBJ§49.40.230(d) requires exterior lighting in parking areas, along
pedestrian pathways, and immediately adjacent to the building. All exterior lighting should have
appropriate cut-off optics and house-side shields to efficiently focus light in the desired areas and
to minimize the impacts to adjacent neighbors. As a condition of approval, staff recommends
that prior to issuance of a building permit, the applicant shall submit a lighting plan illustrating
the location and type of exterior lighting proposed for the development. Exterior lighting shall
be designed and located to minimize offsite glare. Approval of the plan shall be at the discretion
of the Community Development Department Director, according to the requirements at
§49.40.230(d).

Public Health or Safety - The structure meets all zoning requirements for height and most
setbacks and will meet all applicable building code requirements for fire safety. Variance
applications have been applied for the side yard setback. Fire vehicle access to the property will
be via city rights-of-way. No public health or safety concerns have been raised by this proposal.

Habitat — N/A Sensitive Habitat was addressed during the original subdivision.
Property Value or Neighborhood Harmony - Available evidence indicates that property

values will not be affected and the proposed use is in harmony with the surrounding
neighborhood.
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Conformity with Adopted Plans - The 2008 Comprehensive Plan, Chapter 4 addresses
Housing. This chapter strongly states the need for more housing in Juneau.

Policy 4.1 It is the policy of the CBJ to facilitate the provision and maintenance of safe,
sanitary and affordable housing for its residents.

Policy 4.2 It is the policy of the CBJ o facilitate the provision of an adequate supply of
various housing types and sizes to accommodate present and future housing needs for all
economic groups.

Chapter 10 of the 2008 Comprehensive Plan speaks to Land Use.

Policy 10.2 It is the policy of the CBJ to allow greater flexibility and a wider range of
creative solutions in residential and mixed use land development within the Urban
Service Area.

Policy 10.3 It is the policy of the CBJ to facilitate residential development of various
types and densities that are appropriately located in relation to site conditions,
surrounding lands uses, and capacity of public facilities and transportation sysiems.

The Conditional Use permit process provides a platform for neighborhoods to have a voice about
uses that may impact their neighborhoods. Conditional Use permits allow for community input,
which results in practical permit conditions. Granting a Conditional Use permit for multi-family
development in the Light Commercial district, with appropriate conditions, is consistent with the
2008 CBJ Comprehensive Plan.

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
development will more probably than not:
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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; of,

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. We find 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 1.300 for the Light Commercial 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 April 12, 2013 and April 22, 2013 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. Based on the above analysis the proposed development, with conditions, will not endanger
the public health and safety.

5. Will the proposed development substantially decrease the value of or be out of harmony
with property in the neighboring area?

No. Based on the above analysis the use, with conditions, will maintain values and will be in
harmony with 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. As discussed above, the proposed development is in general conformity with the land use

plan, particularly Policies 4.1, 4.2, 10.2 and 10.3.

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. This proposal will not impact habitat regulated by the Alaska Coastal Management
Program.

RECOMMENDATION

It is recommended that the Planning Commission adopt the Director’s analysis and findings and
grant Conditional Use permit USE2013 0007 and Conditional Use permit USE2013 0008. The
permits would allow the development of one 13 unit multi-family building for each permit.

The approvals are subject to the following conditions:

1. Prior to issuance of a certificate of occupancy or a temporary certificate of occupancy,
15% of the lot must be planted with vegetation or the installation of vegetation must be
bonded for.

2. Vegetative cover/landscaped areas shown on the plans submitted shall be maintained
with live vegetative cover as shown in the approved plans.

3 Prior to issuance of a building permit, the applicant shall submit a lighting plan
illustrating the location and type of exterior lighting proposed for the development.
Exterior lighting shall be designed and located to minimize offsite glare. Approval of the
plan shall at the discretion of the Community Development Department, according to the
requirements at §49.40.230(d).



NOTICE OF PUBLIC HEARING

@ MMMO Feet SUBJECT PROP ERTY:_

PROPOSALS: USE2013 0007: Conditional Use Permit for a 13 Unit Multi Family Building.
USE2013 0008: Conditional Use Permit for a 13 Unit Multi Family Building.
VAR2013 0008: Reduce sideyard setback from 10 feet to 5 feet.
VAR2013 0009: Reduce sideyard setback from 10 feet to 5 feet.

FILE NO: \t;ig%gl g 888;; giggg}g 8882 APPLICANT: R&S Construction LLC
' | Property PCN: 5-B15-0-111-004-0

TO: Adjacent Property Owners & B 15-0-111-005-0
HEARING DATE: April 23, 2013 Owner: R&S Construction LLC
HEARING TIME: 7:00 PM Size: 1.052 acres total

Municipal Building . K
155 South Seward St Site Address: Jordan Ave

Juneau, Alaska 99801 Accessed via: Jordan Ave

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 in the
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 at 586-0465.

Planning Commission Agendas, Staff Reports and Meeting Results can be viewed at www.juneau.org/plancomm.
: Date notice was printed: April 11, 2013



ALLOWABLE/CONDITIONAL U§§ PERMIT APPLICATION

Project Number Pro;ect Name (15 characters) Case Number. . Date Received ,
» Letee |50 7 g {;; e i E,

TYPE OF ALLOWABLE OR CONDITIONAL USE PERMIT REQUESTED /
| D Accessory Apartment*** (AAP) D Driveway in Right-of-Way (ADW)

Use Listed in §49.25.300 (USE)
(Table of Permissible Uses)

Please list the Table of Permissible Uses Category:

| ***An Accessory Apartment Application will also be required.

| DESCRIBE THE PROJECT FOR WHICH AN ALLOWABLE OR CONDITIONAL USE APPROVAL IS

' NEEDED
Mé, Oxe {%m’)g‘;w h} \m.u 1A .g,\% uv\x%’ (‘Dﬂd rr‘i,\t(“‘\" u‘.\\meL\

fi};@ A ‘%mz, m;m&aﬁ{ ok L"\\"'ﬁ)}ie’ﬁupd’é‘) a Cm\d havu:f e g)g(mrf

IS THIS A MODIFICATION OF AN EXISTING APPROVAL? Mo [ ] ves-cases

! | CURRENT USE OF LAND OR BUILDING(S): L\‘g%ﬁ Commer cied Nand (o vacant

PROPOSED USE OF LAND OR BU/LD!NG(S} T?:z ‘/)wki O ? vt ge sideatizl
aﬁgf\kb : hwa%éuf}i B e e T o

| UTJUTJES PROPOSED:  warer: . [(Jfunic [ ]onsite SEWER: [ Jbubiic [ ] onsite
SITE AND BUILDING SPECIFICS: _ ' i
Total Area of Lot giﬁ 2 (}:@ ©_square feet Total Area of Existing Structure(s) équare feet
Total Area of Proposed Structure(s)r / 28@0 . square feet ' i '
| EXTERNAL LIGHTING:
Exiéting to remain D No D Yes ~ Provide fixture information, cutoff sheets, and location of lighting fi xtures
Proposed D No ! Yes ~ Provide fixture information, cutoff sheets, and location of lighting ﬂxtures
PROJECT NARRATIVE AND SUBMITTAL CHE CKLIST:
[Q/ ite Plan _ ‘ Existing and proposed parking areas (including
@/;oor Plan of proposed bu{tdings dimensions) and proposed traffic circulation

— - . o : " Existing Physical Features of the site (dramage
J
%Ievation view of existing and proposed bui dings | habitat, hazard areas, etc.)

roposed Vegetative Cover

_ o S ALLOWABLE/CONDITIONAL USE FEES ‘

For more information regarding the Fees . CheckNo. - Receipt Date

permitting process and the submittals ) IO

required for a complete application, | APPlication Fees s/ “"3(‘“?

please see the reverse side. Admin. of Guarantee $
Adjustment $ _

If you need any assistance filling out | Pub. Not. Sign Fee $

gﬂs forn;, géeg_s/%contact the Permit | pip ot Sign Deposit ' ,

enter at 586- . N et o 7 v s P

Total Fee ' $ ‘/}L)Y’ Q/§ e C“’ft‘/ 5;( 7 ug/igﬁj

NOTE: MUST BE ACCOMPANIED BY DEVELOPMENT PERMIT APPLICATION FORM

Revised December 2009 - I\FORMS\2010 Applications Page 7 of 2




AL@ALE/@@@J TIONAL UE PERMIT APPLICA TION

Project Number Project Name (15 characters) Case Number - Date Received
L 5€ r3-coy 3/ =
TYPE OF ALLOWABLE OR CONDITIONAL USE PERMIT REQUESTED

D Accessory Apartment*** (AAP) D Driveway in Right-of-Way (ADW)

‘Use Listed in §49.25300 (USE)
(Table of Permissible Uses)

Please list the Table of Permissible Uses Category:

“*An Accessory Apartment Application will also be required.

DESCRIBE THE PROJECT FOR WHICH AN ALLOWABLE OR CONDITIONAL USE APPROVAL IS
NEEDED. -
& ?: gay gybv\éc i)i@ \fi(;“i ui)\r\\ e

L’g\ke Qe (G ‘ 3 \
u»\\‘s\sa ’\) (“Kéw YesS (A C,m\f:% 3«"-1&‘\0 e

Qoe Yo g ﬁwu\m
Qe m -

IS THIS A MODIFICATION OF AN EXISTING APPROVAL? Q’Qo [] ves-case#

CURRENT USE OF LAND OR BUILDING(S): _Lighk commpeccal land is vacCauk

PROPOSED USE OF LAND OR BUILDING(S) "‘"ﬁ bodd o 12 oy cesdentinl

UTILITIES PROPOSED:  WATER:  [\/] Public [ ] on'site SEWER: @/;ublic [] onsite

SITE AND BUILDING SPECIFICS: .
Total Area of Lot 22 72 L{ square feet Total Area of Exnstmg Structure(s /i/ équare feet
Total Area of Proposed Structure(s) } square feet '
EXTERNAL LIGHTING:
Existing to remain D No D Yes ~ Provide fixture information, cutoff sheets, and location of lighting fixtures
Proposed D No Q/Yes ~ Provide fixture information, cutoff sheets,' and location of lighting fixtures
PROJECT NARRATIVE AND SUBMITTAL CHECKLIST:
Site Plan @"{isﬂng and proposed parking areas (including
Q/ loor Plan of proposed buildings EZ/di?nensions) and proposed traffic circulation
[a’ . Existing Physical Features of the site (drainage
| . )
@/Elevatvon view of existing and proposed bui dmgs | habitat. hazard areas, etc.)
Proposed Vegetatwe Cover
. , ) ALLOWABLE/CONDITIONAL USE FEES .
For more mformatlon regardmg the Fees . Check No. Receipt  Date
permitting process and the submittals ) 50
required for a complete application, | APPficaton Fees d 7 :
please see the reverse side. Admin. of Guarantee $
) Adjustment $
If you need any assistance filling out | Pub-Not.Sign Fee s S —
tChiS fom:’ﬁglﬁeg's/'e contact the Permit Pub. Not. Sign Deposit $§ 6{% . .
enter a -0770. s o e ey o -
Total Fee ‘ sl C¢ G O ofd $367 31

NOTE: MUST BE ACCOMPANIED BY DEVELOPMENT PERMIT APPLICATION FORM

Revised December 2009 - I\FORMS\2010 Applications Page 7 of 2



RMIT APPLICATION

Project Number . Date Received:
| CITY and BOROUGH of JUNEAU _|
Project Name
(City Staff to Assign Name)
Project Descr{o‘i)on 4 R
1P Canstruchion = wg‘%‘” conde 1;){ t:s} t"’ﬁ,"
S
=4 City/Zip . e
o} — Ferparealy Subs UG den :’;%(;?5&{
== egal Description(s) of Parcel(s) (Sub ivision, Survey, Block, Tract, Lgt) )
- . \ o ’ g Qf‘ . ) e p
R N X - Mloc i ¢ Valley Vreiess waa celec
= Assessor's Parcel Number(s) j
(14
E Pr .Owner's Name N . o ,é n Work Phon L
= S fonShrochion LL0CE b o Swett |32-S0S 723-9%52
= P ) Home Phone: Fax Number:
Auke ey 760 ~SI K6
4 Other Contact Phone Number(s):
| am (we are) the owner(s)or lessee(s) of the property subject to this application and | (we) consent as follows:
e A, This application for a land use or activity review for development on my (our) property is made with my complete understanding and permission.
= B. |(we)grar terofficials and employees of the City and Borough of Juneau to inspect my property as needed for purposes of this
< ~ Y
z 7 Landownery@ssee Signature Date
o X
% Landowner/Lessee Signature Date
~— NOTICE: The City and Borough of Juneau staff may need access to the subject property during regular business hours and will attempt to contact the
- landowner in addition to the formal consent given above. Further, members of the Planning Commission may visit the property before the scheduled public
hearing date.
(@) -
53} -
=3 Applicant’'s Name Contact Person: Work Phone:
O -
o Mailing Address 4\ Home Phone: Fax Number:
AN y /WL .
E-mail Address / bl Other Contact Phone Number(s):
Applicant’s Signature Date of Application
OFFICE USE ONLY BELOW THIS LINE
BmldmglGréding
Permit
City/State
Project Review and City Land Action
%) Inquiry Case
. (Fee In Lieu, Letter of ZC, Use Not Listed)
Mining Case
<« (Small, Large, Rural, Extraction, Exploration)
> Sign Approval
O (1f more than one, fill in all applicable permit #'s)
Subdivision
(14
(Minor, Major, PUD, St. Vacation, St. Name Change)
o 5 Use Approval (Allowable, Conditional, Cottage Housing, e LB T s ot
0o N Mobile Home Parks, Accessory Apartment) S0 Y| e 42 e
e /| Variance Case 2 . N R
~ (De Minimis and all other Variance case types) 2 erT 7 L& [ e Y
[ Wetlands
L Permits
< Zone Change
Application
= Other
w (Describe)
=+pyublic Notice Sign Form filled out and in the file.
Comments:

NOTE: DEVELOPMENT PERMIT APPLICATION FORMS MUST ACCOMPANY ALL OTHER COMMUNITY DEVELOPMENT DEPARTMENT APPLICATIONS
I\FORMS\2010 Apnlications Revised November 2009



