MEMORANDUM

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

DATE: July 19, 2013

TO: Planning Commission

FROM: Beth McKibben, Planner [/r’/l;[ (L
Community Development Department

FILE NO.: AME2013 0006

PROPOSAL: Request for Comprehensive Map Land Use Designation Change from
MDR to MU.

Applicant: Richard Harris

Property Owner: Richard Harris

Property Address: 9050 Atlin Drive

Legal Description: USS 381 FR

Parcel Code No.: 5-B16-0-137-001-0
Site Size: 2.68 acres
Zoning; D10

Comprehensive Plan:.  MDR

Utilities: City water & sewer
Access: Atlin Drive and Mendenhall Loop Road
Existing Land Use: Vacant

Surrounding Land Use:

North- D-10 (MDR) Residential

South- D-10 (MDR) Residential/church

East - D-10 (MDR) Residential/gravel extraction

West — LC(MU) Mendenhall Loop Road, Mendenhall Mall
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ATTACHMENTS

Attachment A — Map G, 2008 Comprehensive Plan

Attachment B — Map 4, 1995 Comprehensive Plan

Attachment C — Map 1984 Comprehensive Plan

Attachment D — Text 1984 Comprehensive Plan

Attachment E —-Map 1966 Comprehensive Plan

Attachment I — Notice, sign in sheet, and materials from May 30, 2013 Neighborhood Meeting

PROPOSAL

This is a privately initiated request to amend Map G of the 2008 Comprehensive Plan and change
the land use designation from Medium Density Residential (MDR) to Mixed Use (MU).

If the comprehensive plan map amendment is approved the applicant intends to apply for a
rezone of the parcel to Light Commercial (LC).

BACKGROUND

Chapter 18 of the Comprehensive Plan, Implementation and Administration, provides some
guidance for map amendments. The Plan states that CBJ should consider amending the plan in
the face of new information or unexpected or changed circumstances, for assuring actions are
consistent with the Plan and for assuring the plan is responsive to public needs and changing
conditions. To do so the Plan identifies four actions, one of which is “maintain and use
procedures to amend the plan to address needs of individual property owners.”

Implementing Action 18.1.1A2:

“Revise, as necessary, zoning, subdivision and other land development ordinances to
ensure consistency with the Plan’s provisions. Amend the Land Use Code Maps (zoning
designation maps) considering them to be the official application of the Comprehensive
Plan Maps, to ensure that the zoning designations of specific sites within the CBJ are
consistent with the Land Use Map designations of this Plan.”

The Plan also states that the Planning Commission may seek to review and give consideration to
an amendment of a land use map designation on their own initiative, or the suggestion of staff or
members of the public. It further states that if an amendment is deemed warranted by the
Commission, they would make such a recommendation to the Assembly for consideration. The
Plan distinguishes such an amendment from an update (emphasis added). An update involves a
wholesale review of all text, policies, etc.

The Plan recommends for such amendments that one or more of the following can be
demonstrated:
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e The original decision was in error because important information available at the time
was not adequately addressed;

e Changing conditions and/or new information renders the original decision inappropriate;
and/or,

e The proposed change is consistent with other applicable policies of the Comprehensive
Plan, other CBJ adopted Plans, and any specific subarea plans that apply to the site/area.

Land Use

The site is currently being used for storage. There are two WWII Quonset huts and some small out
buildings. None of the structures are useable. In 1988 the USFS received a variance to widen the
Mendenhall Loop Road right-of-way. The variance was from; survey, monumentation, and plat
submittal requirements. In 1996 a conditional use permit was granted for a fisheries
enhancement project to abate pollution and enhance fish production in Duck Creek. In 2012 the
applicant received a conditional use permit (USE2012 0010) for 22 residential units. He has not started
work and has indicated that he doesn’t believe this is a cost-effective development. If substantial work
has not started within 18 months of the approval date of that Conditional Use Permit it will expire. An 18
month extension can be granted if applied for at least 30 days before the expiration date.

The area to the north of the site is vacant, to the east are primarily single family homes, to the
south is the Saint Paul church and more single family homes. Mendenhall Loop Road is to the
west and beyond that is the Mendenhall Mall complex. The Jehovah’s Witness Church is also
accessed via Atlin Drive.

A portion of the lot may be subject to the 50-foot stream side setback from Duck Creek. As was
previously mentioned, the ADF&G anadromous fish stream maps show Duck Creek crossing to
the west side of Mendenhall Loop Road north of this site. In 2011, during review of the rezone
application, ADF&G staff volunteered to walk the site to verify whether or not any portion of
Duck Creek is located on the lot. As far as staff knows this site visit has not occurred.

The site is adjacent to both Mendenhall Loop Road and Atlin Drive. The existing driveway
accesses Atlin Drive. It is very unlikely that the Alaska Department of Transportation and Public
Facilities (DOT&PF) would permit an additional driveway to Mendenhall Loop Road.

The site was zoned R-7 in 1969. R-7 zoning established a low density single family and two-
family district, with a minimum lot size of 7,000 square feet for a single family home. It was
zoned D-10 with ordinance 87-49 in the major revisions completed borough-wide.

In 2011 the applicant applied to change the zoning from D-10 to Light Commercial. The
Planning Commission recommended against this zone change as it was inconsistent with the
maps of the comprehensive plan. At the time rezoning could not allow uses which violate the
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land use maps of the comprehensive plan per CBJ 49.75.120, Restrictions on Rezonings. Initially
the Assembly approved the rezone request, but on the advice of the City Attorney that decision
was reversed and the zone change was not approved. Since that time CBJ 49.75.120 has been
amended as follows:

“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.” (emphasis added)

The new language provides flexibility in review of rezoning and the maps of the comprehensive
plan. With the change in code, as discussed above, the applicant could apply for the rezone
without amending the comprehensive plan maps. However, staff suggested the applicant seek a
map amendment prior to requesting a rezone. If the comprehensive plan map amendment is
successful, the rezone request is more likely to be approved. Furthermore, there are procedural
challenges to processing a Comprehensive Plan map amendment concurrently with a rezone
request.

On May 30, 2013, CDD staff hosted a neighborhood meeting to discuss the map amendment
request. At this meeting staff explained the process for amending the map and answered
questions about how the Comprehensive Plan land use maps affect the zoning maps. The
applicant also attended the meeting and answered questions. In general, most of the questions
asked of the applicant were related to his development plans. Staff notes that if the lot is rezoned
to Light Commercial (which is the goal of the applicant) any land use in the Table of Permissible
Uses allowed in the zoning district could be permitted. Although understanding the applicant’s
development plans is helpful to the neighborhood, there is no mechanism that CBJ can use to
guarantee, or require, that the site be developed in such a manner.

Comprehensive Plan

Unlike the Land Use Code, the Comprehensive Plan is a guiding document. Chapter 1, Introduction and
Background of the Comprehensive Plan contains the following guidance:

To be a meaningful and effective document the Comprehensive Plan must be considered regularly
and used by residents, the Planning Commission, and the governing body to guide its decisions and
resource allocations and it must be kept current to reflect community values, resources, constraints
and opportunities. 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 date in the Plan is out of date.

When considering this request it is important to understand what the Comprehensive Plan
intends when describing land use designations. The plan states the designations are intended to
describe the overall character of development for each land use category and are not intended to
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be firm or restrictive definitions, such as with zoning district permitted and conditional uses.
The designations are to be used to guide the formation of zoning regulations. The land use
designations and their allowed uses reflect cultural values and economic and societal needs, and
over time, the Comprehensive Plan descriptions of land use categories will change to reflect
changing values and circumstances.

The site is located in Subarea 4 of the 2008 Comprehensive Plan (map G). The plan shows this
lot as MDR (Medium Density Residential). The 2008 Comprehensive Plan describes MDR 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.

As discussed above, MDR considers urban residential multi-family uses and small neighborhood
scale commercial development options. On page 202 of the 2008 Comprehensive Plan, Subarea
4 is discussed in detail. There is a long list of guidelines and considerations for this subarea.
Guidelines 1 and 2 are relevant to this parcel and the request for an amendment of the maps to
MU. Guideline 1 states:

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

Guideline 2 states:

“Provide for increased community commercial development close to existing
commercial areas in the lower valley.”

Furthermore, the guidelines and considerations for Subarea 4 also refer to Duck Creek as an
impaired waterbody listed by DEC. The plan recommends careful review of future development
proposals that could affect Duck Creek. Guideline 15 recommends development in the vicinity
of Duck Creek be coordinated with DEC to ensure development meets the guidelines of the
creek restoration plan.

Guideline 8 states:

“Expand the Mixed Use District in the Mendenhall Mall vicinity that would incorporate
general commercial uses, high density residential use and public transit services. Make
the most efficient use of parking by incorporating housing over a garage with retail shops
wrapping around the ground floor. Student or senior housing within the Mall or over the
garage should not be required to provide parking.”
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From this discussion it is unclear to staff what the Mendenhall Mall vicinity means. However,
using Map G in considering this guideline, one can see that MU area includes more than just the
mall site, and the MU designation does not cross Mendenhall Loop Road.

The Comprehensive Plan also offers general guidance for residential development: Policy 10.1
states “it is the policy of the CBJ to facilitate availability of sufficient land with adequate public
facilities and services for a range of housing types and densities to enable the public and private
sectors to provide affordable housing opportunities for all CBJ residents.”

Standard Operating Procedure 10.1.SOP2 states “Designate sufficient land on the
Comprehensive Land Use Maps and zoning maps to provide for a full range of housing types and
densities desired by CBJ households. Provide choices in residential neighborhood character such
that residents can choose to live in urban, suburban and rural residential settings and
neighborhoods.”

Policy 10.3 states “It is the policy of the CBJ to facilitate residential developments of various
types and densities that are appropriately located in relation to site considerations, surrounding
lands uses, and capacity of public facilities and transportation systems.”

The Plan states that a major concern expressed by residents of the CBJ is the need to protect the
character of existing neighborhoods from incompatible uses. The plan further states that the
primary concern is to minimize the intrusion of heavy traffic on neighborhood streets and avoid
conflicts related to parking congestion, noise, glare, loss of privacy and other factors associated
with higher uses.

Policy 10.4 states “It is the policy of the CBJ to minimize conflicts between residential areas and
nearby recreational, commercial, or industrial uses that would generate adverse impacts to
existing residential areas through appropriate land use locational decisions and regulatory
measures.”

Standard Operating Procedure 10.5.SOP4 states “Encourage location and design of small-scale
commercial developments that provide convenient shopping and personal services within or near
residential neighborhoods. The building and parking siting and design should encourage
mitigation of noise, light and glare, odor and litter impacts to adjacent residential neighborhoods.
Any neighborhood-commercial development should be accessible via improved pedestrian and
bicycle routes and should provide secure and dry bicycle racks.”

The Comprehensive Plan also offers general guidance for commercial and industrial
development: Policy 10.7 states “it is the policy of the CBJ to designate on land use and zoning
maps, and to provide services to, sufficient vacant land within the urban service area
appropriately located to accommodate future commercial and industrial uses.”

Standard operating procedure 10.7.SOP1 states “Review local economic indicators and conduct
periodic surveys and analysis of the space needs of commercial and industrial sectors in the CBJ
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and, when appropriate, allocate sufficient land and infrastructure to support the expansion and/or
relocation needs of those sectors of the economy.”

It is important to note that the Comprehensive Plan also specifically addresses “neighborhood
commercial uses”. The plan states that the Land Use Code contains specific provisions to allow
small scale commercial retail establishments to be located in residential areas. When reviewing
the Table of Permissible Uses one will see that there are a number of non-residential uses
allowed in the various residential zoning districts, and that the size and intensity of the permitted
commercial uses increases as the density of the residential zone increases. The applicant has
indicated that commercial activities permitted in the current D10 zoning district do not meet his
development needs. D18 zoning is consistent with the MDR comprehensive plan map
designation and allows a greater range of non-residential uses than D10 does. However, the
applicant has indicated that the D18 zoning district does not offer the range of non-commercial
uses required to meet his needs.

As mentioned above the applicant is secking to have the land use designation on the
comprehensive plan maps changed from MDR to MU. The Comprehensive Plan describes MU
as:

“These lands are characterized by high density residential and non-residential land uses
in the Downtown area and around shopping centers, the University, major employment
centers and public transit corridors, as well as other areas suitable for a mixture of
retail, office, general commercial, and high density residential uses at densities ranging
from 18 to 60 residential units per acre. Residential and non-residential uses could be
combined into a single structure, including off-street parking. Ground floor retail space
facing roads with parking behind the retail and housing above would be an appropriate
and efficient use of land.”

Staff researched past comprehensive plans to see if there was any information that might help in
guiding the request for the map amendment. The 1995 Comprehensive Plan shows this
neighborhood as MDR, with Mixed Use (MU) across Mendenhall Loop Road. The 1984
Comprehensive Plan maps also designate this area as MDR. The Mendenhall Mall area, which
is currently designated MU in the Comprehensive Plan is designated General Commercial in the
1984 Plan. There was no Mixed Use designation in 1984. The lines between the land use
designations appear to have changed very little, if at all since 1984. Staff was not able to find a
plan from the 1970s. The Comprehensive Plan from the 1960s shows this area as Low Density
Residential. The area of Mendenhall Mall is shown as a mix of “Governmental” and
“Neighborhood Commercial”.

Agency Comments

Staff did not receive any comments or concerns from CBJ, State or Federal agencies when comments
were solicited. DOT&PF indicated that they will comment when there is specific development plan for



Planning Commission
File No.: AME2013 0006
July 19, 2013

Page 9 of 11

the site. The Mendenhall Loop Road/Atlin Street/Mall Road intersection is not within the limits of the
capacity improvement project that DOT&PF is currently working on for Mendenhall Loop Road.

Public Comments

As was mentioned above, a neighborhood meeting was held. It was fairly well attended. The purpose of
the meeting was not to solicit comments but to share information. At the time of the writing of this staff
report no public comments have been received. Staff notes the property owners within the 500 foot
public notice radius initially received a notice for a variance application in Douglas. One of the property
owners contacted the CDD department and the correct notice was mailed that day. There are no dates in
Title 49 specifying when public notice must be mailed. A public notice sign was placed on the property
14 days before the public hearing, and the hearing was properly noticed in the newspaper. Both of these
means of notice have specific deadlines per code, and were met.

Discussion

As mentioned above, the 2008 Comprehensive Plan provides guidance for evaluating requests to amend
the maps of the comprehensive plan. The Plan recommends that one or more of the following can be
demonstrated:

e The original decision was in error because important information available at the time
was not adequately addressed.

¢ Changing conditions and/or new information renders the original decision inappropriate;
and/or,

e The proposed change is consistent with other applicable policies of the Comprehensive
Plan, other CBJ adopted Plans, and any specific subarea plans that apply to the site/area.

No suggestion has been made that the original decision to map this lot as Medium Density
Residential was in error. The area has had this designation since at least 1984. Furthermore, it
has been residentially zoned since 1969.

The application materials suggest that changing conditions to be considered are the church across
Atlin Drive (south) from the site and across Mendenhall Loop Road (west). He suggests the
proximity of the site to Mendenhall Loop Road makes this site more appropriate for commercial
development than for residential development.

The applicant also put forward that the 2008 Comprehensive Plan promotes modern urban
development and the land use designation of Mixed Use would allow for the “highest and best”
use of the property in conformance with that sort of development.

As discussed above the land use designation on the Comprehensive Plan maps has been
consistent since at least 1984. The discussion in the Comprehensive Plan about minimizing
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conflicts between established neighborhoods and commercial uses has not changed between the
1984 and 2008 Comprehensive Plans. The concerns expressed are minimizing the intrusion of
heavy traffic on neighborhood streets and avoiding conflicts related to incompatible design,
noise and other factors related to high density uses.

The lot in question is at the entrance of an established neighborhood, served by a dead end street,
Atlin Drive. The neighborhood experiences heavy traffic on Sunday mornings because there are
two churches on Atlin Drive. One across the street from the site in question, and one near the
end of the dead end street. However, development of this particular site should not create traffic
on the neighborhood street because the site is at the intersection with Mendenhall Loop Road and
residents, customers and tenants will not have a reason to travel through the neighborhood.

The 1984 Comprehensive Plan does not contain a Mixed Use (MU) designation. The concept of
mixed use development with commercial and residential uses in the same building and/or on the
same site, is not envisioned outside of downtown Juneau in that Plan. The 1995 Comprehensive
Plan does include a discussion of Mixed Use and implies that it might take place in areas beyond
downtown. The maps from the 1995 Comprehensive Plan show this site as MDR and MU across
Mendenhall Loop Road.

As discussed above, the Comprehensive Plan has a number of policies and guidelines that
encourage mixed use development and neighborhood commercial uses. At the same time, there
are a number of policies and guidelines that speak to protecting existing residential
neighborhoods. The Plan clearly indicates that appropriate commercial uses for residential
districts are established in the zoning code.

The proposed change is both consistent and inconsistent with some policies of the 2008
Comprehensive Plan.

There are opportunities for screening and fencing that could protect adjacent property from
impacts of development of this site. CBJ 49.25.400, Table of Dimensional Standards, Note 3
requires that when one district abuts another the greater of the two setbacks is required for both
uses on the common property line. The applicant’s intention, if the map amendment is approved,
is to have the site zoned Light Commercial, which has a side yard setback of 10 feet and a front
yard setback of 25 feet. The existing D10 zoning district has side yard setback of 5 feet and a
front yard setback of 20 feet. Setbacks from adjacent properties would therefore be increased
under the envisioned zone change, providing increased separation from neighboring uses.

The goal of the applicant is to rezone the site to Light Commercial. The applicant has been very
clear that his development intentions for the site are mixed use, with some residential uses and
commercial uses, and that the current D10 zoning, or another zoning district appropriate to
MDR, such as D15 or D18 will not provide for the commercial uses he envisions for this
location. There is no mechanism that CBJ can use to guarantee, or require, that the site be
developed in such a manner. The requested map amendment will facilitate a rezone to Light
Commercial. If the lot is rezoned to Light Commercial any land use in the Table of Permissible
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Uses allowed in the zoning district could be permitted. Additionally, the density of the Light
Commercial zoning district was recently increased from 18 units per acre to 30 units per acre.
This is significantly more intense than the surrounding neighborhood, which allows 10 units per
acre.

Findings

The proposed change is consistent with other applicable policies of the Comprehensive Plan,
other CBJ adopted Plans, and any specific subarea plans that apply to the site/area.

Current zoning districts appropriate to Medium Density Residential (MDR) area D5 through
D18. Certain commercial uses are allowed in these zoning districts.

Mendenhall Loop Road provides a significant division between commercial uses and land use
designation and has done so since the 1960s.

In light of the consistent policy of recognizing Mendenhall Loop Road as a division between
residential and mixed use/commercial land uses staff recommends that Map G not be amended as
requested.

STAFF RECOMMENDATION

Staff recommends that the Planning Commission adopt the Director's analysis and findings and
recommend the Assembly not amend Comprehensive Plan Map G as shown on attachment A.



NOTICE OF PUBLIC HEARING

N

1000 Feet SUBJECT PROPERTY IR

PROPOSAL: Request for Comprehensive Map change.

FILENO: AME2013 0006 APPLICANT: RICHARD HARRIS
TO: Adjacent Property Owners | Property PCN: 5-B16-0-137-001-0
HEARING DATE: July 23, 2013 Owner(s): RICHARD HARRIS
HEARING TIME: 7:00 PM Size: 2.68 Acres
PLACE: ASSEMBLY CHAMBERS Zoned: D-10
Minicipa Bulding Site Address: 9050 ATLIN DR
Juneau, Alaska 99801 Accessed via: ATLIN DR

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@eci.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: July 11, 2013



DEVELOPMENT PERMIT APPLICATION

Project Number, .
;\i l"hf‘ < "){\ .

ro0( | CITY and BOROUGH of JUNEAU | *™™** /30 (2013

Project Name
(City Staff to Assign Name)

Project Description

Request for Comprehensive Map change , and simultancous zone change.

'PROPERTY LOCATION

Street Address
9050 Atlin Drive

' City:zip'
Juneau 99801

Legal Description(s) of Parcel(s) (Subdivision, Survey, Block, Tract, Lot)
SS 381 fr.

Assessor’s Parcel Number(s)

5B1601370010

'LANDOWNER/ LESSEE

‘ Work Phone:

Pro_perty awnefg Name
Richard Harris

INFORMATION

“Miailing Address

C_ontact'Peréon_:
Richard Harris

523-0540

Home Phone:

Fax Number:

790- 4147

PROJECT / APPLICANT

P.O. Box 32403, Juneau Ak. 99803

E-mail Address Other Contact Phone Number(s):

rhdevelopment@gu net 723-4791

LANDOWNERI LESSEE CQNSENT ?‘***Rét;uxredfor Piéhning Pérmits, not needed on Building/ Engineering Permits™

1 am (we are) the owner(s)or lessee(s) of the property subject to this application and | (we) consent as follows:
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. I (we) grant permission for Oﬂ”ﬁl% and employees of the City and Borough of Juneau to inspect my property as needed for purposes of this

apphcatlon -}- 1/
. 2 77 28//3

LandawnerlLessee Signature Date

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.

APPLICANT  If the same as OWNER, write “SAME” and sign and date at X below

Applicant’s Name Contact Person: Work kPhone:

SAME

Mailing Address Home Phone: Fax Number:

Ti & :}"‘i” / Z £

E-mail Address Other Contact Phone Number(s):

/() 2/

Date df Application

Applicant’s Signature

: OFFICE USE ONLY BELOW THIS LINE---

STAFF APPROVALS

Date Received |

¥ | Permit Type el Application Number(s)

Building/Grading
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
{if more than one, fill in all applicable permit #'s)

Subdivision
{Minor, Major, PUD, St. Vacation, St. Name Change)

Use Approval (Allowable, Conditional, Cottage Housing,
Mobile Home Parks, Accessory Apartment)

Variance Case
{De Minimis and all other Variance case types)

Wetlands

Permits

ol ke Y _[i/30/13 |[AMES012 0006

Other
{Describe)

***Public Notice Sign Form filled out and in the file.

Permit |ntake lmtials

& p/(’}

Comments:

NOTE: DEVELOPMENT PERMIT APPLICATION FORMS MUST ACCOMPANY ALL OTHER COMMUNITY DEVELOPMENT DEPARTMENT APPLICATIONS

I\FORMS\2010 Annlications

Revised November 2009




ZONE CHANGE APPLICATION

Project Number Project Name (15 characters) Case Number Date Received

NEZ013C600 AME 20130000 | 1/30/2013

%8| LEGAL DESCRIPTION(S) AND LIMITS OF PROPERTY TO BE REZONED:

A- A_ 4 e Y . ¥ . -l ]
SS Fr—O05 | Y
e ] L B} 5 A\ 4 A\ 4 Y | | |
| IS THIS AN EXPANSION OF AN EXISTING ZONE? X Yes [] No
¢l Total Land Area of Proposed Change 217 acres Comp Plan Designation MDR
4 Current Zone(s) D-10 Comp Plan Map 4

'.-:ai é New Zone Requested -ight Commercial

&9 TYPE OF ZONE CHANGE REQUESTED:

= IZI Regular I:I Transition

: #| HAS THIS OR A SIMILAR ZONE CHANGE BEEN REQUESTED IN THE PREVIOUS 12 MONTHS?
wia D Yes : E‘] No

BN UTILITIES AVAILABLE: WATER: [X]Public [ |onsite SEWER: [X]Public [ | onsite

B4 PURPOSE OF THE REQUESTED ZONE CHANGE:

< See-Attached
.. W INJ

“,’f| IS THERE A PROPOSED USE OF THE LAND? []ves [%]no
: il PROPOSED BUFFERS TO ADJACENT ZONES? X ves [ ]no

2 DESCRIBE ANY POTENTIAL IMPACTS TO PUBLIC INFRASTRUCTURE:
W4 STREETS:

Some new traffic, about 40 new dwelling units and some commercial

SSEl WATER:

New demand from 40 new dwelling units and some commercial
528%| SEWER: ) L )
New demand from 40 new dwelling units and some commercial
; - : ZONE CHANGE FEES
For more information regardmg' the Foes Check No. Receipt Date
permitting process and the submittals
required for a complete application, | Application Fees s L0 N
please see the reverse side. Admin. of Guarantee  §
If you need any assistance filling out | Adjustment $ 0
this form, please contact the Permit | pub. Not. Sign Fee s .
Center at 586-0770. 100,
Pub. Not. Sign Deposit e
O R T . ey
Total Fee $ V'lgb ° Q)W(U‘* [ Liﬂ‘/\' ¢ il Alg A lJ'L,/ %67/ 15

NOTE: MUST BE ACCOMPANIED BY DEVELOPMENT PERMIT APPLICATION FORM

Revised December 2009 - I:\FORMS\2010 Applications Page 10f2



CITY & BOROUGH OF JUNEAU

; ' . Community Development Department

Case # A,M’C’S\Ot‘%OQO(a Sign # o Hearing Date:

Assessor’s Parcel #_(9 [D1(50 [ 27700 'O - Check'#md[ka/td' Receipt #Q 137/1 : gz/

¥ Apphcant 4[ C/lﬂlf/ % i Phone #: S0 75, 25— é)“/ 6

(pleasc prmt)

Apphcattochcelved by: e @JQ i | __ Date: 1/ t%/ 13
(CDD staff initials/name) S

g AASKABCANTALETY | Pyblic Notlce Slgn Lease Agreement S

L 4/ //AW ! /%/ g ,in cooperatxon thh the Commumty Development Department '
(CDD), have leased a Public Notice Sign and agrce to the terms listed below: e .

"CHARGE: $50 Preparation Fee
$100 Refundable Deposit

RETURN TivE: The sign MUST be returned to the Commumty Devtlopment Department by 4:30 p.m. on the -
Monday following the scheduled hearing date, If thesign is returned later than the Monday
after the Planning Commission meetmg, but w1th1n fwo weeks of the meetmg, $50.00 may be

i refunded.

The sign MUST be returned to the Perrmt Center Stiffin the same condttton it was taken:

x NALTIES:
*clean, undamaged, and with no attachments. If a sign is not returned on time, or has been
damaged the $100 deposit fee will be forfelted . -
POSTING REQUIREMENTS

» . The sign must be posted by the apphcant/devclopor on the siteat lcast 14 days prior to the hearmg date.
» The szgn/t be clearly visible and readable from a public nght—of -Way. :

r ///ZM //)d/go/,?

(Applicant Signature) {Date)
Sign Received by: Date: - - Stafffnitiavls: 5
Sign-Returned by: Date: | - Staff Initials:
| REFUND INFORMATION: ~ Receipt Number: -
i 20unt Refunded: | ____Method: - Date: Staff Enitials:
Refund Received by: . ~‘ /miailed to: B

I/FORMS/CDD FORMS/UPDATES/Public Notice Sign Lease Agreementdoc Last Updated 05/03/2006




January 29, 2013
Attn: CBJ Community Development Dept.

To whom it may concern, as the owner of 9050 Atlin Dr. I would like to make a request for
modification of the CBJ Comprehensive plan Maps, extending the existing MU designation of
the Super Bear area to include our property directly across to the east side of Mendenhall loop
Rd., This action would be much more compatible with the highest and best use of the land,
incorporating sustainability and modern urban development as encouraged in the
comprehensive plan.

Please consider this our formal request.

Thank You,

i C/'[ «C A/’CM

Richard A. Harris



January 29, 2013

Narrative for Re- Zone Application for 9050 Atlin Dr.

The utility of this parcel is heavily impacted by the presence of Duck Creek and the attendant
50° setback. About 40 percent of the parcel is unusable because of the creek.

Current Zoning limits the number of residential units to 22. This is too small for a new
residential development. increasing the density to approximately 40 units will allow a mix of
unit types — meaning low cost efficiency apartments can be included- and will allow a more
cost effective development overall.

There is a church directly across Atlin Street from our property and thus a very commercial
setting in the neighborhood. The area across Loop Rd. is all major commercial. The site
borders Loop Road and is thus very visible from a major thoroughfare, much more suitable
for commercial than residential development.



PROPERTY DESCRIPTION:

1. LOCATION AND SETTING:

The property is located at 9050 Atlin Drive, Juneau, Alaska.

The Property is located in the Mendenhall Valley at the northeast corner of the Mendenhall Loop Road
And Atlin Drive, across the street from St. Paul's Catholic Church..

The Property is located in the Mendenhall Valley at the northeast corner of the

Mendenhall Loop Road and Atlin Drive, across the street from St. Paul's Catholic Church.

This parcel is currently zoned R-10 (Residential, multi-family, 6,000 sq. ft. minimum lot size, 10 units
per acre) and is

located at a busy intersection across the street from a shopping center zoned light commercial. It is a
portion of U.S. Survey 381, as shown on plat 2006-43, Juneau Recording District, of the First Judicial
District.

The 2.68-acre site contains two Quonset huts and several small wood buildings along with the
associatedland and is being used for storage. The Quonset huts are 2,180 sq. ft. and 629 sq. ft. In
addition there

are several small, wood storage buildings. The site is currently being used by the owner as a storage
area has in the past been used for the same by the Juneau

Ranger District.

2. DRIVING DIRECTIONS:

To get to the Duck Creek Administrative Site at 9050 Atlin Drive, at the stoplight at the intersection of
Mendenhall Loop Road, Atlin Drive, and Mendenhail Mall Road, go east on Atlin Drive, it will be
immediately on the left side of the street.

3. LEGAL DESCRIPTION:
All of the following described real property, situated in the City and Borough of Juneau State of Alaska,

to
wit: A Portion of USS 381

4. ASSESSOR’S PARCEL NO.:
APN: 5B1601370010
City and Borough of Juneau, Alaska



SCALE

17=40"

e —

¢ 40 -

80

TOTAL AREA=

94, 480 .8
(2. 17AC

»

S,

F

FCc=20.88"
“e= 120° 8 EEw A
R 3 \..lllrﬁ.ll“l

L.

DUCK CREEK ;,W

[ Jou, 5 ‘ 102,93
§| 22

¥

Lc=36 12
N30 ooo.\.w\z Sy/l”l ——— s\\.!.llll]lvlllﬁ" 1%!‘.“‘%\“’“/
B o ||
2y W 8" 0.1.p, W o




Musesn Aot Glaziss
Reweslion pres

FP

[ St gy

B el
4

OPL T

1 My, T —— _‘5,=<»-*""a!'
~ N ree
Tengs wenaras stare O

¥ v

e
fuge o

sty af Folertis /
Charnel Crospng

Subarea 4:

East
Mendenhall Valley

Airport
Map 4

L

3 Sena Hesnnss
o BEE  ARTERRY SSEAIE)
fe & L it
AP P Pon
4 ar Mois Py
/2 o B e T SeT
9 O dmrwptes Laita Core
4 P ]
i’ R
i WP e e Fon
/2 vy oaw B case
andly / o nmer e
I’
4 ROR B Dazessd Nesdambas
HA MBE du (se Gennty s
/2 AW s jow Deaty Ssawdae
WOR Mk Dewly Peowvin
L Bzancimen Nired me/
non Gomair Sepamian
T omeeareini: Ynttes trinf.
P Pt Comeary
86 s TS
We  #otmanes Commerrer
WK metwdod Tyl Sngotteod
-
ok
e
REC T e e
P YOR ey |
A froag Soros
Aoaksiicate
o Fmesd Toiscnw Boad
O e N e 2
— g
]
q o
ORTH e At Serais Simnkrr
H oo et Pesunse Seats Come
|3 B e
i & Bowirg Pociiy
3

P mms i, Pawisin?
& Frovormnents
Bwoc> Aziwes

(§ clepy seg)

£0. Compeenensne Flon

Comprehensive Plan Maps

Page 131




Juneau, Alask:

Page 1 of 3

a, Code of Ordinances >> PART Il - CODE OF ORDINANCES >> TITLE 49 - LAND USE >> Chapter 49.25 -

ZONING DISTRICTS >> ARTICLE Il. - ZONING DISTRICTS >>

ARTICLE Il. - ZONING DISTRICTS

49.25.200 - RR, rural reserve district,
49.25.210 - Residential districts.

49.25.220 - Mixed use disltricts.

49.25.230 - Commercial districts.

49.25.240 - |, industrial district

49.25.250 - Waterfrent districls.

49.25.200 - RR, rural reserve district.

The RR, rural reserve zoning district, is intended for lands primarily in public ownership managed for the
conservation and development of natural resources and for future community growth. In addition, recreation cabins,
lodges and small seasonal recreational facilities may be allowed.

(Seral No. 87

19. § 2. 1987)

49.25.210 - Residential districts.

The following districts are established to provide a healthy, safe and pleasant environment for residential
living protected from incompatible and disruptive activities:

€))

()

(e

)

(Serial No

The D-1, 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.

The D-3, residential district, is intended to accommodate primarily single-family and duplex residential
development at a density of three dwelling units per acre. D-3 zoned lands are primarily located outside
the urban service boundary where public utilities are not provided. The density reflects the existing
pattern of development of properties in the district. There is a limited amount of D-3 zoned lands
located within the urban service boundary. These are lands for which a lower density is deemed
appropriate or, in the case of transition zones, where the zoning will be changed to a higher density
when sewer and water are provided.

The D-5, residential district, is intended to accommodate primarily single-family and duplex residential
development at a density of five dwelling units per acre. D-5 zoned lands are located in the urban
service boundary and are served or can be served by public water and sewer.

The D-10 SF, residential district, is intended to accommodate primarily single-family residential
development at a density of ten dwelling units per acre. This is the highest-density single-family
residential district.

The D-10 and D-15, residential districts, are intended to accommodate primarily multifamily residential
development at ten and 15 units per acre respectively. These are relatively low-density multifamily
districts.

The D-18, residential district, is intended to accommodate primarily multifamily development at a
density of 18 dwelling units per acre. This is a high density multifamily zoning district intended to
accommodate midrise-type development.

37-49. § 2 1987: Senal No. 2007-39, § 7. 6-25-2007)

o/
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Page 2 of 3

49.25.220 - Mixed use districts.

The mixed use and mixed use 2 districts are established to accommodate a mix of appropriate commercial
and residential uses.

(a) The MU, mixed use district, reflects the existing downtown development pattern and is intended to
maintain the stability of the downtown area. Multifamily residential uses are allowed and encouraged.

(b)  The MU2, mixed use 2 district, is intended to place a greater emphasis on residential development
than is the case in the MU district. A range of residential development types is allowed. Multifamily
residential uses are allowed at a density of up to 80 units per acre.

adali

(Serial No. 8§7-49. § 2, 1987; Senal No. 98-09, § 3. 1998: Sernal No. 2012-24, § 2, 5-14-2012, eff. 6-14-2012 )

Administrative Code of Regulations cross reference—Mix use development, Part IV, § 04 CBJAC 035.010

49.25.230 - Commercial districts.

The following districts are established to accommodate commercial activities:

(a) The LC, light commercial district, is intended to accommodate commercial development that is less
intensive than that permitted in the general commercial district. Light commercial districts are primarily
located adjacent to existing residential areas. Although many of the uses allowed in this district are also
allowed in the GC, general cornmercial district, they are listed as conditional uses in this district and
therefore require commission review to determine compatibility with surrounding land uses. A lower
level of intensity of development is also achieved by stringent height and setback restrictions.
Residential development is allowed in mixed- and single-use developments in the light commercial
district.

(b)  The GC, general commercial district, is intended to accommodate most commercial uses. Commercial
activities are permitted outright in the zone except for those few uses that are listed as conditional uses
to ensure compatibility. Residential development is allowed in mixed- and single-use developments in

the general commercial district.

(Seral No. 87-48, § 2, 1987, Serial No. 2012-24, § 2, 5-14-2012, eff. §-14-2012 )

Cross reference— Business regulations, CBJ Code fit. 20
49.25.240 - |, industrial district.

The |, industrial district, is intended to accommodate industrial activity which includes manufacturing,
processing, repairing and assembling goods. Because of noise, odors, waste and other impacts inherent in industrial

activity, performance standards are applied.

(Serial No. 87-49, § 2, 1987; Serial No. 2012-24, § 2, 5-14-2012, eff. 6-14-2012 )

Cross reference— Business requlations, CBJ Cade lit. 20

49.25.250 - Waterfront districts.
The following districts are established to accommodate those uses that are dependent or directly related to
the water, a waterfront location, or both. These districts regulate development of the waterfront to take advantage of
the unique attributes and limitations of its lands:

(a) The WC, waterfront commercial district, is intended to provide both land and water space for uses
which are directly related to or dependent upon a marine environment. Such activities include private
boating, commercial freight and passenger traffic, commercial fishing, floatplane operations, and retail
services directly linked to a maritime clientele. Other uses may be permitted if water-dependent or

1/30/2013
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water-oriented. Residential development is allowed in mixed- and single-use developments in the
waterfront commercial district.

(b)  The WI, waterfront industrial district, is intended for industrial and port uses which need or substantially
benefit from a shoreline location. In addition, many of the uses that are allowed in the WC, waterfront
commercial district, are also allowed in the WI, waterfront industrial district. Residential uses are limited
to caretaker residences in the waterfront industrial district.

(Serial No. 87-49, § 2, 1987, Serial No. 90-52, § 2, 1990: Serial No. 2012-24, § 2, 5-14-2012, eff. 6-14-2012 )

Cross reference— Waler and harbors, CBJ Cocde Ut. 85.

1/30/2013
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CHAPTER 11. COMPREHENSIVE PLAN LAND
USE MAPS

The Comprehensive Plan Land Use Maps, generally called the Comprehensive Plan Maps,
display land use designations for various subareas of the CBJ. The Comprehensive Plan Maps
translate the policies of the precedmg chapters into specific land use designations for remdentxal

commercial, industrial, natural areas, Tesource protection and institutional/public uses.

The land uses shown are expressed in a range of development intensities. All new zoning or re-
zoning designations are required to be consistent with the Comprehensive Plan Maps. In some
cases, the Comprehensive Plan Map will provide a range of densities that can be allowed, which
means that the corresponding zoning classification could be one of several selections within that
range. For example, an “Urban Low Density Residential” (ULDR) Comprehensive Plan Land
Use designation describes residential development with densities ranging from one to six
dwelling units per acre. There are five Land Use Code residential zoning district designations
that fall within this density range, and which could then be chosen as consistent with the
Comprehensive Plan.

In considering re-zoning requests, 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.

Encompassing over 3,000 square miles, the CBJ is difficult to depict unless its components are
broken down into more easily mapped and displayed units. Thus, a study area was drawn from
within the CBJ. The study area was in turn divided into subareas. The primary presentation of
land use and related policies appear in Chapters 4 (Housing), 5 (Economic Development) and the
Subarea Maps and related Guidelines described later in this Chapter.

Methodology and Criteria

The Comprehensive Plan Maps were prepared after analyzing each subarea in terms of its
relationship to the existing community form, adopted policies, existing natural resources, habitat
value, development patterns, suitability for additional development, and other characteristics.
The steps taken to prepare the subarea maps are discussed below.

Vacant and potentially buildable land was located in each subarea and physical development
constraints such as steep slopes and wetlands were evaluated. Road access, intersection capacity,
utilities, adjacent land uses and existing development patterns were also analyzed. In most cases,
existing patterns were reinforced with a compatible designation on the subarea maps. Most
publicly-owned land within sensitive areas was designated for very low density development or
‘resource conservation in accordance with the Natural Resource and Hazards policies described in
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Chapter 7 of this Plan. Designation of residential land was based on the level of existing or
planned urban services, the pattern of existing subdivision(s), and compatibility with adjacent
land uses.

For each subarea, the designated intensity of future development was determined in large part by
whether the subarea is located in the Urban Service Area, rural areas, or New Growth Areas. For
example, a key determinant for the use of land in the Downtown Juneau and Downtown Douglas
areas are their characteristically urban form. The Lemon Creek, Switzer Creek, and East

Mendenhall Valley areas are, overall, characteristically suburbani in"scale, form and density,
although there are areas of high density apartments and manufactured home parks therein. Small
areas around the University and Auke Bay share urban form and densities. The area west of the
Mendenhall River, however, is rural in character although it is provided sewer service that,
typically, warrants a suburban or urban density of development. Likewise, North Douglas is to
be provided sewer service that warrants denser residential development. Areas that are planned
for sewer service are designated transition areas that, when services and road improvements are
provided, should be rezoned to allow increased density of development. The more remote
roaded areas of Thane and Out the Road are rural and are not proposed for municipal water or
sewer service within the 12 year planning horizon of this Plan.

Commercial uses were generally designated in or adjacent to existing commercial areas if the
latter are accessible to major population centers. Water- dependent commercial uses were
designated for shoreline areas characterized by adequate services and marine access. Mixed Use
development was designated in areas near existing shopping areas, along transit corridors, in
Downtown Juneau and Douglas and the village center of Auke Bay, based on existing
development patterns, access and location.

Industrial districts were designated according to the type of industrial use therein or based on the
location criteria of industrial businesses. Due to the incremental, yet significant, encroachment of
commercial retail, office and service uses into industrially-zoned districts in Lemon Creek and
near the airport, these areas were re-designated from industrial use to heavy commercial/light
industrial use. Other lands that had previously been designated for future park use near the
airport (an abandoned sand and gravel pit) and for resource development in Lemon Creek (an
active gravel pit) were designated for Resource Development; these areas are expected to be
available for development in the long-term.

Waterfront areas were designated for water-dependent development, mixed with compatible
commercial and residential uses, provided that public access to the water and valued view

corridors are preserved.

The public/institutional designations reflect existing uses. In Downtown Juneau they allow for
expansion and redesign of municipal facilities and the State Capitol Complex. Public shoreline
access is considered to be an important land use. The Comprehensive Plan Maps indicate
existing public shoreline access points. The locations of potential small boat harbors are shown,

as are potential roadway corridors.
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Descriptions of Land Use Categories

The following descriptions should guide the development of Land Use Code zoning district land
uses, development standards and guidelines. These descriptions are intended to describe the
overall character of development for each land use category and are not intended to be firm or
restrictive definitions, such as with zoning district permitted and conditional uses. The
Community Development Department, Planning Commission and the Assembly will use these
descriptions of the character of the land use categories and zones to guide their formation of the
zoning regulations for each Tyhcscz,/land,,use“categories.,and‘ their uses reflect cultural values and

economic and societal needs and, over time, the Comprehensive Plan descriptions of land use
categories will change to reflect changing values and circumstances.

Conservation Area (CA). Conservation Areas consist of CBJ-owned Parks and Recreation
Department-managed lands with recognized high value environmental qualities that are set aside
for the protection and management of the natural environment with recreation, such as fishing,
hiking and non-motorized boating, as a secondary objective. These may be non-anadromous
watercourses or areas adjacent to anadromous streams that have been designated Stream
Protection Corridors (SC), greenbelts, or high value wetlands. No development should be
permitted other than structures, roads and trails necessary for the maintenance and protection of
the resources or for managed public access for education and passive recreation purposes. These
lands should be zoned to prevent residential, commercial, and industrial development, as well as
resource extraction activities.

Stream Protection Corridor (SC). On CBlJ-owned lands, a SC-Stream Protection Corridor
designation serves to protect anadromous streams and their tributaries from development that
could cause pollution, erosion, depletion of groundwater infiltration or otherwise could degrade
the stream corridor and its biological functions. Upon first designation, a 200 foot wide corridor
on both sides of the bank would be included within the designated corridor along anadromous
water bodies included within the Alaska Department of Fish and Game Inventory adopted by the
CBJ Assembly. However, this “base” designation should be revised and the length and breadth
of the specific corridor should be determined by a scientific/biological assessment of the
functionality and habitat value of the particular stream segment; the width and length of the
protected corridor may be more or less than the 200-foot base protection zone. No development
shall be permitted other than passive, non-motorized trails, their support systems and, under
special circumstances, roads and parking areas necessary for the maintenance and protection of
the resources therein or to facilitate managed non-motorized public access for education and
passive recreation activities. These lands should be zoned to prevent residential, commercial, and
industrial development, as well as resource extraction activities. The CBJ should retain

ownership of these lands.

On publicly-owned lands that are not owned by the CBIJ, a SC-Stream Protection Corridor
designation is fixed at 200 feet from the ordinary high water mark of the shorelines of the
anadromous fish creeks, streams, and lakes listed in the most recently CBJ-adopted Alaska
Department of Fish and Game (ADF&G) inventory of anadromous streams.
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Natural Area Park (NP). Natural Area Parks are CBJ-owned lands characterized by areas of
natural quality designed to serve the entire community by providing fish and wildlife habitat,
open space/natural areas, access to water, and opportunities for passive and dispersed recreation
activities. No development should be permitted other than structures, roads and trails necessary
for the maintenance and protection of the resources or for managed public access for education
and passive recreation purposes; this may include parking areas, educational kiosks, cabins, rest
stations and similar convenience services for the recreational enthusiast. These lands should be

zoned to prevent residential, commercial, and industrial development, as well as resource

extraction acfivities. The CBJ should retain ownership of these lands.

Recreational Service Park (RS). Recreation Service Parks include CBJ-owned lands with
parks developed for active recreation and programmed use and/or community gardens, and may
be a single use or activity area. Examples include Bonnie Brae mini-park, Chicken Yard
neighborhood park, Savikko community park, Community Gardens, Eaglecrest, and the Hank
Harmon Rifle Range. The Kaxdigoowu Heen Trail is part of a Recreation Service Park. An
All-Terrain Vehicle (ATV) riding park would be an appropriate use of lands under this
designation. Recreation, parking, playgrounds and fields, operations and maintenance-related
structures and activities are typical components of RS-designated lands. These lands should be
zoned to prevent residential, commercial, and industrial development, as well as resource
extraction activities beyond those accessory to park infrastructure development. The CBJ should
retain ownership of these lands.

Recreational Resource (REC). Land primarily under federal or state management for a-range of
resources, such as timber, minerals, fish and wildlife and recreation uses, including recreation
cabins. Uses may include small-scale, visitor-oriented, and/or seasonal recreational facilities.
These lands should be zoned to prevent residential, commercial, and industrial development.

Watershed (WS) Watershed lands are in natural, largely undisturbed states that provide, or
could in the future provide, water supplies for domestic water consumption. Any development
within WS-designated lands should be designed and/or use Best Management Practices to avoid
negative impacts to water quality.

Hazard Area (HA)  Hazard Area lands have characteristics that could pose hazards to the
general public and, therefore, development therein should be prohibited or, if allowed, should be
designed and operated in such a way as to ameliorate any adverse impacts associated with the
identified hazard. Examples of hazardous lands include areas with moderate to high potential for
avalanche or mass-wasting/landslide events. Lands within Hazard Area designations may be
zoned for a mix of zoning districts, most particularly the same district as the surrounding lands.
CBJ-owned lands in hazard areas should be retained in CBJ ownership.

Scenic Corridor/Viewshed (SCV) This designation is suitable for CBJ-owned and other public
lands whose views of, or whose near and/or distant views from the locale, are deemed as
spectacular and/or represent a significant and important representation of the visual character of
the CBJ. The views of, or from, the designated SCV land area toward public vista points or
viewscapes: demonstrate a scenic view of great natural beauty, a spectacular landscape, an
important historic building or site; provide views of the aurora borealis, sea, harbors, or of a
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cityscape that is a “signature” viewscape of the CBJ; and is valued by residents and visitors alike
and conveys the CBJ as a special place. Lands within the scenic corridor or viewscape should be
protected from visual intrusion or obstructions from structures, night light and glare, invasive
flora, and/or other similar elements that would diminish the visual prominence of the viewscape.
Lands within SCV designations may be zoned for a mix of zoning districts, most particularly the
same district as the surrounding lands; however, any new zoning request or rezoning application
should identify specific view corridors that would be protected by any new development therein.
Land uses that do not require view-blocking structures should be permitted, such as public vista

plazas and seating areas, community gardens, boat launch facilities, fishing areas or utility poles.

Institutional and Public Use (IPU). 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. Included are potential sites for future boat harbors,
schools, parks, farmers markets, publicly-supported arts events, permitted arts or food-service
kiosks or sales activities, parking facilities and road and public transit system easements. Also
included are public aircraft facilities. The public use of these lands can be accommodated by any
appropriate zoning district, most particularly the same district as the surrounding lands.

Transit Corridors (T'C). Bus Rapid Transit (BRT) Corridors, fixed-guideway Transit Corridors,
or other major transit routes, including land for common carrier passenger transportation service
that is available to any person who pays a prescribed fare and that operates on established
schedules along designated routes with specific stops. Park & Ride parking facilities and other
off-site parking facilities may also be accommodated within Transit Corridors. Transit Corridors
can be expected to support Affordable Housing, Transit Oriented Corridor, and Transit Oriented

Development overlay zoning districts.

Resource Development (RD). Land to be managed primarily to identify and conserve natural
resources until specific land uses are identified and developed. Such specific uses may include,
where appropriate, resource extraction and development, recreational and visitor-oriented
facilities, and residential uses. The area outside the study area of this Comprehensive Plan is
considered to be designated Resource Development.

Rural Dispersed Residential (RDR). 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.

Rural/Low Density Residential (RLDR). Rural residential land at densities of one to three
dwelling units per acre, based on existing platting and capability of the land to accommodate on-
site septic systems and wells or whether the land is served by municipal water and sewer service.

Urban/Low Density Residential (ULDR). These lands are characterized by urban or suburban
residential lands with detached single-family units, duplex, cottage or bungalow housing, zero-
lot-line dwelling units and manufactured homes on permanent foundations at densities of one to
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six units per acre. Any commercial development should be of a scale consistent with a single-
family residential neighborhood.

Medium Density Residential (MDR). These lands are characterized by urban residential lands for
multifamily 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.

Medium Density Residential—Single Family Detached (MDR/SF). These lands are

characterized by single-family detached homes at densities ranging from 10 10 20 units peracre. ™

Only single-family detached homes, single-family detached homes with an accessory apartment,
cottage houses and bungalow houses are permitted within this zone. Any commercial
development should be of a scale consistent with a single-family residential neighborhood.

High Density Residential (HDR). These lands are characterized by urban residential lands
suitable for new, in-fill or redevelopment housing at high densities ranging from 18 to 60 units
per acre. Commercial space may be an element of developments on properties under this
designation.

Mixed Use (MU). These lands are characterized by high density residential and non-residential
land uses in Downtown areas and around shopping centers, the University, major employment
centers and public transit corridors, as well as other areas suitable for a mixture of retail, office,
general commercial, and high density residential uses at densities ranging from 18 to 60
residential units per acre. Residential and non-residential uses could be combined within a single
structure, including off-street parking. Ground floor retail space facing roads with parking
behind the retail and housing above would be an appropriate and efficient use of the land.

Marine Mixed Use (M/MU). 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.  Suitable locations include Auke Bay, Downtown Juneau,
Downtown Douglas, and the waterfront areas of the West Douglas and Echo Cove New Growth
Areas when Master Development Plans are developed. 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. Ground floor retail space facing roads with parking behind the retail and housing above
would be an appropriate and efficient use of the land. Float homes, live-a-boards, and house
boats, if necessary services (such as sewer) are provided to berthing locations, are appropriate for

these areas.

Transit Oriented Development (TOD). These lands are located with one-quarter mile of a bus
transfer point, express bus stop, or along a major bus route with short headways and long service
hours. This area is characterized by high density residential and non-residential land uses in
Downtown areas, in or near shopping centers, near the University and major employment
centers. Residential and non-residential uses could be combined within a single structure,
including off-street parking. Ground floor retail space facing roads with parking behind the
retail and housing above would be an appropriate and efficient use of the land.
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Transition Area (T). Predominately undeveloped or low density residential arcas within the
Urban Service Area boundary that do not yet have public sewer, water, or other specified
improvements. A transition area is shown as a lower density classification that would undergo a
transition (T) to the specifically-named higher density classification once the needed
improvements are made.

General Commercial (GC). Lands devoted to retail, office, food service or personal service uses,

including neighborhood retail and community commercial centers, such as shopping centers and

malls, office complexes or other large employment centers. Mixed retail/residential/office uses
are allowed and encouraged. Residential and non-residential uses could be combined within a
single structure, including off-street parking. Residential densities ranging from 18- to 60-units
per acre are appropriate in this area. Ground floor retail space facing roads with parking behind
the retail and housing above would be an appropriate and efficient use of the land.

Heavy Commercial/Light Industrial (HC/LI). Land to be developed for heavy commercial or
light industrial uses such as small- to medium- scale food processing; printing and other business
services; wholesale trade; research and development laboratories; light manufacturing processes;
metal fabrication; warehousing, trucking; animal kennels; crematoria; indoor and outdoor
storage; and repair and maintenance activities. Residential units should be limited to caretaker
units where the occupant works directly for or owns the business for which the occupant is

caretaking.

Industrial (IND). Land to be developed for heavy industrial uses such as large scale food
production and/or processing; large-scale or industrial-related repair activities; metal fabrication;
wholesale trade; manufacturing processes; warehousing; outdoor storage; trucking; animal
kennels; crematoria; repair and maintenance uses; resource extraction and processing such as
gravel pits, rock crushing facilities, cement batch plants, asphalt plants, fuel tanks, stump dumps,
salvage yards, landfill sites; aircraft facilities; and other similar large-scale or noisy and/or
noxious industrial activities. Some recreational uses should be permitted, including sport
vehicle, all terrain vehicle (ATV) or snowmobile motor-course facilities, shooting ranges, and
other similar noise-gencrating uses. Residential, office, retail, and personal service uses are not

to be allowed.

Waterfront Commercial (WC). Land to be used for water-dependent commercial uses such as
marinas/boat harbors, marine vessel and equipment sales and repair services, convenience goods
and services for commercial and sport fishing, marine recreation and marine eco-tourism
activities such as food and beverage services, toilet and bathing facilities, bait and ice shops,
small-scale fish processing facilities, hotels and motels, and similar goods and services to
support mariners and their guests. Float homes, house boats, and live-aboards would be
residential uses to be allowed within a WC district, if adequate services (such as sewer) are
provided to the moorage slips. Residences at a density of up to 18 units per acre would be
allowed on upland properties in the WC district only if they are above water-dependent ground-
floor uses in the same structure.

2008 CBJ Comprehensive Plan Page 164






Nt W B8 MR E ‘

ih School

S Riverbend &
- Elementary ,
__School /

bject parcel |

REC  Recreational Resource RDR Rural Dispersed Residential City & Borough of Juneau
& RD Resource Development 4 RLDR Rural Low Density Residential COMPREHENSIVE PLAN
5 sp State Park £ ULDR  Urban Low Density Residential s soat e N
% FP Federal Park é MDR/SF Medium Density Residential- Single Family Ui isina s ol A
x NP CBJ Natural Area Park & MDR  Medium Density Residential Adopted Octobar 20th, 2008
3 RS CBJ Recreational Service Park & HDR High Density Residential Ordinance No. 2008-30
2 CA CBJ Conservation Area MU Mixed Use
z sC Stream Protection Corridor MMU  Marine Mixed Use & [Z] New Growth Areas ¢V Urban Service Area
2z g Pu Institutional and Public Use Mendenhall Wetlands A  Beach Access
oz GC General Commercial 2 A Existing School °Q State Game Refuge A
W cg wceC wategmm gommercia: g o C‘\/ Potential School Location S/ Streams
=sa Wwcl aterfront Commercial Industrial ~
o= ialll i ; —_ . ) ) ey
o= rC/LI |fj;(eje:j\g/ri(;lommercta!/nght Industrial ey = = Potential Arterial (alignment not specific) [NOTE: Potential geophysical hazards, wegxands,ﬂof?d po— %am,a,
22 v, Potential Road (alignment notspeciic) | /e a2 oy balies i cop o1t pOESTis
0 = Traile DEPARTMENT FOR DETAILED INFORMATION,

7000 Feet
—

Prepared by: Community Development Department

Attachment A




uold aaisuayasidwo) rgo S g Rwiyoelnly
I A E SUNPIH N . "NOILYWHOANI 3UVL3Q ¥O04 ININLYVLIQ W
] 4' f : , . S R LNIWG0TIAIA ALINNWNOD 3HL LOVLNOD ‘TUSS3i0 89 ADW o
w % l\. ’ : , so)jsodoid 9950 UDD YOIUM SIUNJDD JIYIO IO SHODU}IS 92INOSSI
P i |odnjou ‘ssuoz pooy ‘spuopiem ‘spiozoy jooiskydosb jonusiod (3LON RS
\ 7-.’. ) . i nJ
“7. ¥ Sy T p . . aM DW
? - ...M........ Sl -~ _wvcoﬁm . T )
T ., _2bnjoy m:ﬂ»mw.wﬂwmﬂr.ﬁql.wﬁﬂf.wﬁbcwé
i / mSi 2
4
*
....
"
- o.\\ ”
‘_ N N .\.-\ e g 3
wu " qo l.l.nn..ll.‘\ ! gL = :Q\
' > .l-l \ otz T
== N JO—— ddl
1l £ ' | ==
— ¢ ’ =y
P o o 11 e
-
—
— ] chz,.ﬂ_v 13 QG
. 1 ¢
“ 11 »

. D
\ i B T bem o v vm_wmﬁz 4 ) \\ >

13
B
4

(See Map 5)

\
I
I
|
8S900Y YoDOG A i 2
0002 o008 0o : O,
Spusweroldwy - ] Cv
/Aunooy Buppog pesodosy ﬂu m 0 m
abryay Aunons buroog Q m Q: l\
BUWIDY 8)D)S SPUDNISH [IDYUBPUSH — =muemm -
Asppunog o ] I o)
pUNOG S0IAIBS UDQIH == HLYON - ../l\. oW
o0 w - {oyUspUBH
- J
poay -
JOPIIIOY PDOY [DIJUSIOY — wmrs s \ ~ D @
POOY 10J08(109 poUUD]Y — = = = i & \
GHBIL /3PEOY .\ m
s
oo o
ooyos Buizsixy v sw\m\—o bﬂ :
(ouroeds JoN says) o % O
835 looyds prpusjog (7} @ ﬂw o % 4
= R
98 o1qnd puo puonmISY N / - . oL

forsnpuy - aMNF

(DIASNPUL/[0IDI2WIWIOD JUOLIBION  |OM
JOI248LUUIOD) JUOH I8 OH oM
{DI2IBUIWO]) (049U 20

[01018WWO] pooyloqublen e { ma m

-4 X f i \Y,
ofiqnd \\w r/ ! 3Jog puowiq
4

18123 8APUL/ {10 IOUNIOD

_\.
jonuspisay Aysueq ybiy Y %
/851 .paxiy umojumog nw ! :

jpryuspisay Ajysusq wmpayy AN % \
[0IIUBpISDY Ajsusg Mol uoqin  ¥aTIN
DIUBpISey AYsusg Mo [0iny  yaTH W\I
j01UBPLISSY pasiadsig jpiny yay

[oluepiaay

19045 8PP

7 \.
\.. mQ.ﬂ\N y 4 &:un\ro pAotd
NY

DY PIOZDH vH

SPUDT 2qnd 43430 Td©

HOd 84mng Jof payuept L
JOPLIIC) WDBAS o8

DdJYy UOHDAISISUOT LED Vo
NI04 FIMAIBS U0NIDBIIBY LY By
D3ty Niod [0INION 8D CL
Hi0d 91018 o8

HI0d [DI18PF 4 dd
JUBLIdOAS(] 83N0SSY ay
BOUN0SBY UONDIIOBY o3

BOINOCOY [BINIBN

dd

DAY UOIIDBIO8Y

V QNE IB10D{9) {IDYUSPUB

jioday
A8jjeA |leyuspus
I1SEF

-..V Nmkm Q:m . punoibdwo)

jloyuspuspyy




9 JUBWIYIRNIY

NSUOD VTS N0 - . PR6| ‘Df 11dy pajdopy
INFHIULWOO
—— I - o T
e R GBS o - L ey -2 2
\\n\.\ ,»:\I e ——— = o — \1.||..!.1» g.l
e e
——r — _ - lﬂ”ull“ﬂ“.—ﬂllnﬁ\\l Hq' -
PR - . S -
NY3NILSVD S R A

Arepunog spuejispy — — —

mm:.qmmEEm
gjelole|N snoplezed Bunsixg v

§S800Y orag dfem
siuawwanoidul] Ayjioe4 Bupeog pssodoid (@]

Ayl1oe4 Bupeog [ |

vswy e

Alepunog 892JAJeS UBQI() » s n mm

d3H10

[BAf-ssennnna-
I0pILIOD PEOY [BIIUSIOd = - — -
PROY |B207] PBUUB|d +srserars
PEOY 10109]|00) psuue|d —. —

|

S1ivdLl ANV SavoH

Jooyog pesodoid | N/
jooyog Buisixg | W
o8 2l|gnd pue |euoiniisui

orngnd

[eusnpuj \\\

[elISNPU)/[BI2IQUILIOT) 1UCILIBIBAA /ﬂw/_

[eloiewiwien wosuerepa | i
[210J8LUILIOY) [Riausy)
|
[eloiswiwio) pooyloquybian [=,=," 1 |
IYIHLSNANI ANV IVIDHIWNOL

| eoiy uomsuesi [[TTT1T] |

A .

| [ejjuepised Ausueq wnipew [0
rejjuepissy AlSuag moruedin _
[ejlusp|sey AlSUS(] MOT/jRIN:
|Bljuspisey pesiadsic ean |
TVILNZQIS3Y |
i
SURPLy 28R 24 |elusiod .l..m.u; |
Ilz,_ ID1jURI0d  Jo Apuinio Hed | .,_ _
_ sHed bunsix3|: A .
a soedg uedo .m 4 .
2/BSEY moh:ommt_
T T | 30HNOSTY TYHALYN |
W TRRETF] ' 2w sislefsi T - e |
_




i hmonn SINVGLTSAS O RIVINGD OIS TURIDUIUOILA] « SHPTIN 0] - SHICI ] U STUPENSUO OMTAN S SNVO0L Y .wuwm" O !4 Ay na

40 HONOXMOE ANY ALID 3HL 304 NYld IAISNIHIUAWOO

TINNVHO  NVYIANILSYD

SIUSLUB
pueT 152104 jRUOIIEN
Nl 3TVIS I LVINIXOHddY
RSt el
Brissoln  JaAiy
| 10jiuslod  Jo ALuiaiy




N 3\
) [ Y\

(A

POLICY 43: RESIDENTIAL LAND USE CONFLICTS

A major- concern expressed by citizens of Juneau 1is the need to
protect the character of existing neighborhoods from incompatible
uses., Their primary concern is to minimize the intrusion of heavy
traffic on neighborhood streets and avoid conflicts related to
incompatible design, noise, and other factors associated with

higher intensity uses.

£1=§3 IT IS THE POLICY OF THE CBJ TO MAINTAIN SUBSTANTIALLY
DEVELOPED AND ESTABLISHED NEIGHBORHOODS AT THEIR EXISTING
ZONING AND DENSITY DESIGNATIONS AND TO MINIMIZE CONFLICTS
BETWEEN RESIDENTIAL AREAS AND COMMERCIAL/INDUSTRIAL AREAS
THROUGH APPROPRIATE LAND USE LOCATIONAL DECISIONS AND
REGULATORY MEASURES.

Implementing actions for this policy will include:

¢ Revise the zoning ordinance to reduce or eliminate
conflicts between medium and high density residential uses
in established Tow density residential neighborhoods.

Amend development ordinances to require buffering and
screening between incompatible uses and careful review of
site development plans.

Continue to subsidize residential rehabilitation through
state and federal funds to conserve existing housing stock
in established neighborhoods.

° Within the capital improvements program, consider
improvements to the infrastructure in established

i neighborhoods as a high priority.

POLICY 44: NEIGHBORHOOD FACILITIES

It is essential that adequate public facilities be available to

support planned and needed residential development in the CBJ and

- assure that high quality neighborhoods are maintained and

~ established. Both the private and public sectors are responsible
for providing such facilities.

fqu'dl IT IS THE POLICY OF THE CBJ TO REQUIRE PROVISION OR

AVAILABILITY OF TRANSPORTATION ACCESS, SEWER, WATER,
AND DRAINAGE FACILITIES AS A CONDITION FOR APPROVAL
OF PROPOSALS FOR RESIDENTIAL DEVELOPMENT AND TO SUP-
PORT ANTICIPATED DEVELOPMENT THROUGH A PLANNED PRO-
GRAM OF EXTENSIONS AND IMPROVEMENTS TO MUNICIPAL

SERVICES.

-103-
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POLICY 46: COMMERCIAL AND INDUSTRIAL LAND AVAILABILITY

The CBJ must designate sufficient vacant land to meet future demand
for general commercial/industrial activities. Determination of
location and size should be based on the need for such development,
land suitability, transportation access and other appropriate

requirements. Through careful planning, retail and employment
centers can be located conveniently without resulting in negative
impacts upon residential areas. Any decisions to disperse

industrial /commercial activity should be balanced with the need to
maintain downtown Juneau as the region's governmental, tourist and
cultural center.

‘1=€5 IT IS THE POLICY OF THE CBJ TO IDENTIFY AND FACILI-

TATE THE DEVELOPMENT OF SUFFICIENT VACANT LAND APPRO-

PRIATELY LOCATED TO ACCOMMODATE FUTURE COMMERCIAL AND
INDUSTRIAL USES.

Implementing actions for this policy will include:

[

Conduct a regular analysis of the market for commercial/
industrial activities to ascertain changing needs for Tland
and infrastructure.

Evaluate industrially designated land to determine the
suitability and capacity of specific sites.

Ensure adequate infrastructure for projected commercial/
industrial development through a capital fimprovements
program and transportation planning.

Revise the zoning code to include performance standards
which cover height, floor area ratio, parking and other
design standards.

Require review and approval of building design by the
Planning Commission and/or Design Review Board.

Evaluate existing commercial and industrial uses which

require storage of hazardous materials to determine need
for possible relocation or other mitigative measures.
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NOTE: THE REMAINDER OF THE STUDY AREA
TO A POINT ABOUT ONE HALF MILE BEYOND
THE MOST NORTHERLY PENINSULA PRO-
JECTING INTO TEE HARBOR IS LOW DENSITY
RESIDENTIAL. THAT PORTION LYING BEYOND
YO THE NORTH TONGASS NATIONAL FOREST
BOUNDARY 1S RURAL RESIDENTIAL. THERE
ARE SEVERAL RECREAVIONAL FACILITIES
ESTABLISHED PRESENTLY. SEE MAP NO. 4.

MONTANA CRE
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HIGH SCHOOL COMPLEX
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\ CITY/BOROUGH OF JUNEAU
ALASKAS CAPITAL CITY

NOTICE OF NEIGHBORHOOD MEETING
FOR PROPOSED COMPREHENSIVE PLAN MAP AMENDMENT
Thursday, May 30, 2013, 6:30-8:00 p.m. in the Mendenhall Library Conference Room

First Notice: May 16, 2013

Dear Resident,

The CBJ Community Development Department received a request to amend Map G of
the Comprehensive Plan from Medium Density Residential (MDR) to Mixed Use (MU)
specifically for 9050 Atlin Drive. This is the large lot located at the corner of Atlin Drive
and Mendenhall Loop Road.

The CBJ Community Development Department is hosting a neighborhood meeting to
explain the details and the CBJ review process. This meeting will be held on Thursday,
May 30, 2013, 6:30 to 8:00 p.m. in the Mendenhall (Valley) Library conference room.

The purpose of the May 30" meeting is to provide information, respond to questions, and
to get a sense of concerns that the neighborhood might have, so issues may be addressed
in advance of the formal public hearing with the CBJ Planning Commission. After the
project has been scheduled for review by the Planning Commission (this will most likely
happen in June/July), all landowners within 500 feet of the proposed map amendment
will receive a separate notice with details on how and where to submit comments or
testify on the proposal.

If you have questions or would like more information, please contact Beth McKibben,
CDD Planner, at 586-0465 or beth_mckibben(@ci.juneau.ak.us.

cc: File number AME2013 0006

15550  Attachment E ! Alaska 99801-1397




Azo7 r\Q}\\g \/ \\\m 77E ﬁlﬂw. overy m ‘m\\ «\Q\W\HNMJ S, E\I\S 7 (\M/ 77 Uﬁ\e
oo VT @ ploseg | - 255181 Ao T IITT u\
STT m\ézsbﬂﬂ/) TR oL oV) {\‘HJ\Q\/ m JM\\{NN\\ STTFOER— V Y3 P\‘tﬁ,
B\ P O 5 ) IG»A; 2y K77 )Lm\ﬁ\%f am\\umh. /\1 SMI xdﬂw

o) H\ \..\..\./x\ixfu,w TYWL xwmwu W\,\«)n;kc)sw«l\ 5&J/
aZ gmu-v ) C\cﬁwi/ | ST - LB J\@VJ\(\T% NNE w,. U CW
/,JJ TRNTT D) R VIR 2. hs Lo Z LOL EXAIPENY = w
PO [BVoe) PP~ pamee] [ P 2ILT- 2 2L NI
Z 4 . K2 - LX(. Vuﬂﬁ: BRVFAINY
L TR /PR 27 T2l YT
| SSaIppy [reu-j # dUoyq TINVN

(ruondo) L HAHS NI-NDIS

ywwpudwy depy ue daisudyaadwo)) 10f 3sonbay sLLIBH paeyony :9000 STOTAINY

Axeaquy [[equIPUWN INJOE:9 ‘€10T ‘0€ A ‘Aepsinyy
ONILIAIN AOOHJYOIHIIHAN




NEIGHBORHOOD MEETING
COMPREHENSIVE PLAN MAP AMENDMENT REQUEST
MENDENHALL PUBLIC LIBRARY
MAY 30,2013
6:30 P.M.

Introductions

'Why are we meeting?

What is the Comprehensive Plan map amendment process?

Why would someone request to amend the maps of the comprehensive plan?
What are the options?

What happens next?

Adjourn no later than 8 P.M.
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ZONING DENSITY SITE SIZE | TOTAL UNITS
D-10 10 units per acre 2.68 27 units
D-15 15 units per acre 2.68 40 units
D-18 18 units per acre 2.68 48 units
LC 18 units per acre 2.68 80 units




