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An Application to Rezone Lots 1 and 1A of Block 46 on Dock
Street in downtown Douglas from Waterfront Industrial to D-18.

The City and Borough of Juneau Code states in CBJ 849.10.170(d) that the Commission shall
make recommendations to the Assembly on all proposed amendments to this title, zonings and
re-zonings, indicating compliance with the provisions of this title and the Comprehensive Plan.

Applicant:
Property Owner:
Property Address:
Legal Description:
Parcel Code No.:
Site Size:

Comprehensive Plan Future
Land Use Designation:

Zoning:
Utilities:
Access:
Existing Land Use:

Surrounding Land Use:

Jacqueline Farnsworth

Huntington Family LTD Partnership
Dock Street

Douglas Townsite Block 46 Lot 1 & 1A
2-D04-0-T46-017-0

0.4037 acres or 17,585 sq ft

M/MU - Marine Mixed Use
WI - Waterfront Industrial
Public water and sewer
Dock St. and 1% St.

Vacant

North D-18 — 15 Unit Condominiums

South WI — Commercial Mixed Use/ 1 Dwelling Unit
Southwest LC — Single-Family Residence

East — Gastineau Channel

West D-18 - Single-Family Residence with

Accessory Apartment
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VICINITY MAP

GASTINEAU CHANNEL

SUBJECT PARCELS

ATTACHMENTS

ATTACHMENT A - Zone Change and Development Permit Applications
ATTACHMENT B - Applicant’s Narratives

ATTACHMENT C - Land Use, Comprehensive Plan, and Floodplain Maps
ATTACHMENT D - Neighborhood Meeting Materials

ATTACHMENT E - Agency and City Review Comments
ATTACHMENT F - Public Comments

ATTACHMENT G - Site Pictures

ATTACHMENT H- Public Notice
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PROPOSAL

The applicant has applied to rezone their vacant lots, Lot 1 and 1A of Block 46 of Douglas
Townsite (see Attachment C) from Waterfront Industrial (WI) to D-18 for the future
development of a single-family home on the parcels. The WI zone does not accommodate for
standalone single-family dwellings other than an owner or caretaker residence that is accessory
to an existing permitted use in the W1 zone, per City and Borough of Juneau’s Land Use Code
Title 49 Table of Permissible Uses 49.25.300(1.110) note A (see Attachment D).

The applicant’s lots are located on the Northeast corner of Dock Street and 1% Street. The
proposed lots for rezone are just South of the D-18 zoned 15 unit Dockside Condos, East across
1% Street of a new single-family home with an accessory apartment zoned D-18, and West of
Gastineau Channel. To the South across Dock Street is a W1 zoned commercial mixed use
historic building the J.W. Martin Store or Washeteria building, built in 1911, which is currently
condemned.

PUBLIC INPUT

On February 26, 2014 the applicant and Community Development Department (CDD) staff held
a neighborhood meeting at the Douglas Library Meeting Room, 1016 3 Street in downtown
Douglas. Nine members of the public attended the meeting including the applicant. Staff
described the application and rezone process. Staff also spoke about the Table of Permissible
Uses and the Table of Dimensional Standards found in Title 49. Staff gave time for the applicant
to speak about her plans for the property.

Five of the neighbors in attendance were residents of the Dockside Condominiums. The
concerns and questions of the neighbors were mainly focused on future development of the site
that is proposed for rezone. Discussions lead to the Table of Permissible Uses and the Table of
Dimensional Standards. Height limits, setbacks, and potential uses of the property were
discussed. These items will be discussed further in the report. (Please see Attachment F for
additional public comments.)

REZONE PROCEDURE
The Land Use Code establishes the following process for rezones:

CBJ §49.75.110 - Initiation.

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

The rezone proposal was filed during January 2014 and public notices were mailed to
property owners within 500 feet of the subject property.
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CBJ §49.75.120 - Restrictions on rezonings.

Rezoning requests covering less than two acres shall not be considered unless the
rezoning constitutes an expansion of an existing zone. Rezoning requests which are
substantially the same as a rezoning request rejected within the previous 12 months
shall not be considered. A rezoning shall only be approved upon a finding that the
proposed zoning district and the uses allowed therein are in substantial
conformance with the land use maps of the comprehensive plan.

The parcels that are proposed for rezone are approximately 0.4 acres, but as shown in
Attachment C, the Zoning Map, would be an expansion of an existing zone. Substantial
conformance with the land use maps of the Comprehensive Plan will be discussed further
in the report.

CBJ §49.75.130 - Procedure.
A rezoning shall follow the procedure for a major development permit except for
the following:

(1) The commission decision for approval shall constitute only a recommendation to
the assembly.

(2) As soon as possible after the commission's recommendation, the assembly shall
provide public notice and hold a public hearing on the proposed rezoning. A
rezoning shall be adopted by ordinance, and any conditions thereon shall be
contained in the ordinance. Upon adoption of any such ordinance, the director
shall cause the official zoning map to be changed in accordance therewith.

(3) The commission decision for denial shall constitute a final agency decision on the
matter which will not be presented to the Assembly unless it is appealed to the
Assembly in accordance with CBJ 49.20.120.

ZONING DISTRICTS

All zoning districts are established in the Land Use Code, Title 49. Attachment A indicates that
the subject lot and neighboring lots are zoned D-3. The definitions of the D-18 and W1 districts
are shown below.

CBJ 849.25.210 Residential Districts

D-18 District:

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.
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CBJ §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:

W!I1 District:

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.

COMPLIANCE WITH THE COMPREHENSIVE PLAN

2013 Comprehensive Plan

The parcels proposed for rezone are located in the Marine Mixed Use (M/MU) land use
designation of the Comprehensive Plan, as shown in Attachment C.

M/MU Definition:

These lands are characterized by high density residential and non-residential land uses in
areas in and around harbors and other water-dependent recreational or
commercial/industrial areas. Typically, neighborhood-serving and marine-related retail,
marine industrial, personal service, food and beverage services, recreational services,
transit and transportation services should be allowed and encouraged, as well as medium-
and high-density residential uses at densities ranging from 10 to 60 residential units per
acre. 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.

The definition of M/MU indicates an urban mixed use feel with medium- and high-density
residential uses. The WI zone does not allow any residential uses other than one caretaker unit
accessory to an industrial use. The D-18 zoning district would permit housing densities up to18
units/acre. The subject parcels maximum density would be for up to a possible 7 units.

The Comprehensive Plan land use designation of M/MU comprises portions of the D-18 zoning
district adjacent to the subject parcel and the subject parcel itself (please see Attachment C).
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The following Comprehensive Plan policies are related to the rezone proposal:

POLICY 4.1. TO FACILITATE THE PROVISION AND MAINTENANCE OF
SAFE, SANITARY AND AFFORDABLE HOUSING FOR CBJ RESIDENTS.

Allowing the subject parcel to be rezoned to D-18 would allow for the potential
development of housing. The applicant proposes only to build a single-family residence
on the parcel, but by rezoning there could be a potential for 7 dwelling units. The
rezoning of this parcel would also prohibit industrial uses from being developed on a lot
next to multi-family condos. This is raised because there are also Comprehensive Plan
policies supporting the development of industrial developments and economic
development.

POLICY 4.8. TO BALANCE THE PROTECTION AND PRESERVATION OF
THE CHARACTER AND QUALITY OF LIFE OF EXISTING
NEIGHBORHOODS WITHIN THE URBAN SERVICE AREA WHILE
PROVIDING OPPORTUNITIES FOR A MIXTURE OF NEW HOUSING TYPES.

As stated above, rezoning of the parcel to D-18 would maintain the character of the
neighborhood as a residential area.

POLICY 7.18. TO PROHIBIT RESIDENTIAL, COMMERCIAL, AND
INDUSTRIAL DEVELOPMENT IN FLOODWAYS, TO REGULATE
DEVELOPMENT IN FLOOPLAINS, AND TO MAINTAIN A PROGRAM OF
EDUCATION, ASSISTANCE, AND INFORMATION IN ORDER TO MAINTAIN
ELIGIBILITY FOR NATIONAL FLOOD INSURANCE PROGRAM FOR THE
BENEFIT OF LOCAL PROPERTY OWNERS AND THE LENDING INDUSTRY.

The proposed development is in a mapped Zone AE Floodplain. During construction of
the proposed single-family dwelling, the applicant will be required to comply with
FEMA and local building code regulations.

POLICY 10.12. TO DESIGNATE AND RESERVE WATERFRONT LAND WITH
ADEQUATE SERVICES AND IN APPROPRIATE LOCATIONS FOR WATER-
DEPENDENT RECREATION, PUBLIC ACCESS AND
COMMERCIAL/INDUSTRIAL ACTIVITIES WHILE PROTECTING
IMPORTANT FISH AND WILDLIFE HABITAT AND OTHER COASTAL
RESOURCES.

Though the above policy of the Comprehensive Plan states reserving waterfront land for
water-dependent recreation, public access and industrial activities; the subject parcel is
not an ideal area for water-dependent activities. The parcel is outside of the break water
for the Douglas Harbor, so this would not be an ideal place for docking or anchoring of
boats.
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Guidelines and Considerations for Subarea 9:

6. A Marine Mixed Use District designation is shown for a portion of downtown
Douglas. This designation reflects the current pattern of commercial development and
will allow higher density residential development. The zoning for this area should reflect
this land use designation....

10. Conduct an area plan or neighborhood plan for the downtown Douglas area that
would address residential and non-residential uses in the vicinity of the harbor and town
center with the goal of creating a Marine Mixed Use, transit and pedestrian-oriented
community. Marine Mixed Use land uses could include: Water-related recreation, eco-
tourism, commercial fisheries, sport fisheries, marine-related research and aquaculture,
and other private and public use of the waters and shoreline; inland areas of housing,
neighborhood-commercial needs, transportation systems, habitat protection, educational
facilities, careful urban design, and viewscape protection measures. This study should
address the needs of and should include the participation of all stakeholders including
property owners, residents, business operators, the Alaska Department of Transportation
and Public Facilities, and all relevant CBJ Departments and Divisions.

Discussion

As noted above, the Comprehensive Plan contains policies that encourage affordable housing,
higher housing densities, and housing that preserves the character and quality of existing
neighborhoods.

COMPLIANCE WITH CBJ LAND USE CODE

The Table of Dimensional Standards and the Table of Permissible Uses of the Land Use Code
establish the permitted standards and uses in zoning districts (see Attachment C).

WI District e Restaurants

2,000 square foot minimum lot size
45 foot maximum height limit for

permissible and accessory uses D-18 District
No maximum on lot coverage e 5,000 square foot minimum lot size
Caretaker Dwelling units accessory e 35 foot maximum height limit for
to industrial permitted use permissible uses, and 25 foot for
Hotels, motels accessory

Marine merchandise and equipment e 50% maximum lot coverage
sales and rental e Single-, and multi-family dwellings
Water related medium and heavy o Office space
manufacturing e Schools
[ ]

Water related rock crusher Health care clinics

Seafood Processing



Planning Commission
File No.: AME2014 0002
March 12, 2014

Page 8 of 8

HABITAT
There are no sensitive habitats in the project area.

GEOPHYSICAL HAZARDS

This parcel is in a Zone AE mapped flood zone, which represents an area that would be flooded
during a 100-year storm event. This Zone AE area is on the northeast portion of this site and is
shown on the effective Flood Insurance Rate Map, dated 2013 (Attachment C). The Land Use
Code allows development, such as housing, to be built in Zone AE areas, as long as it is built
safely by meeting specific flood regulations under CBJ 49.70.400. Meeting these regulations
ensure future buildings will withstand a 100-year storm event.

FINDINGS

As indicated above, rezoning of the property from WI to D-18 will allow higher housing density.
The D-18 zoning designation is in substantial conformance with the 2013 Comprehensive Plan.
The D-18 zoning designation helps answer concerns from the neighborhood about height limit
possibilities and industrial uses next to residential uses. Based on the above analysis, the
proposal is consistent with the Comprehensive Plan and compliant with the Land Use Code.

RECOMMENDATION

Based upon the proposed project (identified as Attachments A and B), and the findings and
conclusions stated above, the Community Development Director RECOMMENDS the Planning
Commission RECOMMEND APPROVAL to the Assembly for the rezone proposal.
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March 11, 2014

Name: Denise Van Der Pol and Larry Knickerbocker
Phone: (907) 364-2126 Email: sesir@gci.net
Mailing Address: 900 1st Street #3 Douglas, AK 99824

Attention: Jonathan Lange
Sent to jonathan lange@ci.juneau.ak.us

Comments, Concerns, Questions;

The City and Borough of Juneau Comprehensive Plan adopted 10-20-2008 shows
the property in question, Lot 1A and Lot 1 on Dock Street, Douglas, AK, to be in a
Marine Mixed Use (M/MU) area. We do not believe the proposed rezone on Dock
Street from M/MU, also referred to as waterfront industrial, to D-18 is in
accordance with the intent of the zoning comprehensive plan. In the 2002 regular
election, Juneau area voters approved the issue and sale of bonds totaling
$15,000,000 for improving the borough's harbors, utilities, and parks systems. $7.1
million was allocated for the harbors, including Douglas. The Douglas Boat Harbor
underwent extensive and very costly renovation. The Douglas Boat Harbor was
expanded at great cost and litigation ensued in which the city paid a settlement to
Boss Construction totaling $579,500. to settle disputes. With all of this money
dedicated to the Douglas Boat Harbor it is clear the 1intent is to keep it a marine
venue. The request for rezoning is not in the best interest of the money that has
already been spent in this area for marine purposes. This property is right next to
the Douglas marina and would best be utilized for marine purposes to enhance the
harbor. A single family dwelling does not do this and does nothing to further the
intent of expansion of the Douglas Boat Harbor. The property needs to be kept
Marine Mixed Use and utilized for marine purposes such as marine support for the
harbor. It would be best utilized as a laundry or facility to serve the marina such as
showering facilities, bathrooms, maybe a marine hardware. It is right next to the
marina. Tanner’s Service Center on Front Street is a long term existing business
for marine engine repair and this type of usage is appropriate and what is needed in
the area of the harbor. A single family dwelling adds nothing to the harbor and
does nothing to support the marina, the fisherman and recreational boaters that
use the harbor. We would like to see more marine business brought to Douglas in
the boat harbor area. We would like to see a thriving harbor with services. A single
family dwelling offers no services to the marina. There was a lot of money spent on
that harbor and we do not believe it 1s in the best interest of the Juneau area voters
who voted for improvements to the harbor to allow a house to be built where marine
support services should exist. There is a falling down ramshackle mess that sits
across Dock Street from the property in question that has been condemned since 11-
29-2013. Charlie Ford knows all about this and for some reason is allowing it to
remain in the “condemned state” until May 30, 2014. We would like to see that
property torn down before it falls down and in its place marine and harbor support
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Comments Regarding Rezoning to Jonathan Lange
March 11, 2014

services should be built according to its M/MU zoning. We argue that Lot 1A and
Lot 1 are correctly zoned Marine Mixed Use, not D-18. Rezoning serves no purpose
except for one individual. That was not the voter’s intent. How about serving the
marine community and the voter’s intent that this property remains M/MU instead
of rezoning for one individual? There are already two existing vacant lots on 1st
Street that are zoned MDR; Medium Density Residential. These lots are within 100
feet of the M/MU area and are already zoned for residential housing. They are also
waterfront lots. The applicant can consider one of these lots that are already
appropriately zoned for a single family house.

We completely object to this rezoning and do not see it as being in the best interest
of the marine mixed use designation or the intent of the voters. This rezoning
request is for the benefit of only one individual. That is not what the voters voted
for and not in the best interest of the Douglas Boat Harbor. Marine Services are
needed that is why it is zoned for marine use. We want to see a revitalization of the
marine harbor in Douglas and support services for the marina.

We do not own a boat.
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Please have comments submitted by Noon 3
March l\il“

Email comments to: jonathan_lange@ci.juneau.ak.us
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PROPOSAL: An Application to Rezone Lots 1 and 1A of Block 46 on Dock Street in downtown
Douglas from Waterfront Industrial to D-18.

AME2014 0002 Applicant: Jacqueline Farnsworth
To: Adjacent Property Owners Property PCN: 2-D04-0-T46-017-0
Hearing Date: March 25, 2014 Owner: Huntington Family Ltd Partnership
Hearing Time: 7:00 PM Size: 0.40 Acres
Place: Assembly Chambers Zoned: Waterfront Industrial
Municipal Building Site Address: Dock Street
155 South Seward Street Accessed Via: Dock Street & Front Street

Juneau, Alaska 99801

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 14 days prior to 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 Jonathan Lange at jonathan_lange@ci.juneau.ak.us or at 586-0218.

CITY/BOROUGH OF JUNEAU . L . .
, Planning Commission Agendas, Staff Reports and Meeting Results can be viewed at
SQZALASKA S CAPITAL CITY J J P Www.june%u.org/plancomm.
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notice was printed: March 12, 2014
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