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West - Douglas Highway/D5 Residential
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Attachment D: AKDOT Driveway Permit 3/3/95

Attachment E: Waterside picture of residence



Planning Commission
File No.: USE2013 0024
July 17,2013

Page 3 of 8

PROJECT DESCRIPTION

The applicant requests a Conditional Use permit for the operation of a five bedroom bed and
breakfast. There is an accessory apartment that functions as the owner’s residence for the bed and
breakfast.

BACKGROUND

The previous owners of the Beachside Villa Bed and Breakfast received a Conditional Use permit
(USE1998 00048) in 1999 to operate a three bedroom bed and break fast. The permit expired with the
transfer of ownership in 2004 per condition #2 of the permit (see Attachment A). The current owner
was unaware of the expiration or need for a conditional use permit until approaching the permitting
center on a separate matter. She is now seeking a Conditional Use permit to continue operation of the
bed and breakfast.

ANALYSIS

Project Site — CBJ § 49.80.120 defines a bed and breakfast as, “a dwelling in which more than two
bedrooms are used for commercial lodging provided by the owner or operator who lives on site”.
The site is located in a D5 zoning district approximately 1/3 of a mile south of the Douglas Bridge.
The residence at 3120 Douglas Highway is a 3,824 square foot home on a 7,000 square foot parcel.
The lot is bordered on both the north and south by single family residences, on the east by Gastineau
Channel and the west by Douglas Highway and single family residences. According to CBJ §
49.25.300 Table of Permissible Uses bed and breakfasts are allowed in the D5 zoning district with a
Conditional Use permit.

Project Design — According to the applicant, no changes have been made to the interior or exterior
of the residence since the transfer of ownership in 2004. The applicant purchased the residence to
continue the operation of the bed and breakfast established by the previous owners. When the
original Conditional Use permit was issued, the structure was a four-bedroom house with an
accessory apartment. According to the applicant, the previous owner converted the “den” into
another guest bedroom on an indeterminable date. There are now four bedrooms on the top floor and
one on the second floor for guest rental (see Figures 2 and 3). The owner resides in the accessory
apartment located in the basement (see Figure 4).
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Traffic — This bed and breakfast has been in operation since 1999. There is no evidence that the
business has caused traffic problems. According to the Alaska Department of Transportation’s 2011
Southeast Region Traffic Maps, the section of road where this bed and breakfast is located on
Douglas Highway has approximately 8,076 trips per day. This number increases by more than 4,000
along the 1/3 mile between the site and the Juneau-Douglas Bridge. The addition of guests coming to
or from the bed and breakfast that may or may not travel with a vehicle has minimal impact on the
overall daily traffic.

Parking and Circulation — The parking requirement for a bed and breakfast is one space per two
bedrooms and one space for an accessory apartment (CBJ § 49.20.210). A total of 4 parking spaces is
the requirement for this development. The site has two parking pads that can accommodate five
standard vehicles based on the parking space requirements in CBJ § 49.40.210(b)(1) which require a
parking space to at least 8.5 feet wide and 17 feet long. According to the Alaska Department of
Transportation driveway permit, issued on March 3, 1995, backing into the driveway is required so
that vehicles can leave the site without backing onto Douglas Highway (see Attachment C).

Figure 5: Parkihg pad for thre vehicles



Planning Commission
File No.: USE2013 0024
July 17,2013

Page 6 of 8

Figure 6: Parking Pad for two vehicles

Noise — Noise is not expected to be a concern with the continued operation of the bed and breakfast.
Notice of the Conditional Use permit request was issued to the neighboring properties and at the time
of the writing of the staff report no comments were received.

Public Health or Safety — There is no evidence to suggest that the proposed operation would
endanger public health or safety. The bed and breakfast has been in operation for many years without
incident.

Habitat — Not applicable. The bed and breakfast has been established for over 14 years and is in a
dense residential neighborhood. This permit is needed to continue the operation of'a pre-existing bed
and breakfast and no additional structures are being built that would affect wetlands or eagles’ nests
or anadromous streams.

Property Value or Neighborhood Harmony — The surrounding area is primarily single family
residential and accessory apartments. There are also apartment complexes in the vicinity. The
previous review of the bed and breakfast expected no effect on property values.

Conformity with Adopted Plans — Issuance of a Conditional Use permit for a five bedroom bed
and breakfast is allowable based on CBJ §49.25.300 Table of Permissible Uses. The Comprehensive
Plan identifies the need to promote independent and over-night travelers and promote “development
that supports year-round visitor services and activities”. Further, Policy 5.4 in the Comprehensive
Plan states:

“It is the policy of the CBJ to encourage tourism, convention and other visitor-related activities
through the development of appropriate facilities and services, while protecting Juneau’s natural,
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cultural and economic attractions for local residents and visitors alike, and to participate in the
accommodation of the future growth of tourism in a manner that addresses both community and
industry concerns.”

A small locally owned and operated bed and breakfast fits in with this vision set forth in the
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;
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:

1. Materially endanger the public health or safety;
Substantially decrease the value of or be out of harmony with property in the neighboring area;
or,

3. Notbe 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, Section1.610 for the D5 zoning district.
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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 July 13 and July 22, 2013 issues of the Juncau 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 preceding staff analysis, no evidence is found to indicate that the proposed use 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. Based on the preceding staff analysis, no evidence is found to indicate that the proposed use will
substantially decrease the value of or be out of harmony with property in the neighboring arca.

6. Will the proposed development be in general conformity with the land use plan, thoroughfare
plan, or other officially adopted plans?

Yes. Based on the preceding staff analysis, it is found that the proposed development is in general
conformity with the Comprehensive Plan of the City and Borough of Juneau.

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.

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 continued operation of a five
guestroom bed and breakfast in the residence at 3120 Douglas Highway.
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Revised November 2009
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SKETCH ADDENDUM File No.

Borrower  Grunow

Property Adaress 3120 Douglas Highway

City Juneau County Juneau Borough State Alaska Zip Code 99801
Lender/Client Ak. St. Emp, Fed. Credit Union Aadress 240 Main Street, Juneau, Alaska 99801
_________________ -
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47.00
Sketch Calculations
Loc:tion 3.0 )I{) i;’;—g‘:’ions A;e;o Location ”Dirx?ensi'ons .f’xrea
: N 1480 A 105 x 240 252.0
B 470x315 180.5 B 130 x 13.0° 169.0
1st Floor 1519.5 C 8.0' x 34.0° 272.0
D 13.0' x 24.0 312.0
2nd Floor 1005.0
B
Main unit = 2,524.5 Sq.Ft. Apartment = 512.5 Sq.Ft. Basement = 787.5 7

MacAppraiser™ Real Estate Appraisal Software by Bradlord and Robbins (800) 622-8727.
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Borrower  Grunow
Property Address 3120 Douglas Highway
City Juneau County Juneau Borough State Alaska Zip Code 99801
Lender/Glient Ak. St. Emp. Fed. Credit Union Address 240 Main Street. Juncau, Alaska Y9801
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.("\
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A CITY/BOROUGH OF JUNEAU
ALASKAS CAPITAL CITY

PLANNING COMMISSION
NOTICE OF DECISION
Date: April 15, 1999

File No.: USE98-00048

Suzi & R.W. Grunow
3120 Douglas Highway
Juneau, Alaska 99801

Application For: | Conditional Use Permit
Legal Description: ~ Fraction of USMS 173
Parcel Code No.: 1-D05-0-L02-007-0
Hearing Date: March 23, 1999

The Planning Commission, at its regular public meeting, adopted the analysis and findings listed in
the attached memorandum dated March 17, 1999 and approved the seasonal operation of a bed
and breakfast accommodating no more than five people as described in the project description and
site plan submitted with the application and with the following conditions:

L. The applicant shall request, within 21 days of the effective day of this permit, a
Courtesy Inspection of the dwelling from the Community Development
Department to identify any major health or safety issues that may exist. If such
issues are identified, the applicant shall conform to the requirements as specified by

the CBJ Building Official.

2. The permit shall expire when property ownership transfers from the current
owner(s) to another owner(s).

~ Attachment: _ March 17, 1999 memorandum from Heather Marlow, Community- - — -~

Development to the CBJ Planning Commission regarding USE98-00048.

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).

Effective Date: The permit is effective upon approval by the Commission.
March 23, 1999

155 So. Seward Street, Juneau, Alaska 99801-1397




Suzi & R.W. Grunow
File No: USE98-00048
April 15, 1998

Page 2

Expiration Date: The permit will expire 18 months after the effective date or September 23,
2000, if the operation has not commenced in accordance with the plans for
which the development permit was authorized. Application for permit
extension must be submitted thirty days before the permit expires.

Project Planner: : f@&gf)(\i')\ MAV ) ltﬂ)k\

Heather R. Marlow, Planner

~@ﬁw4¢4ZﬂZ/Q%{%/
ﬁéhan Dybdahl gm{xrman
Planning Commiission

Filed Wigh City Clerk

,Ss/7¢éézz
ﬁVVbo/?e

cc: Plan Review

* "NOTE: The Armericans 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 - 1-800-949-4232, or fax 360-438-3208.
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MEMORANDUM

CITY & BOROUGH OF JUNEAU
155 South Seward Street, Juneau, Alaska 99801

DATE: March 17, 1999
TO: Planning Commission
FROM: Heather Marlow, Planner K”Af\f\j

Community Development Deﬁ'étftment
FILE NO.: USE98-00048 - Conditional Use

PROPOSAL: A conditional use permit to expand a bed and breakfast operation to accommodate
five people.

GENERAL INFORMATION

Applicant:

Property Owner:
Property Address:
Legal Description:
Parcel Code Number:
Site Size:

Zoning:

Utilities:

Accessﬁ

Existing Land Use:

Surrounding Land Use:

Suzi.& R.W. Grunow

Suzi & R.W. Grunow

3120 Douglas Highway

Fraction of USMS 173
1-D05-0-L02-007-0

7,000 Square Feet

D-5, Single-Family/Duplex Residential
CBJ Water & Sewer Services

Douglas Highway

Single-Family Residence

North

- D-5 Residential
South - D-5 Residential
East - Gastineau Channel
West - Douglas Highway/D-5 Residential

CITY & BOROUGH OF JUNEAU
-ﬁ? ALASKA’S CAPITAL CITY

e




Planning Commission
File No.: USE98-00048
March 17, 1999
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PROJECT DESCRIPTION

The applicant requests a conditional use permit for the operation of a three-room bed and
breakfast. The approval of this request will allow for expansion of the existing bed and breakfast.
The maximum occupancy will be five guests. The applicant proposes to operate with more than
three guests six months of the year. The site offers five off-street parking spaces.

ANALYSIS

The site is located in a D-5 zoning district. The CBJ Land Use Code designates a bed and
breakfast operation as a rooming or boarding house. If lodging is to be provided to more than
three persons in a D-5 zone, then a conditional use permit is required. The applicant intends to
exceed the three-person limit and thus needs a conditional use permit.

Project Design - The applicant intends to utilize three bedrooms within the residence. No
exterior changes are anticipated at this time.

Parking and Circulation - The parking requirement for the operation and residence is four
spaces. The bed and breakfast operation is required to provide two spaces and the residential use
requires two spaces. The applicant has constructed parking decks to accommodate the parking

requirement.

A copy of the State of Alaska, DOTPF, Driveway Permit #1328, has been submitted with the
application. A condition of that permit states that backing out onto Douglas Highway is not
permitted from this site.

Signs - A separate permit process per CBJ §49.45, Signs, requires that all signs proposed by the
development be submitted to CDD staff for review and approval.

Public Health or-Safety - CDD has been incorporating the courtesy inspection provided by the -
Building Division into B&B permit review to ensure that these dwellings meet minimum life/safety

standards established by the CBJ Building Code.

Property Value or Neighborhood Harmony - The current uses in this area are single-family and
accessory apartment residential. A three-person B&B operates at 3260 Douglas Highway. A
CBJ Appraiser, Tom Pitts, has commented that he has no evidence to indicate that the presence of
a bed and breakfast in a neighborhood has affected property values.

Conformity With Adopted Plans - The development, as proposed, is residential and properly
located in a D-5 zoning district. The development conforms with other adopted plans including
the CBJ Comprehensive Plan.
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Juneau Coastal Management Program - We find that no provisions of the JCMP apply to this
request.

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; and,
2. Whether the proposed use is appropriate according to the Table of Permissible Uses;

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:
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 §49.15.300 (e)(1)(A thru C), Review of Director'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 a full review of

the proposed operations. The application submittal by the applicant, including the appropriate
fees, substantially conform to the requirements of CBJ code Chapters 49.15.
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2. Is the proposed use appropriate according to the Table of Permissible Uses?

Yes. The proposed use is appropriate according to the Table of Permissible Uses. The use is
listed at CBJ §49.25.300, Section 1.610 for the D-5 zone.

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.

Per CBJ §49.15.330 (d)(5)(A thru C), Director’s Review Procedure, the director makes the
following additional findings:

4. Will the proposed development materially endanger the public health or safety?

No. Based on the preceding staff analysis, no evidence is found to indicate that the proposed
development will materially endanger the public health or safety. These concerns are
primarily addressed by the State driveway permit and the building inspection required by
condition of this permit.

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 preceding staff analysis, no evidence is found to indicate that the proposed
development will substantially decrease the value of or be out of harmony with property in the
neighboring area. Based on the comment from a CBJ Appraiser, the development is
anticipated to have no effect on property values. Another bed and breakfast is present and

operating harmoniously in the neighborhood.

6. Will the proposed development not be in general conformity with the land use plan,
thoroughfare plan, or other officially adopted plans?

Yes. Based on the preceding staff analysis, it is found that the proposed development is
properly sited and in general conformity with the land use plan, thoroughfare plan, and the

comprehensive plan.
7. Will the proposed development comply with the Juneau Coastal Management Program?

Not Applicable. No provisions of the Juneau Coastal Management Program apply to the
proposed development.



Planning Commission
File No.: USE98-00048
March 17, 1999

Page 5

RECOMMENDATION

We recommend that the Planning Commission adopt the director's findings and grant the
requested conditional use permit. The permit would allow the operation of a five-person bed and
breakfast within the existing dwelling at 3120 Douglas Highway. The operator may provide
lodging to more than three persons six months of the year. The approval is subject to the

following conditions:

1. The applicant shall request, within 21 days of the effective day of this permit, a Courtesy
Inspection of the dwelling from the Community Development Department to identify any
major health or safety issues that may exist. If such issues are identified, the applicant shall
conform to the requirements as specified by the CBJ Building Official.

2. The permit shall expire when property ownership transfers from the current owner(s) to
another owner(s).
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