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VICINITY MAP 
 

  
 
 
 
ATTACHMENTS 
 
Attachment A: Development Permit Application 
Attachment B: Abutters Notice 
 
 
PROJECT DESCRIPTION 
 
The applicant requests an Accessory Apartment permit for the development of an accessory 
apartment on a lot not served by city sewer. 
 
 



Planning Commission 
File No.: AAP2014 0005 
June 6, 2014 
Page 3 of 5 
 
BACKGROUND 
 
In 2007 the applicants, Michel and Angela Meersman, constructed a 600 square foot residence 
attached to a garage (BLD200700427). The Meersmans now wish to construct a second, larger 
single family dwelling on the lot, and convert the existing dwelling to an accessory apartment. 
The apartment is currently used as the primary residence on the lot, but would be superseded by 
a new larger primary residence, thus making the existing dwelling an accessory apartment. The 
lot is not served by City sewer, triggering a requirement in Title 49 for approval of a Conditional 
Use permit from the Planning Commission for the apartment (CBJ 49.25.510(d)(G)(ii)). 
 
ANALYSIS 
 
Project Site and Design – The lot is accessed off of Beardsley Way. It abuts Tee Harbor to the 
east and is surrounded by other single family homes, all zoned as D1. The lot is 59,845 square 
feet, which is larger than the 36,000 square foot requirement for a single family residence in the 
D1 zone. 
 
Traffic, Parking and Circulation – The addition of the single family home and the conversion 
of the existing dwelling into a rental apartment will not generate significant traffic. An accessory 
apartment and single family dwelling require three collective parking spaces: two for the primary 
dwelling and one for the apartment. There is ample space to provide the required parking on site. 
 
Noise – The conversion of the existing unit to an apartment and the construction of a second 
dwelling will not cause adverse noise impacts to the neighborhood. 
 
Public Health or Safety – The applicant has submitted a construction and operation certificate 
for an onsite waste water system that can support 3 bedrooms. 
 
Habitat – There are no documented eagle nests within 330 feet of the property, or anadromous 
fish bearing streams within 50 feet. The lot is outside of the study area boundaries for the Juneau 
Wetlands Management Plan; it is therefore unknown if the lot is encumbered by wetlands. 
However, the building to become the accessory apartment is already constructed, and will not 
impact any new areas through its conversion from a primary to an accessory dwelling.  
 
Property Value or Neighborhood Harmony – Staff has no evidence that an apartment will 
negatively impact the value of adjacent properties or negatively impact neighborhood harmony. 
A notice has been sent to all property owners within 500 feet of the property, and no comments 
in opposition to the project have been received. 
 
Conformity with Adopted Plans –  
This application is in compliance with the following Policies in the Comprehensive Plan 2013 
Update: 
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Policy 4.1: To facilitate the provision and maintenance of safe, sanitary, and 
affordable housing for its residents. 
 
Policy 4.2: To facilitate the provision of an adequate supply of various housing 
types and sizes to accommodate present and future housing needs for all 
economic groups. 

 
FINDINGS 
 
CBJ §49.15.330 (e)(1), Review of Director's Determinations, states that the Planning 
Commission shall review the Director's report to consider: 
 
1. Whether the application is complete;  
2. Whether the proposed use is appropriate according to the Table of Permissible Uses;  
 and, 
3. Whether the development as proposed will comply with the other requirements of this 

chapter. 
 
The Commission shall adopt the Director's determination on the three items above unless it finds, 
by a preponderance of the evidence, that the Director's determination was in error, and states its 
reasoning for each finding with particularity. 
 
CBJ §49.15.330 (f), Commission Determinations, states that even if the Commission adopts the 
Director's determination, it may nonetheless deny or condition the permit if it concludes, based 
upon its own independent review of the information submitted at the public hearing, that the 
development will more probably than not: 
 
1. Materially endanger the public health or safety; 
2. Substantially decrease the value of or be out of harmony with property in the neighboring 

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

officially adopted plans. 
 
Per CBJ §49.15.330 (e) & (f), Review of Director's & Commission’s Determinations, the 
Director makes the following findings on the proposed development: 
 
1. Is the application for the requested Accessory Apartment permit complete? 
 
Yes.  Staff finds that the application contains the information necessary to conduct full review of 
the proposed operations.  The application submittal by the applicant, including the appropriate 
fees, substantially conforms to the requirements of CBJ Chapter 49.15. 
 
2. Is the proposed use appropriate according to the Table of Permissible Uses? 
 
Yes.  The requested permit is appropriate according to the Table of Permissible Uses.  The 
permit is listed at CBJ §49.25.300, Section 1.130 for the D1 zoning district. 
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3. Will the proposed development comply with the other requirements of this chapter? 
 
Yes.  The proposed development complies with the other requirements of this chapter. Public 
notice of this project was provided in the June 14th and June 23rd 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. The applicant has provided adequate materials to demonstrate that an approved on-site waste 
water treatment facility will adequately serve two dwellings with three bedrooms total. 
 
5. Will the proposed development substantially decrease the value of or be out of harmony 

with property in the neighboring area? 
 
No. The apartment will not be out of character with the rest of the neighborhood. Staff does not 
have evidence that it will have a negative impact on property values or change the character of 
the neighborhood. 

 
6. Will the proposed development be in general conformity with the land use plan, 

thoroughfare plan, or other officially adopted plans?   
 
Yes. Accessory apartments are supported by numerous policy statements and implementing 
actions within the 2013 Comprehensive Plan calling for development of diverse housing types 
and affordable housing in Juneau. 
 
 
RECOMMENDATION 
 
It is recommended that the Planning Commission adopt the Director's analysis and findings and 
grant the requested Accessory Apartment permit.  The permit would allow the conversion of an 
existing single family dwelling to an accessory apartment with the construction of a larger single 
family residence, on a lot not served by city sewer. 
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PROPOSAL: A Conditional Use Permit for an accessory apartment on a lot not served by city sewer.

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 Sarah Bronstein at sarah_bronstein@ci.juneau.ak.us or at 586-0466. 

Planning Commission Agendas, Staff Reports and Meeting Results can be viewed at 
www.juneau.org/plancomm.  

Date notice was printed: May 23, 2014 

File No: AAP2014 0005  Applicant: Michel Meersman & Angela Lessard 

To:  Adjacent Property Owners  Property PCN: 8-B37-0-105-008-1 

Hearing Date: June 24, 2014  Owner: Michel Meersman & Angela Lessard 

Hearing Time: 7:00 PM  Size: 1.37 Acres 

Place: Assembly Chambers  Zoned: D-1 

Municipal Building  Site Address: 19600 Beardsley Way 

155 South Seward Street  Accessed Via: Beardsley Way 

Juneau, Alaska 99801 




