
 
DATE:   March 13, 2014 
 
TO:   Planning Commission 
 
FROM:   Jonathan Lange, Planner 

   Community Development Department 
 

FILE NO.:   SMP2014 0001 
 
PROPOSAL:   Preliminary Plat approval for a Major Subdivision of three lots to 

nine lots at the southeast corner of Sherwood Lane and Glacier 
Highway. 

 
GENERAL INFORMATION 
 
Applicant:   John Armstrong  
 
Property Owner:  ANDSOH Associates LLC 
 
Legal Description:  Sherwood Estates Block B Lots 1, 2, and 3 
 
Parcel Code No.:   4-B17-0-110-016-0; 4-B17-0-110-015-0; and 4-B17-0-110-014-0 
 
Site Size:   5.48 acres or 238,708.8 square feet  
 
Comprehensive Plan Future   
Land Use Designation: HI – Heavy Industrial    
 
Zoning:   I - Industrial 
 
Utilities:   City water and sewer 
 
Access:   Sherwood Lane 
 
Existing Land Use:  Vacant 
 
Surrounding Land Use: North  – D-10; Across Glacier Highway, Christ Evangelical Lutheran Church  
 Northeast – D-5; Across Glacier Highway, Vacant 
 South  – I; Hagevig Regional Fire Training Center, CBJ Fire Station  
 East  – I; Commercial Miscellaneous  
 West  – I; Commercial Offices/Dept. of Public Safety  
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VICINTY MAP 
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ATTACHMENTS 
 
Attachment A – Major Subdivision and Development Permit Applications/Project Narrative 
Attachment B – Proposed Subdivision 
Attachment C – Revised Subdivision and As-built Survey 
Attachment D – U.S. Army Corps and AK Fish & Game Permits 
Attachment E – Agency and Internal Review Comments 
Attachment F – Site Pictures 
Attachment G – Public Notice 
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PROJECT DESCRIPTION 
 
The applicant proposes to subdivide the existing three lots on the southeast corner of Sherwood 
Lane and Glacier Highway into nine lots.  Due to existing lot lines, and an andromous stream 
running through the properties, the applicant is proposing to create “smaller more affordable 
industrial property in which people can create small business opportunities.”(see Attachment A, 
applicants narrative)  
 
BACKGROUND 
 
The existing lots were created in 1969 under Plat # 537 for Sherwood Estates, a fraction of U.S. 
Survey No. 1041, 11 miles northwest of Juneau, Alaska.  The lot has been used throughout the years 
for various industrial uses, such as top soil screening and equipment storage. 
 
The applicant has stated that the lots were filled in 1984.  Due to wetlands and the anadromous 
stream on the properties there was a culvert that was installed so that the applicant could get access 
to lot 2 from Sherwood Lane through lot 1. 
 
On September 25, 2013 Community Development staff and the applicant meet for a Pre-application 
Meeting for the proposed subdivision.  At that time the applicant was proposing eight lots.  Four of 
the proposed lots did not have the 30 feet of street frontage required per code (see below).  The 
applicant then worked with staff on an idea where they could create lots and have all lots have the 
required 30 feet of street frontage. 
 
The Planning Commission Subdivision Review Committee met on October 8, 2013 to review the 
proposed subdivision (see attachment B).  At this time the proposed subdivision was recommended 
by the committee to be approved for intake for a Major Subdivision Application. 
 

49.15.430 - Major subdivisions. 
The major subdivision procedures shall be used for subdivision of a parcel into five or more 
lots, including the resubdivision of existing parcels into five or more lots or the adjustment of 
the boundary of five or more parcels. Major subdivision approval shall be a two-step 
process. The first step shall consist of preliminary plat approval and construction 
authorization by the commission pursuant to the conditional use permit process set out in 
section 49.15.330. The second step shall be approval of the final plat by the commission 
pursuant to section 49.15.440. 

 
ANALYSIS 
 
Zoning- The proposed lots are zoned I - Industrial.  The proposed lots far exceed the minimum lot 
size requirement of 2,000 square feet in the industrial zone.  The proposed subdivision provides for 
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adequate space for development on each proposed lot and meets the requirements for minimum lot 
width (20 feet) and minimum lot depth (60 feet) in the industrial zone.  There is no maximum lot 
coverage or maximum height limits in the industrial zone.  Minimum setback requirements are as 
follows; 10 foot front, street side, and rear yard setbacks; and 0 (zero) foot side yard setbacks.  
Setbacks will be determined upon submission of a building permit for the proposed lots.  No 
building or design is being proposed at this time. 
 
Per Ordinance 2003-41 the existing lots 1 and 2 are allowed to have office uses.  Ordinance 2003-41 
allows office uses on lots directly fronting on Glacier Highway west of Industrial Boulevard in this 
industrial zone.  The Table of Permissible Uses in CBJ Title 49 normally does not allow office uses 
in industrial zones, but the above ordinance allows this use only in this industrial zone and only for 
lots directly fronting on Glacier Highway.  No uses for the proposed lots are proposed at this time. 
 
Drainage- General Engineering with the CBJ has commented on subdivision drainage: 
  
SUBDIVISION DRAINAGE:  No outfalls will be allowed that discharge directly into the streams 
without stormwater features that meet the requirement of CBJ 19.12.120 Stormwater Quality and the 
CBJ Manuel of Stormwater Best Management Practices. 
 
Conditions of approval shall include that prior to construction of the subdivision improvements, the 
applicant shall submit a detailed drainage management plan consistent with CBJ §49.35.510;  and 
prior to development stormwater quality features shall comply with CBJ 19.12.120 Stormwater 
Quality and the CBJ Manual of Stormwater Best Management Practices. (See conditions of approval 
#3 and #5) 
 
Utilities- General Engineering has also commented on utility requirements: 
 
UTILITIES:  Per the subdivision code each lot must have a separate curb stop at the right of way 
line.  Sanitary sewer services may be combined if approved by CBJ wastewater and conditioned in a 
joint use agreement.  The final utility layout shall be a plan and profile with details of the 
connections.   It should also reference CBJ Standard Details and Specification. 
 
Public water and sewer are provided to the existing three lots.  Prior to Final Plat recording, the 
applicant will be required to install improvements for public water and sewer to all proposed lots, or 
shall bond for improvements (see condition #6). 
 
Condition #1 requires that prior to Final Plat Approval, the applicant shall submit a joint use and 
maintenance agreement for access and utility easements to be recorded with plat. 
 
Wetlands- The subject area contains wetlands and portions that are designated as stream corridor 
wetlands.  The applicant has received a Department of the Army permit through the Alaska District, 



Planning Commission 
File No.: SMP2014 0001 
March 13, 2014 
Page 5 of 10 
 

of the U.S. Army Corps of Engineers (see Attachment D) for placement of 2,000 cubic yards of clean 
shot rock fill material into 225 square feet of stream below the plane of the ordinary high water mark 
in order to replace and extend an existing undersized culvert. 
 
Habitat- Peterson Hill Creek is a cataloged anadromous water body and development along it is 
subject to habitat setbacks in CBJ Title 49.70.310(a) and (b), as well as at CBJ 49.70.950(f).   
 

49.70.310 Habitat. 
(a)Development in the following areas is prohibited: 

 (4)Within 50 feet of the banks of streams designated in Appendix B of the 
comprehensive plan of the City and Borough of Juneau, 2013 Update; and 

 (b)In addition to the above requirements there shall be no disturbance in the following areas: 
(1)Within 25 feet of stream designated in Appendix B of the Comprehensive Plan of 
the City and Borough of Juneau, 2013 Update; and 

 
 49.70.950 Habitat. 

(f) All structures and foundations located adjacent to streams or lakes listed in Table VI-2 of 
Appendix C of the Juneau Coastal Management Plan, shall have a 50-feet setback from each 
side of the stream or lake measured from the ordinary high water mark, where feasible and 
prudent; provided, docks, bridges, culverts and public structures whose purpose is access to 
or across the stream or lake are not subject to this policy, and provided further, uses which 
must be in or adjacent to the stream or lake in order to function, such as mining activities, 
fish culturing, water supply intakes and similar uses, are exempt from the setback 
requirement. The setback shall be vegetated or revegetated, where feasible and prudent, and 
such vegetation or revegetation shall be kept or arranged to maximize shade on the stream. 

 
CBJ 49.70.925 addresses culverts.  The applicant has received a Fish Habitat Permit (see Attachment 
D) for the replacement of an existing undersized culvert, in order to provide efficient fish passage 
both upstream and downstream in the creek. 
 

49.70.925 - Transportation and utilities. 
… 
(b) Where roads and trails cross anadromous streams, the design and construction of 
bridges and culverts shall allow free passage of fish, and shall take all feasible and prudent 
steps to prevent habitat disturbance. Phasing of construction shall be done to avoid critical 
migration periods for salmon and other anadromous species.  

 
The proposed culvert is located between proposed lots 1, 4, and 2.  The culvert would allow access to 
proposed lots 2 and 3, through the 30 foot Access and Utilities Easement. 
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Setbacks from the creek are shown on the proposed plat.  The access easement on the southern 
proposed lots for proposed lots 7, 8, and 9 through lot 5 is setback 50 feet from the creek.  Any 
upgrade, paving, or grading for lots 5, 7, 8, and 9 will be required to meet the 50 foot no 
development setback. Staff has proposed as a condition of approval that prior to grading or paving of 
access easements the applicant will contact Community Development Staff to flag the required 
habitat setback (see condition #4). 
 
There are no known eagle’s nests near or in the proposed subdivision. 
 
Access- Access to the proposed subdivision will only be allowed from Sherwood Lane.  No access 
will be allowed to Glacier Highway. All lots created through subdivision are required to have a 
minimum of 30 feet of street frontage, per City and Borough of Juneau Land Use Code Title 49 
Article IV  
 

Section 460(5) Rights-of-way (A): 
All lots shall have at least 30 feet of frontage on a dedicated right-of-way,…. 
 

Three accesses are proposed for the subdivision.  The northern most access to Sherwood Lane will 
be a shared access for proposed lots 1 through 4.  There will be a second shared access for lots 5, 7, 
8, and 9.  Lot 6 will be allowed to have a separate access from Sherwood Lane. 
 
Though lots 1, 2, 3, and 9 have frontage on Glacier Highway they will be restricted to using 
Sherwood Lane as access, thus requiring a shared access and utility easement off of Sherwood Lane. 
 
Traffic Analysis- The access to the northern four lots is setback approximately 142 feet from the 
intersection of Sherwood Lane and Glacier Highway.  All three accesses for the proposed 
subdivision will accommodate stacking of vehicles at the intersection without interfering with access 
to the proposed subdivision. 
 
Conformity with Adopted Plans 
 
The subject parcel is located in a Heavy Industrial (HI) land use category of the 2013 Comprehensive 
Plan.  This category is defined below: 
 

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 fabrications; 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 
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vehicle, All Terrain Vehicle (ATV) or snowmobile motor-course facilities, shooting ranges, 
and other similar noise-generating uses.  Residential, office, retail, and personal service uses 
are not to be allowed, except that residential caretaker facilities should be permitted. 

 
No uses are proposed at this time, though the proposed lots would be adequate for industrial uses. 
 
The subject parcel also falls under Subarea 3 Auke Bay, Mendenhall Peninsula, and West 
Mendenhall Valley, which provides specific Guidelines and Considerations.  The following is 
relevant to the proposal. 
 

Peterson Hill Creek (aka Casa Del Sol Creek) is listed as an impaired water body by the 
Alaska Department of Environmental Conservation (DEC) and, therefore, careful review of 
future development proposals that could affect the volume, velocity, cleanliness, and overall 
water quality of this creek and its watershed and tributaries is warranted.   

 
By using stream habitat setbacks and stormwater quality features during drainage, the effect of future 
development within this subdivision would be minimized.  Future drainage, grading and building 
permits in the proposed subdivision shall be carefully reviewed and shall be required. 
 
The following Comprehensive Plan Policies apply to the proposed subdivision: 
 

POLICY 5.1.  TO DEVELOP AND SUSTAIN A DIVERSE ECONOMY, PROVIDING 
OPPORTUNITIES FOR EMPLOYMENT FOR ALL RESIDENTS 
 
The proposed development will allow for small industrial businesses to be developed on 
smaller, more affordably industrial lots. 

 
 POLICY 5.11.  TO ENCOURAGE THE LOCATION AND GROWTH OF LOCALLY- 

BASED BASIC SECTOR INDUSTRIES THAT PROVIDE YEAR-ROUND, FULL-
TIME EMPLOYMENT AND PROVIDE TAX REVENUES THAT SUPPORT 
PUBLIC SERVICES. 
 
As stated above, the proposed subdivision would possibly create affordable land for full-
time, year-round businesses. 
 
POLICY 7.1  TO PROTECT THE REGION’S SCENIC, ENVIRONMENTAL, AND 
ECONOMICALLY-VALUABLE NATURAL RESOURCES FROM THE ADVERSE 
IMPACTS OF URBAN DEVELOPMENT.  DEVELOPMENT SHALL BE 
CONTROLLED CAREFULLY AND, IF NECESSARY, PROHIBITED IN 
NATURALLY HAZARDOUSE AND ECOLOGICALLY-PRODUCTIVE OR 
SENSITIVE AREAS. 
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POLICY 7.3.  TO PROTECT RIPARIAN HABITAT, INCLUDING STREAM 
CORRIDORS AND LAKE SHORELINES, FROM ADVERSE EFFECTS OF 
DEVELOPMENT AND TO PROVIDE A HIGHER LEVEL OF PROTECTION FOR 
NON-URBAN SHORELINES IN PUBLIC OWNERSHIP. 
 
7.3 – Development Guideline 1  Rivers, streams, and lakes should be managed so as to 
protect natural vegetation, water quality, fish or wildlife habitat, and natural water 
flow. 
 
As conditioned, the proposed project shouldn’t have negative impacts on the existing streams 
located within the site. 

 
FINDINGS 
 
CBJ §49.15.330 (e)(1), Review of Director's Determinations, states that the Planning Commission 
shall review the Director's report to consider: 
 
1. Whether the application is complete; and, 
2. Whether the proposed use is appropriate according to the Table of Permissible Uses; 
3. Whether the development as proposed will comply with the other requirements of this chapter. 
 
The Commission shall adopt the Director's determination on the three items above unless it finds, by 
a preponderance of the evidence, that the Director's determination was in error, and states its 
reasoning for each finding with particularity. 
 
CBJ §49.15.330 (f), Commission Determinations, states that even if the Commission adopts the 
Director's determination, it may nonetheless deny or condition the permit if it concludes, based upon 
its own independent review of the information submitted at the public hearing, that the development 
will more probably than not: 
 
1. Materially endanger the public health or safety; 
2. Substantially decrease the value of or be out of harmony with property in the neighboring area; 

or, 
3. Not be in general conformity with the comprehensive plan, thoroughfare plan, or other officially 

adopted plans. 
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Per CBJ §49.15.300 (e)(1)(A through C), Review of Director's Determinations, the Director makes 
the following findings on the proposed development: 
 
1. Is the application for the requested conditional use permit complete? 
 

Yes.  We find the application contains the information necessary to conduct full review of the 
proposed operations.  The application submittal by the applicant, including the appropriate fees, 
substantially conforms to the requirements of CBJ Chapter 49.15. 
 
2. Is the proposed use appropriate according to the Table of Permissible Uses? 
 

Yes.  The proposed subdivision is appropriate according to the Table of Permissible Uses.  The 
Conditional Use permit is listed at CBJ §49.25.300, Section 25.1 for the D-5 zoning district. 
 
3. Will the proposed development comply with the other requirements of this chapter? 
 

Yes.  The proposed subdivision complies with the other requirements of this chapter. Public notice 
of this project was provided in the March 14, 2014 and March 24, 2014 issues of the Juneau Empire's 
"Your Municipality" section, and a Notice of Public Hearing was mailed to all property owners 
within 500 feet of the subject parcel.  Moreover, a Public Notice Sign was posted on the subject 
parcel, visible from the public right of way. 

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

No.  As mentioned in the above analysis through improvements the proposed lots will be provided 
with public water and sewer.  The shared access easements/driveways to the proposed lots will be 
maintained through a joint use and access agreement and shall be accessible by emergency vehicles.  
With conditions, staff finds that the proposed subdivision will preserve the public health and safety. 
 

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

 

No.  As mentioned in the analysis above, the proposed subdivision will be consistent with the 
Industrial zoning district.  Staff finds that the proposed subdivision will be in harmony with the 
neighboring area. 

 
2. Will the proposed development not be in general conformity with the land use plan, 

thoroughfare plan, or other officially adopted plans? 
 

No.  As mentioned in the above analysis, the project is in general conformity with the officially 
adopted plans of the CBJ. 
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Per CBJ §49.70.900 (b)(3), General Provisions, the Director makes the following Juneau 
Coastal Management Program consistency determination: 
  

3. Will the proposed development comply with the Juneau Coastal Management Program? 
N/A – The Juneau Coastal Management Program is not applicable to the proposed development. 
 
RECOMMENDATION 
 
Staff recommends that the Planning Commission adopt the Director's analysis and findings and 
APPROVE the requested Preliminary Plat.  Approval would allow the applicant to apply for the 
Final Plat Application.  Staff further recommends that the approval be subject to the following 
conditions: 
 

1. Prior to Final Plat Approval, the applicant shall submit a joint use and maintenance 
agreement for access and utility easements to be recorded with plat. 

2. Prior to Final Plat Approval, the applicant shall submit detailed drawings of the proposed 
utilities and driveway meeting all applicable CBJ Engineering standards. 

3. Prior to construction of the subdivision improvements, the applicant shall submit a detailed 
drainage management plan consistent with CBJ §49.35.510. 

4. Prior to grading or paving of access easements the applicant will contact Community 
Development Staff to flag the required habitat setback. 

5. Stormwater features will be required prior to development to comply with CBJ 19.12.120 
Stormwater Quality and the CBJ Manual of Stormwater Best management Practices. 

6. Prior to Final Plat recording, the applicant will be required to install improvements for public 
water and sewer to all proposed lots, or shall bond for improvements. 
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 SUBJECT PARCELS 

PROPOSAL: Preliminary Plat approval for a Major Subdivision of three lots to nine lots at the  

  southeast corner of Sherwood Lane and Glacier Highway. 

PROPERTY OWNERS PLEASE NOTE: 
You are invited to attend this Public Hearing and present oral testimony.  The Planning Commission will also consider written testimony.  You are 
encouraged to submit written material to the Community Development Department 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.  
 

Planning Commission Agendas, Staff Reports and Meeting Results can be viewed at 
www.juneau.org/plancomm.  
 
      Date notice was printed: February 19, 2014 

File No: SMP2014 0001  Applicant:  John Armstrong 

To:  Adjacent Property Owners  Property PCN: 4-B17-0-110-014-0; 015-0; 016-0 

Hearing Date: March 25, 2014  Owner: ANDSOH Associates LLC 

Hearing Time: 7:00 PM  Size: 5.48 Acres 

Place: Assembly Chambers  Zoned: Industrial 

 Municipal Building  Site Address: 2767 Sherwood Lane 

 155 South Seward Street  Accessed Via: Sherwood Lane 

 Juneau, Alaska 99801    
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