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Agenda 

Planning Commission - Regular Meeting
City and Borough of Juneau 

May 22, 2018
Assembly Chambers

7:00 PM 

I. ROLL CALL 

II. REQUEST FOR AGENDA CHANGES AND APPROVAL OF AGENDA 

III. APPROVAL OF MINUTES 

A. April 24, 2018 Draft Minutes - Regular Planning Commission 

IV. WRITTEN AGENCY AND PUBLIC COMMENTS POST DEADLINE 

A. Additional Materials 

V. PUBLIC PARTICIPATION ON NON-AGENDA ITEMS 

VI. ITEMS FOR RECONSIDERATION 

VII. CONSENT AGENDA 

A. USE2018 0005: A Conditional Use Permit for an accessory apartment on a non-conforming lot 
B. ADP2018 0001: Alternative Development Permit for reduced street side and rear yard setback 

to accommodate workshop space over an existing single-story garage 

VIII. UNFINISHED BUSINESS 

IX. REGULAR AGENDA 

A. AME2018 0002: A rezone request from D-3 to D-15 along North Douglas Highway 
B. USE2018 0003: A Conditional Use Permit for a year-round bed and breakfast 
C. USE2017 0006: A Conditional Use Permit for a Marijuana Cultivation Facility 

X. BOARD OF ADJUSTMENT 

XI. OTHER BUSINESS 

XII. STAFF REPORTS 

XIII. COMMITTEE REPORTS 

XIV. LIAISON REPORT 

XV. CONTINUATION OF PUBLIC PARTICIPATION ON NON-AGENDA ITEMS 

XVI. PLANNING COMMISSION COMMENTS AND QUESTIONS 

XVII. EXECUTIVE SESSION 

XVIII.ADJOURNMENT 
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Agenda 
Planning Commission 

Regular Meeting 
CITY AND BOROUGH OF JUNEAU 

Ben Haight, Chairman 
April 24, 2018 

ROLL CALL 

Ben Haight, Chairman, called the Regular Meeting of the City and Borough of Juneau (CBJ) 
Planning Commission (PC), held in the Assembly Chambers of the Municipal Building, to order 
at 7:00 p.m. 

Commissioners present: Ben Haight, Chairman; Nathaniel Dye, Percy Frisby, 
Dan Hickok, Dan Miller, Andrew Campbell, Carl Greene 

Commissioners absent: Paul Voelckers, Vice Chairman; Michael LeVine 

Staff present: Rob Steedle, CDD Director; Tim Felstead, Planner II; 
Robert Palmer, Assistant Municipal Attorney; 
Roger Healy, Director, CBJ Engineering and Public Works 

Assembly members: Beth Weldon 

REQUEST FOR AGENDA CHANGES AND APPROVAL OF AGENDA - None 

APPROVAL OF MINUTES 

A. March 13, 2018 Draft Minutes - Planning Commission Committee of the Whole 

B. March 13, 2018 Draft Minutes - Regular Planning Commission Meeting 

C. March 27, 2018 Draft Minutes - Regular Planning Commission Meeting 

MOTION: by Mr. Dye, to approve the Planning Commission Committee of the Whole March 13, 
2018, meeting minutes, the Planning Commission, March 13, 2018, regular meeting minutes, 
and the March 27, 2018, regular meeting minutes. 

The motion passed with no objection. 

I. 

II. 

III. 
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IV. PUBLIC PARTICIPATION ON NON-AGENDA ITEMS - None 

V. ITEMS FOR RECONSIDERATION - None 

VI. CONSENT AGENDA - Withdrawn 

CSP2018 0004: A proposal to lease a portion of the Develop Juneau Now 
property at the sub port for continued use as a parking lot. 

Applicant: City and Borough of Juneau 
Location: 300 Egan Drive 

VII. UNFINISHED BUSINESS - None 

VIII. REGULAR AGENDA 

CSP2018 0003: Planning Commission review of Fiscal year 2019 Capital 
Improvement Program 

Applicant: City and Borough of Juneau 
Location: Borough-wide 

Staff Recommendation 
It is recommended that the Planning Commission report to the Assembly that the CIP projects 
recommended for funding in FY2019 conform to the policies of the Juneau Comprehensive 
Plan. 

Mr. Felstead told the Commission that the CBJ prepares a revised six-year Capital Improvement 
Program (CIP) every year. The purpose of the Planning Commission review is to ensure the CIP 
is consistent with the goals of the Comprehensive Plan, he said. It guides the investment of 
public funds for maintenance and for acquisition of public infrastructure, facilities and 
equipment, he said. It is reviewed by the Assembly every February and April, said Mr. Felstead. 
It includes City Manager recommended priorities for the upcoming fiscal year, he said. 

Last year the Planning Commission formed a subcommittee to develop recommendations of 
priority projects which it would like to see funded, said Mr. Felstead. The Planning Commission 
identified four broad categories of potential capital improvements that are relevant to its 
review authority: 

 Housing 
 Community Vitality 
 Transportation 
 Sustainability 

The staff identified which projects they thought fit best with each category, said Mr. Felstead. 

PC Regular Meeting April 24, 2018  Page 2 of 12 



 

                                                                                                    

 

            
    

       
         
 

 
      

 
 

      
         

 
       

     
 

 
      

        
      

     
     

           
      
       

 
 

 
       

      
       

        
 
    

 
 

      
       

         
 

 
 
       

Housing 
 Develop incentive programs to promote desired housing development 
 Focus housing initiatives on the near-term on downtown, which the Commission 

identifies as underserved 
 Explore public/private mechanisms to help create new or renovated housing inventory 

with a focus on under-utilized facilities 

Community Vitality 
 Continue to focus on Willoughby district improvements, including a parking garage, 

waterfront and sea walk development, and integrated seasonal visitation opportunities 
 Strengthen the CBJ Land Management Plan including by working across CBJ 

departmental land designations to prioritize parcels for acquisition or disposal relative 
to CBJ and community needs, including housing, infrastructure and recreation 

 Initiate goals and actions from the Lemon Creek Area Plan to address the fact that 
Lemon Creek carries a disproportionate share of community industrial and service 
needs, with a deficit of public amenities like recreational areas, parks, trails, and 
community facilities 

Sustainability 
 Prioritize and enact recommendations from the Climate Action and implementation 

Plan and Juneau Commission on Sustainability Annual Report 
 Prioritize recycling and landfill diversion strategies, such as organic waste composting, 

and work toward waste volume reduction while long-term waste solutions are studied 

Specific objectives for each category include: 

Housing 
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Relevant portions of the approved CIP by the Assembly will be incorporated into its budget July 
1, 2018, said Mr. Felstead. The Planning Commission’s priorities remain similar to those 
forwarded to the Assembly for the 2018 CIP, said Mr. Felstead. Most of the priorities identified 
within the CIP are maintenance projects to maintain the infrastructure of the community, he 
noted. 

The categories and goals identified by the Planning Commission for the CIP are: 

Fund and maintain accessory apartment incentive grants program and implement a similar 
grant incentive program for the creation of apartments in larger mixed-use facilities, and either 
new or renovated units. Recent one percent sales tax funds may be an appropriate funding 
source. 

Housing 
Develop a home energy efficiency program with incentives to reduce electrical costs and 
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the CBJ housing officer, said Mr. Felstead. 
 To develop more housing in the downtown area the staff is examining the 

encouragement of housing opportunities in the downtown area, said Mr. Felstead. 

Community Vitality 
Adopt recommendations of the Lemon Creek Area Plan and implement a capital program to 
add recommended improvements. Of these improvements, a multi-model trail linking DZ 
middle school and Switzer Creek to the Pinewood neighborhood is seen as an important initial 
priority because it would create better neighborhood function and encourage ongoing citizen 
involvement with a visible first step. 

 A priority has been placed on the development of the Willoughby district by providing 
parking garages, and sea walk development. Money has been set aside for the sea walk 
development, said Mr. Felstead. Money has been set aside from previous funding years 
for parking in this area, said Mr. Felstead. 

 The Pederson Hill development is continuing and some lots within that subdivision are 
being developed and opened up for sale, said Mr. Felstead. 

 The Lemon Creek area has been developed as a focus area, especially to provide 
amenities for pedestrians. Some funding has been set aside for the Switzer Creek trail 
area network, said Mr. Felstead. Funding has just been provided for a park next to the 
River’s Edge condos in that area. 

Community Vitality 
Develop and implement a seasonal downtown circulator with simple on/off transit nodes that 
link primary pedestrian areas, including a specific emphasis on the Willoughby district. 

Sustainability 
Develop an electric vehicle charging plan for CBJ managed facilities and streets. All CBJ 
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improve housing affordability in Juneau. Many housing units rely on inefficient and costly 
electrical resistance baseboards for heat. Implement a program to provide assistance and 
incentives for homeowners and landlords to improve energy efficiency and to convert from 
electric resistance to alternate sources which would provide benefits to AEL&P, homeowners, 
and renters. 

 Money has been set aside to encourage affordable housing in Juneau implemented by 

construction and street projects should plan for and incorporate capital EV (Electric Vehicle) 
charging infrastructure. 

 The Juneau Commission on Sustainability participated in committee work to develop 
priorities, and a number of actions have been presented to continue with this objective. 
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 Adopt procedures and tracking software to monitor and report CBJ energy use and costs 
consistently across all departments and facilities. 

 Initiate a study of opportunities for organic waste composting. 
 Money has been set aside for Recycle Works along with other projects which are 

unfunded which were added, said Mr. Felstead. A formal application is being pursued 
with FEMA for additional mapping work.  

Commission Comments and Questions 
Mr. Frisby asked for the location of the Lemon Creek Park. 

This is for a larger portion of land located along the route to the prison, said Mr. Felstead. This 
land was set aside with the development of the River’s Edge condominiums, he added. 

Director of Engineering and Public Works 
Mr. Healy told the Commission he would present some details of next year’s funding for the 
CIP. He said Phase 2 of the Birch Lane improvements from Mendenhall to Dogwood include 
routine maintenance to reconstruct an existing roadway, and to improve drainage and replace 
utilities as needed. 

Mr. Healy said the issue he sees coming up is the determination that the existing street projects 
are in alignment with what the street standards are for development. Many of the streets fall 
into the category that calls for wider streets, said Mr. Healy. Those AASHTO standards call for 
lighting at intersections, and sidewalks on both sides. 

(The American Association of State Highway and Transportation Officials (AAASHTO) is 
a standards setting body which publishes specifications, test protocols and guidelines which are 
used in highway design and construction throughout the United States.) 

Also to be considered is what the neighborhood wants, such as no light shining in their 
windows. They don’t want their front yard being taken over by streetscape and they would like 
lower speed limits if possible, said Mr. Healy. 

Some of the projects coming up for FY 19 include the Birch Lane improvements with a 24 foot 
paved lane which would call for relocation of some utility poles, said Mr. Healy. Currently the 
funding for Birch Lane does not include sidewalks, said Mr. Healy. They are constructing one 
sidewalk south from Mendenhall Boulevard this year, said Mr. Healy. 

Routine maintenance to construct an existing roadway, improve drainage, and replace utilities 
as needed is scheduled for Columbia and Poplar in FY 19, said it Mr. Healy. Two sidewalks pose 
a problem with these roads because they narrow the roads and eliminate areas for snow 
storage, said Mr. Healy. It is also a tight right-of-way through Hospital Drive, noted Mr. Healy. A 
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River Road for 2020 would be an LID (Local Improvement District), said Mr. Healy. It would be a 
project with one sidewalk, he said. To put in another sidewalk and the lighting as proposed in 
the table, he said, it cost over $800,000 more for the project. 

Mr. Healy said Julep Street was constructed in about 1990, and that it is a street which could 
really use a sidewalk. 

The goal is to appropriate money July 1 (2018) for design in the late fall to early winter season 
and bid in February through April with construction commencing in the summer, said Mr. 
Healy. 

Commission Comments and Questions 
Mr. Dye asked if the waiver process takes care of the needed projects. 

Mr. Healy responded that the waiver process allows a waiver. It does address unique 
circumstances, he said. 

Mr. Hickok asked how costly speed bumps would be. 

Mr. Healy said that speed bumps are not necessarily that expensive, but that they are 
problematic. If they are being used the whole neighborhood should be considered, he said. The 
speed bumps installed on Riverside Drive succeeded in irritating the neighbors because they 
created a lot of cut-through traffic in adjacent streets, he said. 

Mr. Miller said that he did notice on Meander Way that the requirements of the title were 
different for reconstruction then they were for new construction. Reducing the requirements 
for a project on River Road would save over $800,000, said Mr. Miller. A private developer 
would not have that option, he said. When the developer has to spend over $800,000 they will 
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sidewalk is proposed that will make parking difficult, he said. 

Delta Drive off of Valley Boulevard is scheduled for FY 20, said Mr. Healy. He suggested keeping 
in mind snow storage and pedestrian use. He noted that is going to be a tight squeeze. The 
ditches on each side are currently used for snow storage, he said. Putting in just one sidewalk 
would still leave some room, he said. 

have to increase the costs of the lots they are going to sell to the public in order to recoup that 
money, he said. It could be argued, said Mr. Miller, that the $800,000 would benefit the citizens 
of Juneau whether it was money saved by the City or by a private developer. Mr. Miller said he 
is not at all opposed to the waiver system for CBJ projects, but that perhaps this system should 
also be applied for private developers so that citizens could benefit. 
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Mr. Dye said if the streets are working well and the neighbors are happy with them, then 
perhaps the Commission should review the Title 49 street standards to be more in line with the 
actuality of what is currently built in Juneau. 

Mr. Healy said in the past they have considered waivers and actually allowed reductions in 
sidewalk numbers for various developments when alternatives were proposed, if unusual 
circumstances prevailed such as terrain or things of that nature. 

Mr. Campbell asked Mr. Healy if he could provide a recommendation to the Commission on 
how they could circumvent the problems he foresaw coming before them. 

Mr. Healy said his general position is that the community collectively has been accomplishing 
good things. He said he felt the sidewalk requirement was envisioned for new development and 
that the waiver process is a good one to utilize as long as it recognizes that. The community has 
streets that are falling apart, said Mr. Healy. They want to keep in a good state of repair the 
existing streets, he said. 

Mr. Campbell said it appeared that most of the problems identified by Mr. Healy appeared 
when there was a requirement for sidewalks on both sides of the street. If the Commission 
could somehow create a blanket exemption that alleviated the requirement for sidewalks on 
both sides of the street if that would be helpful. 

Mr. Healy said he felt that when the City was trying to design a street that AASHTO provides 
one standard. It provides a lot of flexibility, and ultimately gives the design professional the 
duty to look at the context of the road. In some cases, two sidewalks are very appropriate, said 
Mr. Healy. 

Mr. Miller said that Meander Way was not designed to meet new construction standards, nor 
did it receive a waiver. He asked who reviewed the waiver process. 

Mr. Healy said this waiver process was just passed in March. 

Mr. Dye asked as current street standards are enacted and more sidewalks are built, if Mr. 
Healy foresaw a time when less projects could be accomplished because of the required 
standards. 

Mr. Healy said if they were building to a higher standard with more asphalt and more sidewalks 
and curbs and gutters, that it would cost more and have an impact on the budget. 

Mr. Dye asked if they need a lower street standard. 
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Mr. Healy said the table was written as an expectation for new development. They have 
implemented waivers in the past, he said. AASHTO provides flexibility, said Mr. Healy. You can 
design to an AASHTO standard and have a nine-foot lane if you want to, said Mr. Healy. He said 
for new development there should be an expectation from the community as to what that 
standard should be. 

Mr. Campbell said it sounded to him like their best hope moving forward was that Mr. Healy’s 
successor would have good creative writing skills. 

Chairman Haight said that he sensed that they were establishing the road requirements based 
upon ADT’s (Average Daily Trips). He said he felt it was also important to consider the needs of 
pedestrians when designing streets. There are areas close to schools with a considerable 
amount of pedestrian traffic, said Chairman Haight. That is an important consideration when 
considering waivers, said Chairman Haight. 

MOTION: By Mr. Miller, to recommend CSP 2018 0003 Capital Improvement Program to the 
Assembly as revised by the memorandum. 

The motion passed with no objection 

IX. BOARD OF ADJUSTMENT - None 

X. OTHER BUSINESS 

A. Department of Transportation Upcoming Projects 

Pat Carroll, Southcoast Region Preconstruction Engineer for Department of Transportation and 
Public Facilities told the Commission that the Southeast region has been changed to the 
Southcoast region, which includes Kodiak and the Aleutian Chain. Most of their projects are 
federally funded, with some projects including funds from the local and state levels. They have 
experienced a $44 million reduction in their overall budget since 2014, he explained, with a 
reduction of 542 positions state-wide since 2011, he said. Juneau’s maintenance group has lost 
three positions, with reduced overtime and commodities such as sand and gravel, he said. 

Individuals who want to keep abreast of current projects including any temporary road 
blockage or closures can go to the online resource called “Navigator” at: 
www.alaskanavigator.org 

Mr. Carroll informed the Commission of DOT’s current and pending projects for the next three 
years. Most of the projects he will be describing are about 90 percent federally funded, but the 
airport and highway maintenance is all general funded, he said.  State general funds have 
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received significant cuts in the past few years, he noted. 

DATE PROJECT COST COMPLETION 

2017 
Douglas Highway sidewalk extension 
Gastineau school to Crow Hill Drive funded by 
Safe Routes to Schools 

$415,000 

2017 
Street culverts rehabilitated mostly on Egan 
Drive in the vicinity of Fred Meyer 

$350,000 

2017 

Fritz Cove to Seaview, new curb, gutters and 
sidewalks on both sides of the road with 
highway lighting, turn lane and roundabout 
work 

$13.8 million Est. 8/31/2018 

Total work completed in Juneau for 2017 is about $14.5 million 

2018 
Southcoast region culvert repair with two on 
Douglas Highway and two on North Douglas 
Highway 

$375,000 None provided 

2018 
Egan Drive guard rail repair and replacement 
in various locations 

$370,000 None provided 

2018 

Main to 10th Street on Egan Drive includes 
addition of bike lanes with full repave of the 
corridor with wide sidewalks and some traffic 
reconfiguration between Willoughby Street and 
Main 

$10 million 2019 

2018 
Widening of road and sidewalk placement on 
west side on Industrial Boulevard 

$4 million 
includes City 
match 

2019 

2018 
Glacier Highway and Industrial Boulevard 
intersection improvements to be done in 
conjunction with above project 

$80,000 2019 

2018 

Egan Drive and Riverside intersection 
improvements widening of the road and 
relocation of the signal pole to better 
accommodate a U-turn 

$1 million None provided 

2018 
Douglas Highway slope stabilization to repair 
roads damaged in a landslide 

$500,000 None provided 

Approximately $16.5 million for 2018 

2019 

Auke Bay Ferry Terminal - modification to 
update the ferry terminal berth including utility 
modifications as well as new bathrooms, ticket 
counter and roof within the ferry terminal 

$3 million None provided 
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2019 
The stretch of road between Western Auto and 
the hospital will have 16 culverts lined 

None 
provided 

None provided 

2019 
On Old Glacier Highway from the Twin Lakes 
area to the old Walmart location will include a 
major refurbishment of this stretch of road 

$10 million None provided 

2019 

From old Walmart on Glacier Highway to the 
turn-off at Western Auto - sidewalks will be 
installed on both sides of the road with 
construction of a new roundabout at the 
Reninger Subdivision including signalization of 
the intersection at Davis 

None 
provided 

None provided 

2019 

Mendenhall Loop Road improvements funded 
by the state including improvement of the 
capacity of Mendenhall Loop Road from Nancy 
Street to the Back Loop Road with a potential 
of two new roundabout intersections located at 
Stephen Richards and Floyd Dryden. 

$11 million None provided 

Year 2020 and Beyond 

2020 

At Riverside Drive and Stephen Richards 
intersection there is a congestion mitigation 
project to improve the capacity at the junction 
of those two intersections 

$2 million 
includes City 
matching 
funds 

None provided 

2019 
2020 

Resurfacing project on Douglas Highway 
between 10th Street in Juneau proceeding 
Douglas Highway which may be split into two 
construction projects with the first half 
occurring in 2019 second-half occurring in 
2020 

None 
provided 

None provided 

None 
provided 

Egan Drive and Yandukin which is the Fred 
Meyer intersection - do not know the year at 
this time 

None 
provided 

None provided 

None 
provided 

Completion of the environmental impact 
statement for Juneau access 

None 
provided 

None provided 

XI. STAFF REPORTS 

Mr. Steedle told the Commission that the May 8th regular Planning Commission meeting has 
been canceled due to a lack of cases.  More cases have recently been presented to the Planning 
Department which will be addressed at future meetings, he noted. 

They propose to have an Auke Bay implementation meeting on May 8th starting at 5:30, said 
Mr. Steedle. 

That date did not work for the Commission members. 
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The mining ordinance is being revised by Ms. Mead and she believes that it can be matched 
with the Department of Natural Resources process. Mr. Steedle said they propose a COW on 
this issue on May 22, (2018) followed by a public hearing on June 26, (2018). 

They are developing the scope of work for the downtown plan and will be hiring a consultant to 
work with the community on vision. The CDD staff will be working on developing the strategic 
plan that will fall out of the vision-work which will be accomplished, said Mr. Steedle. 

The Director recruitment effort is continuing and there will be an assessment center which will 
likely be coming out May 24th and 25th , said Mr. Steedle. 

Mr. Palmer reported that last night the Assembly dismissed the second Granite Mountain 
appeal, so there are currently no Commission appeals in front of the Assembly. Granite 
Mountain voluntarily withdrew the appeal, noted Mr. Palmer 

XII. COMMITTEE REPORTS 

Mr. Dye said there is a big load of work before the Title 49 Committee and that it may be 
helpful for it to meet more than just 12 times of the year. They met last week and considered 
common wall subdivisions, said Mr. Dye. 

Mr. Miller added that he thought they made good progress on common wall subdivisions. 

XIII. LIAISON REPORTS 

Ms. Weldon reported that it is budget time and that the main focus of the Assembly is currently 
on the budget.  They did appropriate money as partial funding for the Valley Transit Center and 
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Mr. Miller said he could attend the meeting on that date, but that Mr. Voelckers would not be 
able to attend that meeting, and he felt that Mr. Voelckers was a key and crucial member of 
that committee. 

The Assembly will be hearing from the public and the applicant about the protest of the Auke 
Bay rezone Monday (April 30, 2018) at 5:00 p.m. in the chambers, said Mr. Steedle. 

the Rain Forest Recovery Center, said Ms. Weldon. The Mendenhall River LID for Meander Way 
was put on hold until the next Assembly meeting. The Hurlock property has been narrowed 
down to Alaska Legacy Partners and the City is working with them on that property. 

XIV. CONTINUATION OF PUBLIC PARTICIPATION ON NON-AGENDA ITEMS - None 
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XV. PLANNING COMMISSION COMMENTS AND QUESTIONS - None 

XVI. EXECUTIVE SESSION - None 

XVII. ADJOURNMENT 

The meeting was adjourned at 8:38 p.m. 
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Additional Materials 
Regular Planning Commission Meeting 

Assembly Chambers 
7:00pm 

Meeting Date: May 22, 2018 

1. Revised Agenda for 5/22/18 Meeting 

2. USE2018 0003: Staff Memo 

3. USE2017 0006: Public Comments 
a. Letter and comments sent from Todd Araujo on behalf of Granite 

Mountain Properties LLC 
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Agenda 

Planning Commission - Regular Meeting
City and Borough of Juneau

Ben Haight, Chair 

May 22, 2018
Assembly Chambers

7:00 PM 

I. ROLL CALL 

II. REQUEST FOR AGENDA CHANGES AND APPROVAL OF AGENDA 

III. APPROVAL OF MINUTES 

A. April 24, 2018 Draft Minutes - Regular Planning Commission 

IV. PUBLIC PARTICIPATION ON NON-AGENDA ITEMS 

V. ITEMS FOR RECONSIDERATION 

VI. CONSENT AGENDA 

A. USE2018 0005: A Conditional Use Permit for an accessory apartment on a non-conforming lot 
B. ADP2018 0001: Alternative Development Permit for reduced street side and rear yard setback 

to accommodate workshop space over an existing single-story garage 

VII. UNFINISHED BUSINESS 

VIII. REGULAR AGENDA 

A. AME2018 0002: A rezone of 4535 N. Douglas Highway from D3 to D15 
B. USE2018 0003: A Conditional Use Permit for a bed and breakfast 
C. USE2017 0006: A Conditional Use Permit for a Marijuana Cultivation Facility 

IX. BOARD OF ADJUSTMENT 

X. OTHER BUSINESS 

XI. STAFF REPORTS 

XII. COMMITTEE REPORTS 

XIII. LIAISON REPORT 

XIV. CONTINUATION OF PUBLIC PARTICIPATION ON NON-AGENDA ITEMS 

XV. PLANNING COMMISSION COMMENTS AND QUESTIONS 

XVI. EXECUTIVE SESSION 

XVII. ADJOURNMENT 



 

   

  

  
  

   

    

            
                

        
    

       

  
    

     
   

    

  
         

        
 

   
      

      
      

     

     

CITY AND BOROUGH OF 

JUNEAU 
ALASKA'S CAPITAL CITY 

COMMUNITY DEVELOPMENT 

(907) 586-0715 
CDD_Admin@juneau.org 

www.juneau.org/CDD 
155 S. Seward Street • Juneau, AK 99801 
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MEMORANDUM 

DATE: May 22, 2018 

TO: Planning Commission 

FROM: Amy Liu, Planner 
Community Development Department 

CASE NO.: USE2018 0003 

SUBJECT: Correction regarding public land 

The staff report for USE2018 0003 incorrectly refers to a 30 foot wide public park easement noted on 
the 1989 Spruce Point Estates Plat. This easement does not exist and is a separate lot that does not 
abut the subject property. However, the beach along the waterfront still remains public land per State 
Policy on Navigability. 

II. Legal and Policy Guidelines Governing Management of Submerged Lands and Public Waters 

Public Waters 
(c) Ownership of land bordering navigable or public waters does not grant an exclusive right to the 
use of the water and any rights of title to the land below the ordinary high water mark are subject to 
the rights of the people of the state to use and have access to the water for recreational purposes or 
any other public purposes for which the water is used or capable of being used consistent with the 
public trust. 

Obstructions to Navigable Water 
(d) Free passage or use of any navigable water includes the right to use land below the ordinary 
high water mark to the extent reasonably necessary to use the navigable water consistent with 
the public trust. 

Boundaries of Navigable Waters 
2. Tidal Water Boundaries - The boundary between tidal water bodies and private/public owned 
uplands is the Mean High Water Line. Mean high water line as defined by 11 AAC 53.900(15) is: 
The tidal datum plane of the average of all the high tides, as would be established by the 
National Geodetic Survey, at any place subject to tidal influence. 

Given these policies, staff’s findings for USE2018 0003 are unchanged. 
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LAW OFFICES OF 

SIMPSON, TILLINGHAST, SORENSEN &SHEEHAN, P.C. 

ONE SEALASKA PLAZA, SUITE 300 JUNEAU, ALASKA 99801 
TELEPHONE: 907-586-1400 FAX: 907-586-3065 

May 18, 2018 

Via email only: pc_comments@juneau.org 

Community Development Department 
City & Borough of Juneau 
155 S. Seward Street 
Juneau, AK 99801 

Re: Application for Conditional Use Permit 
Case No.: USE2017 0006 
Parcel No.: 5B1201300050 

To Whom It May Concern: 

Please accept the enclosed comments submitted on behalf of my client, Granite Mountain 
Properties Limited Liability Company (“GMP”). This submission relates to the Planning 
Commission’s public hearing scheduled for May 22, 2018, wherein the Commission will consider an 
application for a conditional use permit for a marijuana cultivation facility in an industrial zone - File 
No. USE2017 0006. 

Sincerely, 
SIMPSON, TILLINGHAST, SORENSEN & SHEEHAN, P.C. 

Todd J. Araujo 

Enclosure 

E. BUDD SIMPSON  JON K. TILLINGHAST (OF COUNSEL)  JAMES J. SHEEHAN 
KRISTEN P. MILLER  TODD J. ARAUJO 

mailto:pc_comments@juneau.org
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Seattle Suite 310 F 206.623.5731 
Seattle, WA 98101 www.irr.com 

Appraiser’s Response to Staff Report 

Staff is misleading when they state the Surrounding Land Uses. The properties to the north 
and south are correctly stated as commercial use. The properties located to the east and 
west, while having separate addresses and tax parcel id numbers, are owned by Dennis and 
Linda Mayer (as is the proposed marijuana cultivation property). All three of these 
properties are currently being used as part of a mini-storage operation and would therefore 
be considered as one use/one property. There is a chain link fence that surrounds all three 
of these parcels, and no fencing between the parcels. The property adjacent to the mini-
storage operation to the east is owned by Behrends Living Trust and is currently being used 
for open storage. The property adjacent to the mini-storage to the west is the Vital 
Statistics building, owned by Granite Mountain Properties. 

The Staff Report indicates that ventilation and filtration/odor will be addressed by the 
development and further indicates that the Community Development Department has not 
received “any odor complaints for any of the operating cultivation facilities.” The fact is that 
there is no fail-safe filtration/odor system. The statement that the Department has received 
no odor complaints does not mean that there will not be complaints in the future. The 
Department and the applicant have not addressed what measures are taken to prevent odor 
emissions during power outages. Sewer lift stations also have filtration to eliminate odors; 
however, no municipality engineer or contractor will guarantee that a lift station will never 
emit odors, because it is simply not possible to eliminate all odors. 

Further, Attachment E, the Assessor’s report to Staff, states under 1) that “Buildings used 
for growing marijuana are easy to spot – many are distinguished by extra lights and security 
cameras. But ‘I wouldn’t have to point it out,’ said Brian Vicente, a partner at Vicente 
Sederberg, a Denver law firm that specializes in marijuana issues. ‘You can smell it.’” Even 
the CBJ Assessor recognizes that cultivation operations can emit foul odors. 

The CBJ Assessor indicated that marijuana-related uses do not appear to have an impact on 
surrounding property values; however, in her report to Staff, the Assessor only provided 
information which supports the fact that the properties which benefit from marijuana 
related uses are only those properties that contain these uses. There is nothing in the 
Assessor’s report which addresses the effect of proximity to a marijuana related use on 
surrounding properties in a thriving residential, commercial, or industrial area. 
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In addressing specific concerns from the appraisal report, the Assessor states that the 
criminal element is the reason for the extra security, and that typical cultivation operations 
do not operate as retail outlets for several reasons. The Assessor seems to think that, as a 
cultivation operation rather than a retail outlet, there would be no cash or other valuable 
assets on the premises which would attract a criminal element. Nothing could be further 
from the truth. The cultivation business has been shown to have tens, if not hundreds of 
thousands of dollars in cash on hand, especially when they are harvesting and selling their 
product. 

Cash is not the only thing that thieves are looking to steal – on December 20, 2017, the 
Anchorage Daily News reported “$150,000 worth of marijuana stolen from Anchorage 
cannabis grow.” The thieves used a sledgehammer to try to break locks off gates.  They 
eventually smashed a bullet proof glass window and entered the building, stealing “a 
significant amount of the business’ product.” In December 2016, masked assailants beat 
and robbed a marijuana grower in Jackson County, Oregon, breaking his nose and leaving 
him with black eyes. They filled a rented U-Haul truck with hundreds of pounds of 
harvested marijuana and took off. The grower was hospitalized for several days. In 
September 2016, three people, armed with handguns, got away with cash and marijuana in 
Kalamazoo, MI. 

The Assessor appears to have misunderstood the appraiser’s concern regarding insurance. 
A security deposit or a bond would not provide any protection to neighboring properties 
should a fire, flood, or other damage occur, originating from the cultivation property. 
Insurers are Federally regulated; therefore, they would be prohibited from insuring the 
Mayer property (including, presumably, the other two buildings located on the property), 
because marijuana cultivation is still an illegal activity at the Federal level. This leaves not 
only the Mayers, but also their neighbors exposed to significant risk should there be a fire, 
flood, or other damage created by the marijuana cultivation facility. 

The appraiser’s determination of highest and best use was questioned by Staff. The fact of 
the matter is that the neighborhood is primarily developed with commercial uses. 
Therefore, a zoning change would likely be granted for the property upon request. The 
Appraisal of Real Estate, 13th Edition, states: “In investigating the reasonable probability of 
a zoning change, the appraiser must consider trends and the history of zoning requests in 
the market area as well as documents such as the community’s comprehensive plan.” 

The only true industrial uses in the neighborhood are the Alaskan Brewery and the recycling 
yard. The Mayer mini-storage would be allowed in the general commercial zone, as well as 
the industrial zone. The Costco and Home Depot retail stores are more commonly found in 
general commercial zones and Use 2.200 would not allow either of these to be located in 
the industrial zone without a conditional use permit. Similarly, Use 9.050 would require a 
conditional use permit for the recently developed automobile dealership located in the 
neighborhood. There are many examples where the CBJ Planning Commission has granted 
conditional use permits in the Lemon Creek neighborhood, thereby changing the character 
from industrial to a more commercial neighborhood. Staff’s statement that office uses are 
not allowed in the industrial zone is in direct conflict with the fact that there are several 
office uses located in the Lemon Creek neighborhood, which is zoned industrial. 
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The CBJ Community Development staff report on the rezone of the Honsinger Pond 
property noted that much of the industrial zoned land in Lemon Creek had been developed 
with non-industrial, i.e., commercial, land uses that created a demand for newly zoned 
industrial lands. This supports the appraiser’s opinion that the Vital Statistics land, as 
vacant, would be permitted to be developed with an office building. Further, because the 
land is encumbered with a lease to the State of Alaska, Vital Statistics, the use is limited to 
construction of a building conforming to the lease requirements. 

In summary, there is an elevated ownership risk relative to the neighboring Vital Statistics 
property if the marijuana cultivation facility is allowed to operate in the Mayer’s building. 
The Vital Statistics property may see a significant decline in value, which may be the result 
of an atypically elongated marketing time or a declining sales price. 



  

  

   
  

    

       
     

 

     

     

   

      

  

   

     
   

  

  

     

   

   
 

CITY AND BOROUGH OF 

EAU 
ALASKA 'S CAPITAL CITY 

COMMUNITY DEVELOPMENT 

(907) 586-07 15 
CDD_Admin@juneau.org 

www.juneau.org/CDD 
155 S. Seward Street • Juneau, AK 99801 

Packet Page 21 of 416 

DATE: May 9, 2018 

TO: Planning Commission 

FROM: Allison Eddins, Planner 
Community Development Department 

CASE NO.: USE2018 0005 

PROPOSAL: A Conditional Use Permit to approve an accessory apartment on 
an under-sized (non-conforming) lot 

GENERAL INFORMATION 

Applicant: Alan Wilson and Sydney Mitchell 

Property Owner: Alan Wilson and Sydney Mitchell 

Property Address: 504 E Street 

Legal Description: Douglas Townsite, Block 11, Lot 6 

Parcel Code Number: 2D040T110012 

Site Size: 5,000 sq. ft. 

Comprehensive Plan Future Urban Low Density Residential 
Land Use Designation: 

Zoning: D5 

Utilities: City water & sewer 

Access: E Street and 5th Street 

Existing Land Use: Single family residential 

Surrounding Land Use: North - D5/Single family residential 
South - D5/Single family residential 



 
    

 
   

 
 

 

 

    

   

  

    

  

        
        

            
        

    

j. 0 200 400 600 800 1000 1200 1400 1600 1800 2000 Feet 
N '-'-----''-------'-l'-------1-lL_I__...JL...___....L-_l 

Packet Page 22 of 416 

Planning Commission 
Case No.: USE 2018 0005 
May 9, 2018 
Page 2 of 7 

East - D5/Single family residential 
West - D5/Single family residential 

VICINITY MAP 

ATTACHMENTS 

Attachment A – Permit Applications 

Attachment B – Site Plan 

Attachment C – Floor Plan 

Attachment D – Public Notice 

PROJECT DESCRIPTION 

The applicant requests a Conditional Use Permit for the development of an accessory 
apartment on an under-sized lot in a D5 zoning district, where the minimum lot size is 7,000 
square feet. The subject lot is 5,000 square feet, and the existing home is 1,917 square feet in 
net floor area. A portion of the existing home would be converted into a 587 square foot, one 
bedroom, accessory apartment in accordance with CBJ 49.25.510. 
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Planning Commission 
Case No.: USE 2018 0005 
May 9, 2018 
Page 3 of 7 

CBJ 49.25.510 Special density consideration 
(k) Accessory Apartments – No person shall construct or maintain an accessory apartment 

except in accordance with a permit issued under this section. 
(2) Approval Standards 

(E) Single family detached accessory apartment approval 
(ii) The commission may approve, with a conditional use permit, an accessory 

apartment application if all of the requirements of this section are met: 
(a) The application is for an efficiency or one-bedroom unit that does not exceed 

600 square feet in net floor area, is equal to or less than 50% of the primary 
dwelling unit’s net floor area, and is less than the minimum lot size. 

The proposed accessory apartment meets these special density requirements. 

BACKGROUND 

The existing home was constructed in 1914, and the subject lot was platted in 1936 as part of 
the Douglas Townsite Subdivision. The City of Douglas adopted a Planning and Zoning 
Ordinance and a zoning map in 1959 that showed the subject lot zoned R1. The minimum lot 
size for the R1 zoning district was 5,000 square feet. In 1987, the lot was re-zoned to D5 making 
the lot size legally non-conforming. The existing home is encroaching into the 20’ front yard 

5thsetback along Street. The home is setback 13’ from the front lot line. This setback 
encroachment is also legally non-conforming. All other D5 setback requirements are met. 

ANALYSIS 

Project Site – The subject lot is located on the southeast corner of E Street and 5th Street in the 
Douglas Townsite Subdivision. The lot is in a D5 zoning district and is categorized as Urban/Low 
Density Residential (ULDR) in the Comprehensive Plan. ULDR is defined as: 

Lands 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 six units per acre. 
Any commercial development should be of a scale consistent with a single-family 
residential neighborhood, as regulated in the Table of Permissible Uses (CBJ 49.25.300). 

Project Design – The applicant is proposing to convert the existing basement into a 587 square 
foot accessory apartment. The apartment will be accessed via a door on the east side of the 
home along 5th Street and the main dwelling unit will be accessed from the south side of the 
building along F Street. 

CBJ 49.25.510 has a number of requirements for accessory apartment approval. The 
development must: 
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Planning Commission 
Case No.: USE 2018 0005 
May 12, 2018 
Page 4 of 7 

• Meet minimum building setbacks 

• Not exceed maximum lot coverage limits 

• Meet minimum vegetative cover requirements 

• Meet minimum parking requirements 

As discussed above, the home was built in 1914, and the existing substandard setback along the 
front lot line is legally non-conforming. Street side, side and rear yard setbacks are met. The D5 
zoning district allows maximum lot coverage of 50% and has a minimum vegetative cover 
requirement of 20%. The existing lot coverage is 40%. No new floor area will be added to the 
building, therefore there will be no change in existing lot coverage. A combination of aerial 
images and a recent site visit confirmed that the minimum vegetative cover is met. Parking is 
discussed below. 

Parking and Circulation – Single-family dwelling units are required to have two off-street 
parking spaces, and an accessory apartment is required to have one off-street parking space. 
According to CBJ 49.40.210, spaces perpendicular to an aisle or right of way must be 8.5 feet by 
17 feet and parallel spaces must be 22 feet by 6.5 feet. The applicant has provided a site plan 
that shows the lot can provide three off-street parking spaces (See Attachment B). A recent site 
visit confirmed that the parking area off F Street has sufficient room for two vehicles to pull 
straight in and park. The parking area off 5th Street is approximately 30 feet long and 13 feet 
deep, providing sufficient space for one vehicle to parallel park. 

Exterior Lighting - The existing home has minimal exterior lighting. There is currently a small 
light fixture at both the eastern and southern doors. All of the existing light fixtures shine down 
away from neighboring properties and the public right-of-way. The proposed project will not 
add light fixtures to the home’s exterior. 

Traffic – According to the Trip Generation Manual, published by the Institute of Transportation 
Engineers, a single family home generates an average of 9.52 vehicle trips per day and an 
apartment generates an average of 6.65 trips per day. The addition of 6.65 average vehicle trips 
per day is expected to have a minimal impact on the neighborhood. 

Noise – Construction noise for this project should be minimal since most of the work will take 
place inside the home. It would not be uncommon, however, for some of the work to take 
place outdoors, i.e. cutting frame work or tile. The neighborhood is fairly dense and the nearest 
neighbor is only 14 feet away. Staff recommends as an advisory condition that the applicant be 
aware of CBJ 42.20.095 regulation regarding noise restrictions. 

Public Health or Safety – There is no evidence that this project will have any negative impacts 
to public health and safety. The CBJ Building Department, General Engineering, and Capital City 
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Planning Commission 
Case No.: USE 2018 0005 
May 9, 2018 
Page 5 of 7 

Fire and Rescue have reviewed the application and have no concerns. Appropriate permits will 
ensure the apartment meets required codes. 

Habitat – There are no regulated habitats near the project site. 

Property Value or Neighborhood Harmony – In the neighborhood there are three properly 
permitted accessory apartments within 200 feet of the subject property. Available evidence 
indicates that property values will not be affected, and the proposed use is in harmony with the 
surrounding neighborhood. No public comments against the proposal have been received at 
the time of writing this report. If this application is approved, the applicant will apply for a 
building permit that would allow the basement to be converted. All relevant building and land 
use codes must be met prior to receiving a certificate of occupancy. 

Conformity with Adopted Plans – Chapter 3 of the 2013 Comprehensive Plan provides 
guidance on community form and development patterns. Policy 3.2 specifically addresses 
compact urban development. 

POLICY 3.2 TO PROMOTE COMPACT URBAN DEVELOPMENT WITHIN THE DESIGNATED URBAN 
SERVICE AREA TO ENSURE EFFICIENT UTILIZATION OF LAND RESOURCES AND TO FACILITATE 
COST EFFECTIVE PROVISION OF COMMUNITY SERVICES AND FACILITIES WHILE BALANCING 
PROTECTION OF NATURAL RESOURCES, FISH AND WILDLIFE HABITAT AND SCENIC CORRIDORS 

The Douglas Townsite Subdivision is connected to city utilities and is within the Urban Service 
Area. The apartment will be in a well-established neighborhood and will not negatively impact 
natural resources or habitats. 

Chapter 4 of the 2013 Comprehensive Plan addresses housing priorities for the Borough. Policy 
4.2 specifically addresses the need for a variety of housing types. 

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, 
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Planning Commission 
Case No.: USE 2018 0005 
May 9, 2018 
Page 6 of 7 

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 conditional use permit complete? 

Yes. Staff finds the application contains the information necessary to conduct a full review 
of the proposed project. CDD followed the review procedures as laid out in CBJ 49.15.330 
(d). The application submittal and review fees conform 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 
proposed use is listed at CBJ 49.25.300, Section 1.130 for single family detached dwelling 
unit with an accessory apartment in a D5 zoning district. 

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 May 11, 2018 and May 21, 2018 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. The proposal meets 
the requirements of CBJ 49.25.510. 
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Planning Commission 
Case No.: USE 2018 0005 
May 12, 2018 
Page 7 of 7 

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

No. Based on the above analysis, there is no evidence that suggests the development of a 
587 square foot accessory apartment on a 5,000 square foot lot will materially endanger the 
public health or safety. 

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

No. Based on the above analysis, there is no evidence that suggests the development of a 
587 square foot accessory apartment on a 5,000 square foot lot will substantially decrease 
the value of or be out of harmony with the property in the neighboring area. 

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

Yes. Based on the above analysis, the proposed development of an accessory apartment 
that is 600 square feet or less on an under-sized lot is found to be in general conformity 
with the land use code and the Comprehensive Plan. 

Per CBJ 49.70.900 (b)(3), General Provisions, the Director makes the following Juneau Coastal 
Management Program consistency determination: 

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

N/A 

RECOMMENDATION 

It is recommended that the Planning Commission adopt the Director's analysis and findings and 
grant the requested Conditional Use Permit. The permit would allow the development of an 
accessory apartment on an under-sized lot in a D5 zoning district. 

The approval is subject to the following conditions: 

1. Staff recommends as an advisory condition that the applicant be aware of CBJ 42.20.095 
regulation regarding noise restrictions. 
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Project Description 

PROPERTY LOCATION 
Street Address 

5l:' p- 5,/-
Legal De.scrlptlon(s) of Parcel(s) 

Assessor's Parcel Number(s) 

Work Phone: 
~7~.32-£:J 

Other Contaol Phone Number(s): 

LANDOWNER/ LESSEE CONSENT .... Required for Planning Permits, not needed on Building/ Engineering Permits .... 
I am (we are) lhe ow y subject to this application and I (we) consent as follows: 

A. This 
B. I 

ivH review for development on my (our) property is made with my complete understanding and permission. 
employees of the City and Borough of Juneau to inspect my property as needed for purposes of this 

X 
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 
Contact Person: Work Phone: 

Home Phonc: Fax Number: 

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

X 

Building/Grading 
Permit 

City/State 
Pro·cct Review and Cit Land Action 

Inquiry Case 
Fee In Lieu, Letter of ZC, Use Not Listed 

Mining Case 
Small, Lar e, Rural, Extraction, Exploration 

Sign Approval 
If more than one, fill in all a plicablo ennlt /l's) 

Subdivision 
(Minor, Ma'or, PUD, St. Vacation, SL Name Chan e) 

Use Approval (Allowable, Conditional, Cottage Housing, 
Moblle Home Parks Acccsso A artment 

Variance Case 
De Minimls and alt other Variance case 

Wetlands 
Permits 

Zone Change 
A lication 

Other 
Descrrbe) 

-•Public Notice Sign Form filled out and In the file. 
Comments: 

Date of Application 

' Ap' licatlon Number s 

NOTE: DEVELOPMENT PERMIT APPLICATION FORMS MUST ACCOMPANY ALL OTHER COMMUNITY DEVELOPMENT DEPARTMENT APPLICATIONS 
l:\FORMS\2010 Annlir.afinn,: 
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ALLOWABLE/CONDITIONAL USE PERMIT APPL/CATION 
Project Number Project Name (15 characters) Case Number Date Received 

lJ Se 2c \'(C) oo S 

•
1 TYPE OF ALLOWABLE OR CONDITIONAL USE PERMIT REQUESTED 

[g/ Accessory Apartment,.,.* (AAP) 0 Driveway in Right-of-Way (ADW) 

D Use Listed in §49.25.300 (USE) 
(Table of Permissible Uses) 

Please list the Table of Permissible Uses Category: _C.~L--~~ "::>~-------------­
***An Accessory Apartment Application will also be required. 

DESCRIBE THE PROJECT FOR WHICH AN ALLOWABLE OR CONDITIONAL USE APPROVAL IS 
NEEDED. . .ftcce..&~ cyp0-rf-rr-env C¥l ~ ws - Slv-J.t:.rd / of-

IS THIS A MOD/FICA TION OF AN EXISTING APPROVAL? ~ NO □ YES- case# _____ _ 

CURRENT USE OF LAND OR BUILDING(S): ::,(h,b L ~ ~L 11 ct~/ t f , 7 

UTILITIES PROPOSED: WATER: 0 Public D On Site SEWER: On Site 

SITE AND BUILDING SPECIFICS: 

Total Area of Lot 5 Qif() square feet Total Area of Existing Structure(s) _ _____ square feet 

Total Area of Proposed Structure(s) 5 !'1. a 5"'square feet 

Existing to remain D No D Yes - Provide fixture information, cutoff sheets, and location of lighting fixtures 

Proposed D No D Yes - Provide fixture information, cutoff sheets, and location of lighting fixtures 

PROJECT NARRATIVE AND SUBMITTAL CHECKLIST: 

D Site Plan 

D Floor Plan of proposed buildings 

D Elevation view of existing and proposed buildings 

D Proposed Vegetative Cover 

D Existing and proposed parking areas (including 
dimensions) and proposed traffic circulation 

D Existing Physical Features of the site (drainage, 
habitat, hazard areas, etc.) 

For more information regarding the 
permitting process and the submittals 
required for a complete application, 
please see the reverse side. 

ALLOWABLE/CONDITIONAL USE FEES 
Fees Check No. Receipt Date 

If you need any assistance filling out 
this form, please contact the Permit 
Center at 586-0770. 

Application Fees 

Admin. of Guarantee 

Adjustment 

Pub. Not Sign Fee 

Pub. Not Sign Deposit 

Total Fee 

$ 

$ 

$ 

$ 

$ 

$ 

NOTE: MUST BE ACCOMPANIED BY DEVELOPMENT PERMIT APPLICATION FORM 

Revised July 2015• /:\FORMS\2015 Applications Page 1 of2 
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ACCESSORY APARTMENT APPL/CATION 
Project Number Project Name (15 characters) Case Number Date Received 

AAPz_ol'bDoo3 OC(/ 13/tol l 

DESCRIBE THE ACCESSORY APARTMENT: 

I c{M_~c-:.rf ~r~J,,f</ 

J 
htZ. ~ ~µJ ,,;,<.+ d::Z -/4 ./'i",ll'..,.,.- /M- /4.v- 4!..d,_r4.r•.f.~-u"~~ r 

f- TYPE OF ACCESSORY APARTMENT 
~ 

Q--Attached to or Within a Single-Family Dwelling D Associated With a Detached Garage C:.) 

:J 
a. D Within a Two-Unit Common-Wall Dwelling D Not Affiliated with Another Structure (Stand alone) ~ 
w 
i!: AREA OF APARTMENT ~ 
0 Net Floor Area Sf/7.7s square feet 

~ Areas common to more than one dwelling unit including entry ways, furnace rooms, laundry rooms, and interior stairways are not be 
..J 

g included in the computation of net floor area. 

0 PARKING UJ 

t/ f' Ill 
0 Existing Spaces Proposed Total Spaces 
t-

(Parking dimensions must be a minimum of 8.5' X 17', and each parking space must be drawn to scale on the site plan.) 

SITE INFORMATION 

ZONING DISTRICT lJ.-.r UTILITIES AVAILABLE 

MINIMUM LOT SIZE (§49.25.400) '?()04 WATER: [j'Publlc □ On Site 

ACTUAL LOT SIZE**** S-t:)CIU SEWER: , 0' Public □ On Site••-

****Applicants please note that If the Actual Lot Size Is less than the Minimum Lot Size required, the Accessory Apartment 
must be reviewed through the Conditional Use Permitting Process. -
Permitting Process: □ Departmental Review □ Planning Commission 

Fees (Departmental Approval) Fees Check No. Recel~t No. Date 

Application Fees See Building Permit 

Fees (Conditional Use Permit) 

Application Fee ~ sSO ,CO 

Public Notice Sign Fee ~ ~o .ot9 

Public Notice Sign Deposit ~ t 00,oo 

Total ~ Sa::> ~oo ('Y) I Sl-/42.J oCJ./_J J/_201 r 
For more information regarding the permitting process and the submittals required for a complete application, please see 
the reverse side. 

If you need anv assistance fillinQ out this form, please contact the Permit Center at 586-0770. 

NOTE: MUST BE ACCOMPANIED BY DEVELOPMENT PERMIT APPLICATION FORM 

Revised July 14, 2015-1:\FORMS\2015 Appl/cations Page 1 of 2 
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Attachment C: Floor Plan
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* CITY AND BOROUGH OF 

JUNEAU 
LASKA'S CAPITAL CITY 

N 1000 1200 1400 1600 1800 2000 Feet 

155 S. Seward Street Juneau, Alaska 99801 

TO: 

Invitation to Comment 

Your Community, Your Voice 
On a proposal to be heard by the CBJ Planning Commission 

504 E Street 
Proposed accessory 

apartment 

5th STREET 

E
ST

REE
T 

3rd STREET 

Packet Page 34 of 416 

Anapplicationhasbeensubmittedforconsiderationandpublichearingbythe 
PlanningCommissionforaConditionalUsePermitforanaccessoryapartment 
onanon-conforminglot locatedat504EStreet inaD5zone. 

The results of 
the hearing 
will be posted 
online. 

Staff Report expected to be posted Monday, May 14 at 

https://beta.juneau.org/assembly/assembly-minutes-and-agendas 

Find hearing results, meeting minutes and more here as well. 
T I M E L I N E 

You may testify and bring 
up to 2 pages of written 
material (15 copies) in City 
Hall’s Assembly Chambers, 

Comments received during 
this period will be sent to the 
Planner, Allison Eddins, to be 
included in the staff report. 

Comments received during this period 
will be sent  directly to Commissioners 
to read over the weekend in 
preparation for the hearing. 

May 1 through 12 noon, Friday, May 18 Now through April 30, 2018 
HEARING DATE & TIME 

7:00 pm, May 22, 2018 
May 23 

Phone: (907)586-0715  Email: pc_comments@juneau.org 
Mail: Community Development, 155 S. Seward St, Juneau AK 99801 

Printed April 25, 2018 

155 S. Seward St., Juneau. 

Case No.: USE2018 0005 
Parcel No.: 2D040T110012 
CBJ Parcel Viewer: http://epv.juneau.org 

Attachment D: Public Notice

mailto:pc_comments@juneau.org


   

 

 

 

           

 

 

 
 

 

 

 

 

 

            
           

             

  
  

  

 
 

 

   

 

  
 

  
 

   

 

    
         

 

  
 

 

 

 

  
  

 

 

 

* CITY AND BOROUGH OF 

JUNEAU 
LASKA'S CAPITAL CITY 

N 1000 1200 1400 1600 1800 2000 Feet 

155 S. Seward Street Juneau, Alaska 99801 

TO: 

Invitation to Comment 

Your Community, Your Voice 
On a proposal to be heard by the CBJ Planning Commission 

504 E Street 
Proposed accessory 

apartment 

5th STREET 

E
ST

REE
T 

3rd STREET 
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Anapplicationhasbeensubmittedforconsiderationandpublichearingbythe 
PlanningCommissionforaConditionalUsePermitforanaccessoryapartment 
onanon-conforminglot locatedat504EStreet inaD5zone. 

The results of 
the hearing 
will be posted 
online. 

Staff Report expected to be posted Monday, May 14 at 

https://beta.juneau.org/assembly/assembly-minutes-and-agendas 

Find hearing results, meeting minutes and more here as well. 
T I M E L I N E 

You may testify and bring 
up to 2 pages of written 
material (15 copies) in City 
Hall’s Assembly Chambers, 

Comments received during 
this period will be sent to the 
Planner, Allison Eddins, to be 
included in the staff report. 

Comments received during this period 
will be sent  directly to Commissioners 
to read over the weekend in 
preparation for the hearing. 

May 1 through 12 noon, Friday, May 18 Now through April 30, 2018 
HEARING DATE & TIME 

7:00 pm, May 22, 2018 
May 23 

Phone: (907)586-0715  Email: pc_comments@juneau.org 
Mail: Community Development, 155 S. Seward St, Juneau AK 99801 

Printed April 25, 2018 

155 S. Seward St., Juneau. 

Case No.: USE2018 0005 
Parcel No.: 2D040T110012 
CBJ Parcel Viewer: http://epv.juneau.org 

mailto:pc_comments@juneau.org
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USE 2018-0005 - Conditional Use 
Permit for an accessory apartment on 
an undersized lot. 

CBJ Planning Commission Presentation 

May 22, 2018 

Vicinity Zoning Map USE2018 0005 

..l_ CtTY'80ROUGH OF JUNeAU 

• • AlASKA'S CAPITAL CITY 

AAP2015 0023

bject parcel 

D5 

1 
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Vicinity Map USE2018 0005 

Subject parcel
Subject Lot 

Photo of current homeUSE2018 0005 

Entry for apartment 

1 parallel parking space for 
apartment 

5th Street 

 

 

AAP2015 0023

AAP2015 0023

2 
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Photo of parking spacesUSE2018 0005 

Entry for main house 

2 parking spaces for 
main house off E St. 

 

AAP2015 0023

AAP2015 0023 Proposed design USE2018 0005 

3 



Proposed design USE2018 0005 

RecommendationUSE2018 0005 

AAP2015 0023

AAP2015 0023
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Staff recommends approval of the 
requested Accessory Apartment Permit with 
the advisory condition in Staff report: 

1. Applicant should be aware of CBJ 
42.20.095 regulation regarding noise 
restrictions. 

4 



Planning Commission 
(907) 586-0715 

PC_ Comments@juneav.org 
www.juneau.org/plancomm 

155 S. Seward Street • Juneau, AK 99801 

PLANNING COMMISSION 
NOTICE OF DECISION 

Date: 

Case No.: 
March 29, 2018 

USE2018 0002 

Building Pros Inc. 

P .0. Box 32098 

Juneau, AK 99803 

Proposal: 

Property Address: 

Legal Description: 

Parcel Code No.: 

Hearing Date: 

Conditional Use application to allow an encroachment of approximately 8 feet 

into the rear yard setback on parcels adjoining CBJ-owned land. 

Airport Boulevard 

Lots 6A, 7 A, 8Al, Block L, Valley Centre Greenbelt 

581501090020;5B1501090030;5B1501090041 

March 27, 2018 

The Planning Commission, at its regular public meeting adopted the analysis and findings listed in the 

attached memorandum dated March 12, 2018 and approved the an encroachment of approximately 8 

feet into the rear yard setback on parcels adjoining CBJ-owned land to be conducted as described in the 

project description and project drawings submitted with the application and with the following 
conditions: 

1. A minimum four foot high fence must be installed along the rear property lines to prevent 

future encroachments onto the abutting CBJ-owned land. 

Attachments: March 12, 2018, memorandum from Jill Maclean, AICP Senior Planner, Community 

Development, to the CBJ Planning Commission regarding USE2018 0002. 

This Notice of Decision does not authorize construction activity. Prior to starting any project it is the 
applicant's responsibility to obtain the required building permits. 

Packet Page 40 of 416 



Building Pros Inc. 

Case No.: USE2018 0002 

March 29, 2018 

Page 2 of 2 

This Notice of Decision constitutes a final decision of the CBJ Planning Commission. Appeals must be 

brought to the CBJ Assembly in accordance with CBJ 01.50.030. Appeals must be filed by 4:30 P.M. on 

the day twenty days from the date the decision is filed with the City Clerk, pursuant to CBJ 01.50.030 (c). 

Any action by the applicant in reliance on the decision of the Planning Commission shall be at the risk 
that the decision may be reversed on appeal (CBJ 49.20.120). 

Effective Date: The permit is effective upon approval by the Commission, March 27, 2018. 

Expiration Date: The permit will expire 18 months after the effective date, or September 27, 2019, if 

no Building Permit has been issued and substantial construction progress has not 

been made in accordance with the plans for which the development permit was 

authorized. Application for permit extension must be submitted thirty days prior to 

the expiration date. 

Project Planner: !Jw,A~ 
/Jill Maclean, AICP Senior Planner 

Community Development Department 

Filed With City Clerk 

cc: Plan Review 

. l /' ( il I LJ 
N'afhaniel Dye, Acting 

Planning Commission 

Date 

---

NOTE: The Americans with Disabilities Act (ADA} is a federal civil rights law that may affect this development project. ADA regulations 
have access requirements above and beyond CBJ-adopted regulations. Owners and designers are responsible for compliance with 
ADA Contact an ADA - trained architect or other ADA trained personnel with questions about the ADA: Department of Justice (202) 
272-5434, or fax {202) 272-5447, NW Disability Business Technical Center (800} 949-4232, or fax (360) 438-3208. 

Packet Page 41 of 416 

4/2/2018



Packet Page 42 of 416 

DATE: May 14, 2018 

TO: Board of Adjustment 

FROM: Amy Liu, Planner 

FILE NO.: ADP2018 0001 

PROPOSAL: Alternative Development Permit for reduced street side and rear 
yard setback to accommodate workshop space over an existing 
single‐story garage 

GENERAL INFORMATION 

Applicant: Elaine and Robert Schroeder 

Property Owner: Elaine and Robert Schroeder 

Property Address: 1706 Willow Drive 

Legal Description: Lot 10, Evergreen Heights 

Parcel Code Number: 1C030DEV0090 

Site Size: 8,967 sq. ft. 

Comprehensive Plan Future 
Land Use Designation: Urban Low Density Residential 

Zoning: D5 

Utilities: Public 

Access: Willow Dr. 

Existing Land Use: Single family residential 

Community Development Department 

       

       

     
     

       

                     
                 

   

   

         

           

         

            

       

         

   
             

   

   

     

           

CITY AND BOROUGH OF 

EAU 
ALASKA'S CAPITAL CITY 

COMMUNITY DEVELOPMENT 

(907) 586-0715 
CDD_Admin@juneau .org 

www.juneau.org/CDD 
155 S. Seward Street • Juneau, AK 99801 
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Board of Adjustment 
File No.: ADP 2018 0001 
May 14, 2018 
Page 2 of 8 

Surrounding Land Use: North  ‐ D5 single family residential 
South  ‐ D5 single family residential 
East  ‐ D5 single family residential 
West  ‐ D5 single family residential 

VICINITY MAP 

     
         
     
       

               
           
           
           
 

   
 

 
 
 

           ALTERNATIVE DEVELOPMENT OVERLAY DISTRICT MAP (Juneau) 
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Board of Adjustment 
File No.: ADP 2018 0001 
May 14, 2018 
Page 3 of 8 

ATTACHMENTS 

Attachment A – Application and Public Notice 
Attachment B – Assessor Office Correspondence 
Attachment C – Assessor Office Photos 

PROJECT DESCRIPTION 

The applicant requests an Alternative Development Permit (ADP) for 8’ street side setback and 
14’ rear setback for the development of a work shop space and balcony above an existing single 
story garage. The development is located in the downtown Juneau Alternative Development 
Overlay District (ADOD). 

PUBLIC COMMENT 

Staff did not receive any public comment at the time of the writing of this report regarding this 
application. 
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Board of Adjustment 
File No.: ADP 2018 0001 
May 14, 2018 
Page 4 of 8 

AGENCY REVIEW 

 Capital City Fire/Rescue – No comments received. 
 CBJ Building – No concerns at this time. 
 City Assessor – No comments received. 

BACKGROUND 

The applicants are seeking an ADP because their garage is nonconforming. According to the CBJ 
Assessor Office the single family dwelling and detached garage were constructed in 1962 
(Attachment B). There are no building permits on file for either structure. In 1962 the site was 
zoned R1 and the required setbacks were 20’ from a front, 10’ from a street side, and 20’ from 
the rear. The current street side setback requirement is 13’, and rear yard setback requirement 
is 20’. There are no variances or any other documents showing CBJ approval of the existing 
setbacks. Staff recognizes that lack of documentation is common for buildings constructed 
around that time. 

The purpose of the ADOD is to provide adequate minimum standards for the development of 
buildings while preserving the character of the neighborhoods. Approving a setback reduction 
through an ADP would deem the subject structure to be legally nonconforming and also allow 
for the construction of the proposed second story workshop for private use. Under 49.70.1240, 
the Board of Adjustment has the authority to reduce the street side yard setback by one of two 
methods. 

1. Calculate the mean of corresponding street side setbacks of residential buildings within 
a 150’ radius. This method applies to building footprint expansions and thus does not 
apply to the current proposal. 

2. Use the footprint of the existing building. Encroachment into a ROW or adjacent 
property would still be prohibited. This method may be used for granting the requested 
street side and rear yard setback reductions. 

ANALYSIS 

Project Site – The subject parcel is located in a D5 zoning district in the ADOD. The subject 
parcel is a standard lot at 8,967 square feet in total area. There is a single family dwelling and 
detached garage on site. The dwelling is 1,242 square feet in gross area. The detached garage is 
460 square feet in area. 

Based off of the application and CBJ Parcel Viewer, the dwelling is 19 feet from the front lot 
line, 5 feet from the side lot line, 31 feet from the street side lot line, and 39 feet from the rear 
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lot line. The detached garage is 58 feet from the front lot line, and 50 feet from the side lot line, 
8 feet from the side street lot line, 14 feet from the rear lot line (Attachment A). 

As mentioned above, the setbacks in 1962 were 20 feet for the front, 5 feet for the side, 10 feet 
for the street side, and 20 feet for the rear. The lot is gradually sloping and separated from 
other lots by trees and other vegetation. 

Project Design – The proposed second story will be used as a workshop space. The height of the 
garage with the complete second story would be 18 feet. The maximum allowed height for an 
accessory structure is 25 feet. The proposed second story would meet the D5 height 
requirement. 

Plans also include a 4 foot wide balcony that projects 4 feet beyond the existing footprint of the 
building, and would be 4 feet from the side street lot line. According to CBJ 49.25.430(4)(C)(i), 
this may be allowed. 

CBJ 49.25.430(4)(C)(i) Unenclosed balconies, connecting deck stairways, walkways, ramps, 
and landings with or without roofs, may extend to the front lot line or street side lot lines 
provided the structure does not exceed five feet in internal width exclusive of support 
structure and is no closer than three feet to a side or rear lot line; 

Traffic – The proposed development is for private use only. Staff does not anticipate 
subsequent changes in traffic. 

Parking and Circulation – The current required parking for a single family dwelling is two off‐
street spaces. The garage provides two spaces. The second story workshop will not affect the 
parking requirement or existing parking and circulation. 

Noise – The personal use workshop space is not expected to generate noise beyond that of 
other uses allowed outright in the D5 zoning district. 

Public Health or Safety – There is no evidence indicating that there are any public health or 
safety impacts from the proposed encroachment. Based upon the plans the structure meets 
building and fire code requirements. 

Habitat – There is no mapped habitat on site that is regulated by Title 49. 

Property Value or Neighborhood Harmony – The development is surrounded by D5 zoning 
district consisting of single‐family dwellings that are primarily one and two story structures. The 
second story garage with a balcony is in harmony with the surrounding neighborhood. 

Conformity with Adopted Plans – The second story workshop meets several provisions of the 
Comprehensive Plan. 
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Chapter 3 – Community Form 
Policy 3.2: TO PROMOTE COMPACT URBAN DEVELOPMENT WITHIN THE DESIGNATED 
URBAN SERVICE BOUNDARY AREA TO ENSURE EFFICIENT UTILIZATION OF LAND 
RESOURCES AND TO FACILITATE COST EFFECTIVE PROVISION OF COMMUNITY SERVICES 
AND FACILITIES WHILE BALANCING PROTECTION OF NATURAL RESOURCES, FISH AND 
WILDLIFE HABITAT AND SCENIC CORRIDORS. 

Sub‐Area 6: Juneau (Comp Plan Maps K, M, & N) 
1. Preserve the scale and densities of the older single family neighborhoods in the 
downtown area, including the Casey‐Shattuck “flats” (emphasis added) and Star 
Hill historic districts, Chicken Ridge, Basin Road, Mt. Maria, the Highlands, and 
the higher density apartments and homes in the vicinity of the Federal Building. 

FINDINGS 

CBJ 49.70.1230 (e), Review of Director's Determinations, states that the Board of Adjustment 
shall review the Director's report to consider: 

1. Whether the proposed development is appropriate according to the Alternative 
Development Overlay District; 

2. Whether the application is complete; 
and, 

3. Whether the development as proposed will comply with the other requirements of 
this title. 

The Board of Adjustment shall adopt the Director's determination on each item set forth in 
paragraph (1) of this subsection, 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 49.70.1230 (f), Board of Adjustment Determinations, states that even if the Board of 
Adjustment adopts the Director's determinations pursuant to subsection (e) of this section, it 
may nonetheless deny or condition the permit if it concludes, based upon its own independent 
review of the information submitted at the 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. Lack general conformity with the comprehensive plan, thoroughfare plan, or other 

officially adopted plans. 
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Per CBJ 49.70.1240, Review of Director's & Board of Adjustment’s Determinations, the Director 
makes the following findings on the proposed development: 

1. Is the application for the requested Alternative Development Permit complete? 
Yes. Staff finds 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 49.70.1200. 

2. Is the proposed use appropriate according to the Alternative Development Overlay 
District? 

Yes. The requested permit is appropriate according to the Alternative Development Overlay 
District. The permit is listed at CBJ 49.25.300, Section 1.110 for the D5 zoning district. 

3. Will the proposed development comply with the other requirements of this chapter? 
Yes. As discussed in the above analysis, the proposed development complies with the other 
requirements of this chapter. Public notice of this project was provided in the May 11 and May 
21, 2018 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. 
Furthermore, the proposed development complies with the height, parking and vegetative 
cover requirements of the D5 zoning district. 

4. Will the proposed development materially endanger the public health or safety? 
No. The project site is located in a D5 zoning district located within the downtown Juneau 
Alternative Development Overlay District. No evidence indicates that the proposed 
development will materially endanger public health or safety. 

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

No. As discussed above the development is in harmony with the neighboring properties. No 
evidence has been presented to indicate the proposed personal use second story workshop will 
decrease property values. 

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

Yes. As discussed above, the development is in general conformity with the 2013 
Comprehensive Plan. 
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RECOMMENDATION 

It is recommended that the Board of Adjustment adopt the Director's analysis and findings and 
approve the requested Alternative Development permit. The permit would allow for an 8 feet 
street side setback and 14 feet rear yard setback to accommodate workshop space over an 
existing single‐story garage with the following condition. 

1. Prior to issuance of the certificate of occupancy for the second story with a balcony, the 
applicant shall submit a stamped as‐built survey to Community Development 
Department. 
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DEVELOPMENT PERMIT APPL/CATION 
CITY and BOROUGH of JUNEAU 

CiLy/Zip 

Assessor's Pa.reel Number(s) 

I 03 0 Dt v oo 

Malling A dresi '7 O (p 
E-mail Address 

LANDOWNER/ LESSEE CONSENT · ••·Required for Planning Permits, not needed on Building/ Engineering Permits .... 
I am (we are) the owner(s)or lessee(s) of the property subject to this application and I (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 fficlals and employees al tne Cily and Borough of Juneau to inspect my property as needed for purposes of this 

application. 

X 
Landowner/Lessee Signature 

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 Phone: 

Mailing Address Home Phone: Fax Number: 

Other Contact Phone Number(s): 

X 

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, Lar e, Rural, Extraction, Exploration) 

Sign Approval 
If more than one, fill in all applicable penmit #'s 

Subdivision 
Minor, Major, PUD, St. Vacation, St. Name Chan e) 

Use Approval (Allowable, Conditional, Cottage Housing, 
Mobile Home Parks, Accesso A artment 

Variance Case 
De Minimls and all other Variance case 

Wetlands 
Permits 

oO 

: Date Received · 

... ublic Notice Sign Form filled out and in the file. 
Comments: Permit Intake Initials 

NOTE: DEVELOPMENT PERMIT APPLICATION FORMS MUST ACCOMPANY ALL OTHER COMMUNITY DEVELOPMENT DEPARTMENT APPLICATIONS 
l:\FORMS\201() Ann/ir:;o/ion" 
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AL lERNA llVE DEVELOPMENT 
PERM IT APPLICA llON 

S:!e reverse side for more information regarding the permitting process and the materials 
required for a complete application. 
NOlE Must be accompanied by a DB/8...0FMB\ITPERVIITAFPI.JCAllON form. 

lYPE OF AL 1ffiNA llVE DB/8...0FM 8\IT PROFQS3J (ONLY AVAJI..AElE TO ALLOVVB) JtS 08\lllAL U~ 

D ~build w/in Existing Footprint ~ Satback Fe:juction D Lot Coverage Fe:juction Ovegetat ive Coverage Fe:juction 

If requesting a ~duct ion of Satback(s), Lot Coverage, and I or Vegetative Coverage, the following must be provided: 

0Mapofpropertiesw/in 150' radius D Table demonstrating average corresponding setbacks located w/in 150' radius 

PRQ.ECT SJM MARY 

iu·,\~ Q u)OC"-( ~~, ~ Qi\ C2..)(11&~iy6 Cc?)~ 

IS THI SA MODIFICAllON OFAN EXISTINGAFPROVAL? U YES- Case# , ~ NO 

Existing use of property: 

lsthisproject an : ]&] Expansion D R3habilitation D New Development 

Has this property received a Variance in the Past? ® No Q YcS-Case#. 

Ull LI 11 ES PROPOffiJ WATffi □F\Jblic □01 Ste ffilVER □ R.Jblic D01ste 

STEAND BUILDING s=£0RC3 

Total Area of Lot . square feet Total Area of Existing 3ructure(s) . square feet 

Total Area of R-oposed 3ructure(s) _square feet 

EXlffiNAL UGHll NG 
@ No 0 Yes- Ftovide fixture information, cutoff sheets, and location of lighting fixtures Existing to remain 

Q Yes- Ftovide fixture information, cutoff sheets, and location of lighting fixtures Ftoposed (0 No 

ALL REQUI ~ MA lffilAL.SA TTA0,8) 
D OJmplete Application 
D Narrative induding: 

~ Qment use of land or building(s) 

D R-oposed setbacks, lot coverage, vegetative coverage 
D How the proposed use complies with the Alternative Development Overlay District 

@Rans (details on paae 2) 

------------------------------------------------------------Dff'ARTM8'JTU~ONLY BB..0/VTHISLINE--------------

ALLOWABlB CDNDl110NAL U~ FEES 
Fees 

Application Fees $ l,lOQ, oo 
Admin. of Guarantee $ __ _ 

Adjustment s. __ _ 

R.Jb. Not . Sgn Fee s __ _ 
R.Jb . Not. Sgn Deposit $. __ _ 

Total Fee $ 

Oieck No. ~ceipt 
AL 

This form and all documents associated with it are public record once submitted. 

INCDM A..ETEAPPUC'AllONSWILLNOT BEAa:H-' IBJ I Om N.umber 

For assistance fillinq out this form, contact the Permit Center at 586-0770. 
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Alternative Development Permit Application Instructions 
Alternative Development permits are outlined in CB.149.70.1200 

A-e-Application Q:)nference: A pre-application conference is required prior to submitting an application. There is no fee for a pre­
application conference. The applicant will meet with Oty & Borough of .1.meau and Agency staff to dis::uss the proposed 
development, the permit procedure, and to determine the application fees. To $)1edule a pre-application conference, please 
contact the Permit Center at 586-0770 or via e-mail at permits@uneau.org. 

Application: AA application for an Alternative Development Permit will not be accepted by the Q:)mmunity Development 
Department until it is determined to be complete. The items needed for a complete application are: 

1. Forms: Q:)mpleted Alternative Development Permit Application and Development Permit Application forms. 

2. Fees: Fee is $400. My development, work, or use done without the nece55ary Land Use permit issued will be subject to 
double fees. All fees are subject to change. 

3. A-oject Narrative: A detailed narrative describing the project, induding how the proposed project meets the purpose of the 
Alternative Development Overlay District. 

4. Plans: All plans are to be drawn to ~le and dearly show the items listed below: 
A Ste plan, floor plan and elevation views of existing and proposed structures 
B. Existing and proposed parking areas, induding dimensions of the spaces, aisle width and driveway entrances 
C A-oposed traffic circulation within the site induding access egress points and traffic control devices 
D. Existing and proposed lighting (induding cut sheets for each type of lighting) 
E Existing and proposed lot coverage (lot area covered by buildings) 
F. Existing and proposed vegetation with location, area, height and type of plantings 
G Existing physical features of the site (i.e. drainage, eagle trees, hazard areas, salmon streams, wetlands, etc.) 

Document Format: All materials submitted as part of an application shall be submitted in either of the following formats: 
1. Bectronic copies in the following formats: .doc, .txt, .xis, .bmp, .pdf, .jpg, .gif, .xlm, .rtf (other formats may be preapproved 

by the Q:)mmunity Development Department). 
2. Paper copies 11" X 17" or smaller (larger paper size may be preapproved by the Q:)mmunity Development Department). 

Application Review & Hearing A-ocedure: 07ce the application is determined to be complete, the Q:)mmunity Development 
Department will initiate the review and $)1eduling of the application. This process indudes: 

Review: As part of the review process the Q:)mmunity Development Department will evaluate the application for 
consistency with all applicable aty & Borough of J.meau codes and adopted plans. Depending on unique characteristics of 
the permit request the application may be required to be reviewed by other municipal boards and committees. During this 
review period, the Q:)mmunity Development Department aloo sends all applications out for a 15-day agency review period. 
Review comments may require the applicant to provide additional information, darification, or submit 
modifications' alterations for the proposed project. 

Hearing: All Alternative Development Permit Applications must be reviewed by the Board of Adjustment for vote. 0,ce an 
application has been deemed complete and has been reviewed by all applicable parties the Q:)mmunity Development 
Department will $)1edule the requested permit for the next appropriate meeting. 

Public Notice Responsibilities: Alternative Development requests must be given proper public notice as outlined in CB.149.15.230: 

The O:>mmunity Development Department will give notice of the pending Board of Adjustment meeting and its agenda in 
the local newspaper a minimum of 10-days prior to the meeting. Furthermore, CDD will mail notices to all property owners 
within 500-feet of the project site. 

The Applicant will post a sign on the site at least 14 days prior to the meeting. The sign shall be visible from a public right­
of-way or where determined appropriate by (l)[)_ Sgns may be produced by the O:>mmunity Development Department for 
a preparation fee of $50, and a $100 deposit that will be refunded in full if the sign is returned within seven days of the 
$)1eduled hearing date. If the sign is returned between eight and 14 days of the $)1eduled hearing $50 may be refunded. 
The Applicant may make and erect their o bwn sign. Please contact the Q:)mmunity Development Department for more 
information. 

I NOJM A..EfEAPPIJCA 11 ONS WI IJ... NOT BEAa:E-' I BJ 

1:1 FOR'v1SA..ANFOR'v1\ADP-Alternative Development Permit Application.doO< ~vised Nov. 7, 2017 - Page 2 of 2 
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All properties across the street have almost no 
set-back at all. Tan house over hangs curb. 

1706 Willow Dr. 
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* CITY AND BOROUGH OF 

JUNEAU 
COMMUNITY DEVELOPMENT 

_\ 0 200 400 600 800 1000 1200 1400 1600 1800 2000 Feet 
N ....__...._ _ _.__ _ __,._ _ ___._ _ ___, ____ ....__...._ _ _.__ _ ___._ _ __, 

Invitation to Comment 

Your Community, Your Voice 
On a proposal to be heard by the CBJ Board of Adjustment 

1706 Willow Drive 
Proposed workshop over garage 

M
A

P
LE

 S
T 

WILLOW DR 
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155 S. Seward Street Juneau, Alaska 99801 

TO: 

Anapplicationhasbeensubmittedforconsiderationandpublichearingbythe 
BoardofAdjustmentforanAlternativeDevelopmentPermit forareducedstreet 
sidesetbacktoaccommodateworkshopspaceoveranexistingsingle-story 
garage locatedat1706WillowDrive inaD5zone. 

The results of 
the hearing 
will be posted 
online. 

Staff Report expected to be posted Monday, May 14 at 

https://beta.juneau.org/assembly/assembly-minutes-and-agendas 

Find hearing results, meeting minutes and more here as well. 
T I M E L I N E 

You may testify and bring 
up to 2 pages of written 
material (15 copies) in City 
Hall’s Assembly Chambers, 

Comments received during 
this period will be sent to the 
Planner, Amy Liu to be 
included in the staff report. 

Comments received during this period 
will be sent  directly to Commissioners 
to read over the weekend in 
preparation for the hearing. 

May 1 through 12 noon, Friday, May 18 Now through April 30, 2018 
HEARING DATE & TIME 

7:00 pm, May 22, 2018 
May 23 

Phone: (907)586-0715  Email: pc_comments@juneau.org 
Mail: Community Development, 155 S. Seward St, Juneau AK 99801 

Printed April 23, 2018 

155 S. Seward St., Juneau. 

Case No.: ADP2018 0001 
Parcel No.: 1C030DEV0090 
CBJ Parcel Viewer: http://epv.juneau.org 
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From: Mary Grant 
Sent: Monday, April 16, 2018 3:32 PM 
To: Amy Liu 
Subject: RE: Building Records for 1C030DEV0090 

Amy, 

The file indicates that the garage and the residence were both built in 1962. 

I can’t tell you definitively where the year built information came from, just that for older buildings we rely on what is 
written on our property record cards. The year the main building was built is inside the card and for improvements such 
as detached garages, sheds and carports, the year built and other information is located on the back of the card. 

Eventually we hope to have all of the property record cards scanned and attached as multimedia in Govern. 

Mary Grant 
Property Appraiser III/ Deputy Assessor 
(907)586‐0334 

From: Amy Liu  
Sent: Monday, April 16, 2018 1:53 PM 
To: Mary Grant 
Subject: Building Records for 1C030DEV0090 

Mary, 

I stopped by today to see if your office had more information about structures on 1C030DEV0090. I am specifically 
interested in when the garage was built. Needless to say, CDD records have not clarified this topic. 

From Assessor’s Office files, I was able to gather that the earliest evaluation of property value was in 1979. However, the 
database shows that the primary dwelling was built in 1962. Where does this number come from, and perhaps is it 
associated with a building permit or some other document from CBJ authorizing construction? And whenever the 
primary dwelling was built, was the garage built at the same time or another time? 

To meet the customer’s time line, I’m hoping to have more information by this Wednesday. Let me know if that works 
for you. Thanks for your help! 

Amy Liu | Planner | City & Borough of Juneau 
(907) 586-0764 | amy.liu@juneau.org 
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Attachment C
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Invitation to Comment 

Your Community, Your Voice 
On a proposal to be heard by the CBJ Board of Adjustment 

1706 Willow Drive 
Proposed workshop over garage 
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155 S. Seward Street Juneau, Alaska 99801 

TO: 

Anapplicationhasbeensubmittedforconsiderationandpublichearingbythe 
BoardofAdjustmentforanAlternativeDevelopmentPermit forareducedstreet 
sidesetbacktoaccommodateworkshopspaceoveranexistingsingle-story 
garage locatedat1706WillowDrive inaD5zone. 

The results of 
the hearing 
will be posted 
online. 

Staff Report expected to be posted Monday, May 14 at 

https://beta.juneau.org/assembly/assembly-minutes-and-agendas 

Find hearing results, meeting minutes and more here as well. 
T I M E L I N E 

You may testify and bring 
up to 2 pages of written 
material (15 copies) in City 
Hall’s Assembly Chambers, 

Comments received during 
this period will be sent to the 
Planner, Amy Liu to be 
included in the staff report. 

Comments received during this period 
will be sent  directly to Commissioners 
to read over the weekend in 
preparation for the hearing. 

May 1 through 12 noon, Friday, May 18 Now through April 30, 2018 
HEARING DATE & TIME 

7:00 pm, May 22, 2018 
May 23 

Phone: (907)586-0715  Email: pc_comments@juneau.org 
Mail: Community Development, 155 S. Seward St, Juneau AK 99801 

Printed April 23, 2018 

155 S. Seward St., Juneau. 

Case No.: ADP2018 0001 
Parcel No.: 1C030DEV0090 
CBJ Parcel Viewer: http://epv.juneau.org 

mailto:pc_comments@juneau.org
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ADP2018-0001 
Alternative Development Permit for reduced street 

side and rear yard setback to accommodate 
workshop space over an existing single-story 

garage 

CBJ Planning Commission Presentation 
May 22, 2018 

Amy Liu 

Vicinity Map 
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Site Zoning 

Pink- D5, Single family and duplex 
Green- Rural Reserve 

Orange- D18 Multifamily 

Proposal 
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The applicant requests an Alternative Development Permit (ADP) for 8’ 
street side setback and 14’ rear setback for the development of a work 
shop space and balcony above an existing single story garage. 

The development is located in the downtown Juneau Alternative 
Development Overlay District (ADOD). 

There are no comments from agency review or the public. 
• Capital City Fire/Rescue – No comments received. 
• CBJ Building – No concerns at this time. 
• City Assessor – No comments received. 

2 
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The applicants are seeking an ADP because their garage is nonconforming. 
• According to the CBJ Assessor Office the single family dwelling and detached 

garage were constructed in 1962. 
• In 1962 the site was zoned R1 and the required setbacks were 20’ from a 

front, 10’ from a street side, and 20’ from the rear. 
• The current street side setback requirement is 13’, and rear yard setback 

requirement is 20’. 
• There are no building permits on file for either structure. There are no 

variances or any other documents showing CBJ approval of the existing. Staff 
recognizes that lack of documentation is common for buildings constructed 
around that time. 

The purpose of the ADOD is to provide adequate minimum standards for the 
development of buildings while preserving the character of the neighborhoods. 
• Approving a setback reduction through an ADP would deem the subject 

structure to be legally nonconforming and also allow for the construction of 
the proposed second story workshop for private use. 

Under 49.70.1240, the Board of Adjustment has the authority to reduce the 
street side yard setback by one of two methods. 
1. Calculate the mean of corresponding street side setbacks of residential 

buildings within a 150’ radius. This method applies to building footprint 
expansions and thus does not apply to the current proposal. 

2. Use the footprint of the existing building. Encroachment into a ROW or 
adjacent property would still be prohibited. This method may be used for 
granting the requested street side and rear yard setback reductions. 

Background 
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Site Description 
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The subject lot is a standard lot at 8,967 square feet in total area. 
• Lot is gradually sloping and separated from other lots by trees and other 

vegetation. 

There is a dwelling and detached garage on site. 
• Dwelling is 1,242 square feet in gross area. 
• Dwelling is 19 feet from the front lot line, 5 feet from the side lot line, 31 feet 

from the street side lot line, and 39 feet from the rear lot line. 
• Garage is 460 square feet in area. 
• Garage is 58 feet from the front lot line, and 50 feet from the side lot line, 8 

feet from the side street lot line, 14 feet from the rear lot line 

Site Photo 
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The proposed second story will be used as a workshop space. The proposed 
second story would meet the D5 height requirement. 
• The height of the garage with the complete second story would be 18 feet. 

The maximum allowed height for an accessory structure is 25 feet. 

Plans also include a 4 foot wide balcony that projects 4 feet beyond the existing 
footprint of the building, and would be 4 feet from the side street lot line. 
According to CBJ 49.25.430(4)(C)(i), this may be allowed. 
• CBJ 49.25.430(4)(C)(i) Unenclosed balconies, connecting deck stairways, 

walkways, ramps, and landings with or without roofs, may extend to the front 
lot line or street side lot lines provided the structure does not exceed five feet 
in internal width exclusive of support structure and is no closer than three 
feet to a side or rear lot line; 

• Traffic – The proposed development is for private use only. Staff does 
not anticipate subsequent changes in traffic. 

• Parking and Circulation – The current required parking for a single 
family dwelling is two off-street spaces. The garage provides two 
spaces. The second story workshop will not affect the parking 
requirement or existing parking and circulation. 

• Noise – The personal use workshop space is not expected to 
generate noise beyond that of other uses allowed outright in the D5 
zoning district. 

Analysis 
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• Public Health or Safety – There is no evidence indicating that there are any 
public health or safety impacts from the proposed encroachment. Based 
upon the plans the structure meets building and fire code requirements. 

• Property Value or Neighborhood Harmony – The development is surrounded 
by D5 zoning district consisting of single-family dwellings that are primarily 
one and two story structures. The second story garage with a balcony is in 
harmony with the surrounding neighborhood. 

The second story workshop meets several provisions of the Comprehensive 
Plan. 

Chapter 3 – Community Form 
Policy 3.2: TO PROMOTE COMPACT URBAN DEVELOPMENT WITHIN THE 
DESIGNATED URBAN SERVICE BOUNDARY AREA TO ENSURE EFFICIENT 
UTILIZATION OF LAND RESOURCES AND TO FACILITATE COST EFFECTIVE 
PROVISION OF COMMUNITY SERVICES AND FACILITIES WHILE BALANCING 
PROTECTION OF NATURAL RESOURCES, FISH AND WILDLIFE HABITAT AND 
SCENIC CORRIDORS. 

Conformity With Adopted Plans 
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Sub-Area 6: Juneau (Comp Plan Maps K, M, & N) 

Preserve the scale and densities of the older single family 
neighborhoods in the downtown area, including the Casey-Shattuck 
“flats” (emphasis added) and Star Hill historic districts, Chicken Ridge, 
Basin Road, Mt. Maria, the Highlands, and the higher density 
apartments and homes in the vicinity of the Federal Building. 

1. Staff finds 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 49.70.1200. 

2. The requested permit is appropriate according to the Alternative Development 
Overlay District. The permit is listed at CBJ 49.25.300, Section 1.110 for the D5 
zoning district. 

3. The proposed development complies with the other requirements of this 
chapter. Public notice of this project was provided in the May 11 and May 21, 
2018 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. Furthermore, the proposed development complies 
with the height, parking and vegetative cover requirements of the D5 zoning 
district. 

Staff’s Findings 
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4. The project site is located in a D5 zoning district located within the downtown 
Juneau Alternative Development Overlay District. No evidence indicates that 
the proposed development will materially endanger public health or safety. 

4. The development is in harmony with the neighboring properties. No evidence 
has been presented to indicate the proposed personal use second story 
workshop will decrease property values. 

4. The development is in general conformity with the 2013 Comprehensive Plan. 

Staff’s Findings 

It is recommended that the Board of Adjustment adopt the Director's 
analysis and findings and approve the requested Alternative Development 
permit. The permit would allow for an 8 foot street side setback to 
accommodate workshop space over an existing single-story garage with the 
following condition. 

1.Prior to issuance of the certificate of occupancy for the second story with 
a balcony, the applicant shall submit a stamped as-built survey to 
Community Development Department. 

Staff’s Recommendation 
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End of Presentation 

9 



PLANNING COMMISSION 
NOTICE OF DECISION 

Date: 

File No.: 

May 22, 2018 

ADP2018 0001 

Elaine and Robert Schroeder 

1706 Willow Drive 

Juneau, AK 99801 

Planning Commission 
1907] 586-0715 

PC_Comments@juneau.org 
www .juneau.org/plancomm 

155 S. Seward Street• Juneau, AK 99801 

Proposal: Alternative Development Permit for reduced street side and rear yard setback 

to accommodate workshop space over an existing single-story garage. 

Property Address: 

Legal Description: 

Parcel Code No.: 

Hearing Date: 

1706 Willow Drive 

Lot 10, Evergreen Heights 

1C030DEV0090 

May 22, 2018 

The Planning Commission, at its regular public meeting, adopted the analysis and findings listed in the 

attached memorandum dated May 14, 2018, and approved the Alternative Development Permit for a 

reduced street side and rear yard setback to accommodate workshop space over an existing single-story 

garage. The approved project is to be conducted as described in the project description and project 

drawings submitted with the application, and with the following conditions: 

1. Prior to issuance of the certificate of occupancy for the second story with a balcony, the 

applicant shall submit a stamped as-built survey to the Community Development 

Department. 

Attachments: May 14, 2018, memorandum from Amy Liu, Community Development, to the CBJ 

Planning Commission regarding ADP2018 0001. 
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Elaine and Robert Schroeder 
File No.: ADP2018 0001 
May 22, 2018 
Page 2 of 2 

This Notice of Decision does not authorize construction activity. Prior to starting any project, it is the 
applicant's responsibility to obtain the required building permits. 

This Notice of Decision constitutes a final decision of the CBJ Planning Commission. Appeals must be 
brought to the CBJ Assembly in accordance with CBJ 01.50.030. Appeals must be filed by 4:30 P.M. on 
the day twenty days from the date the decision is filed with the City Clerk, pursuant to CBJ 01.50.030 (c). 
Any action by the applicant in reliance on the decision of the Planning Commission shall be at the risk 
that the decision may be reversed on appeal (CBJ 49.20.120). 

Effective Date: 

Expiration Date: 

Project Planner: 

The permit is effective upon approval by the Commission, May 22, 2018. 

The permit will expire 18 months after the effective date, or Nov 22, 2019, if no 
Building Permit has been issued and substantial construction progress has not been 
made in accordance with the plans for which the development permit was 
authorized. Application for permit extension must be submitted thirty days prior to 
the expiration date. 

Amylli0aMer 
Community Development Department 

~ 
Date 

cc: Plan Review 

NOTE: The Americans with Disabilities Act (ADA) is a federal civil rights law that may affect this development project. ADA regulations 
have access requirements above and beyond CBJ-adopted regulations. Owners and designers are responsible for compliance with 
ADA. Contact an ADA - trained architect or other ADA trained personnel with questions about the ADA: Department of Justice (202) 
272-5434, or fax (202) 272-5447, NW Disability Business Technical Center (800) 949-4232, or fax (360) 438-3208. 

Packet Page 72 of 416 



 

 

  

 

 

 

 

         
        

       

     

   

    

         

  

           
       

 

    

    

   

CITY AND BOROUGH OF 

EAU 
ALASKA 'S CAPITAL CITY 

COMMUNITY DEVELOPMENT 

(907) 586-0715 
CDD_Admin@juneau.org 

www.juneau.org/CDD 
155 S. Seward Street • Juneau, AK 9980 l 

Packet Page 73 of 416 

DATE: May 12, 2018 

TO: Planning Commission 

FROM: Tim Felstead, Planner 
Community Development Department 

CASE NO.: AME2018 0002 

PROPOSAL: A rezone request from D-3 to D-15 along North Douglas Highway. 

The City and Borough of Juneau Code states in CBJ 49.10.170(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: Hank Martin 

Property Owner: Hank Martin 

Property Address: 4535 North Douglas Highway 

Legal Description: Lot 9 Fraction, USS 230500; USS 2335 Fraction 

Parcel Code No.: 6D0601130120 

Site Size: 71,590 sq. ft. (1.64 acres) (USS 2305 Lot 9 Fraction = 55,042 sq. ft.; 
USS 2335 Fraction = 16,548 sq. ft.) 

Zoning: D-3 

Utilities: Public Water; Public Sewer 

Access: North Douglas Highway 

Existing Land Use: Single family dwelling; Vacant 
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Planning Commission 
Case No.: AME2018 0002 
May 12, 2018 
Page 2 of 15 

Surrounding Land Use: Northwest - Vacant (D-15) 
Northeast - North Doulas Highway (AK DOT&PF); 

Single family dwellings or vacant (D-3) 
Southeast - Single Family dwelling (D-3) 
Southwest - Vacant (D-3) 

VICINITY MAP 

ATTACHMENTS 

Attachment A Application 
Attachment B Public notice and minutes for neighborhood meeting April 18, 2018, Douglas 

library 
Attachment C Public notice for Planning Commission meeting 
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Planning Commission 
Case No.: AME2018 0002 
May 12, 2018 
Page 3 of 15 

Attachment D 

Attachment E 

Map L from 2013 Comprehensive Plan showing proposed bench 
alignment in relation to subject lot 
2009 Traffic Impact Analysis regarding North Douglas Highway Rezones 

road 

Attachment F Dimensional standards and abridged version of Land Use Code, Table of 
Permissible Uses, showing what permissible uses would be different between 
D-3 and D-15 

Attachment G Comment from public regarding bench road access 

PROPOSAL 

The applicant requests a rezone of 1.64 acres consisting of two legal lots from the existing D-3 
zoning (single family residential) to D-15 zoning (multifamily residential). The request is an 
expansion of the existing D15 zoning of the adjacent, undeveloped 15.41 acre lot to the north. 
One of the two lots seeking rezone is vacant and the other has a single family residence. Both 
lots are under common ownership and are identified with one CBJ property tax parcel code 
number. 

The applicant has no definite plans for development of the lots at this stage. 

BACKGROUND 

The smaller of the two lots was first surveyed in 1938 as a larger triangular lot (USS 2335). It 
appears the North Douglas Highway separated it from a larger downhill portion at some point. 
The larger downhill portion was sold in 1983. It is unclear when the smaller lot and larger lot 
came under common ownership. 

The larger lot is a portion of a lot first surveyed in 1938 (USS 2305), which was then resurveyed 
and subdivided in 1953. The lot was then further subdivided in 1979 through a platting waiver 
(Platting resolution 692). The subject lots were first zoned D3 during the rezoning of the 
borough in 1987. 

A number of lots to the north including a adjacent lot were rezoned in 2014 (AME2013 0016). 
The AME2013 0016 rezone case was initiated by CBJ in response to the lots being identified as 
transition zones (a mix of RR(T)D-3, D1(T)D-3, and RR(T)D-15). Transition zoning allowed the 
lots to be rezoned when public water and sewer were extended to them. During the review of 
AME2013 0016, it was noted that the 2013 Comprehensive Plan Land Use Map Designations of 
the lots allowed for higher density zoning than was assigned under the zoning map transition 
zoning designation. Accordingly, the Planning Commission recommended that a higher density 
zoning be applied to the lots, including a lot adjacent to the subject lot (originally the adjacent 
lot was designated as RR(T)D-3 but the Planning Commission recommended, and Assembly 
adopted, a D-15 zoning instead. 
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Planning Commission 
Case No.: AME2018 0002 
May 12, 2018 
Page 4 of 15 

It is worth noting that as a result of an appeal of the original Planning Commission 
recommendation to the Assembly for AME2013 0016, the Planning Commission was requested 
to review the recommendation a second time. The Planning Commission recommendation 
remained unchanged with the exception that some lots that were previously recommended to 
be rezoned D-5 were recommended to rezoned to D-3 instead. 

In cases MAP2008 0003 and MAP2008 0004, higher densities were also adopted by the 
Assembly or by the Planning Commission as was allowed under the Land Use Code at the time. 

A neighborhood meeting was held on Wednesday, April 18, 2018 at the Douglas Library. Public 
notice of the neighborhood meeting was sent to property owners within 1,000 feet of the 
subject lot (Attachment B). This 1,000 foot distance corresponds with the boundary of the 2013 
Comprehensive Plan Medium Density Residential land use boundary. 

ZONE CHANGE INITIATION 

The Land Use Code outlines the procedure and requirements regarding rezone requests. 

CBJ 49.75 Article I, Rezonings. 

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. 

1. Was the proposed zone change initiated by the property owner during the appropriate time 
frame OR was the zone change initiated by the commission, assembly or director? 

YES. The application for the subject zone change was initiated by the property owner in 
January, 2018. 

2. Has the director provided adequate public notice through newspaper advertising, property 
owner mailings, and by requiring a public notice sign be posted on-site? 

YES. A Notice of a Neighborhood Meeting an April 18, 2018 regarding the rezone request was 
mailed to all property owners within 1,000 foot of the subject property. A Notice of Public 
Hearing was mailed to owners within 500 feet of the subject parcel. Public notice of this project 
was provided in the May 11, 2018 and May 21, 2017 issues of the Juneau Empire in the "Your 
Municipality" section. 
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Planning Commission 
Case No.: AME2018 0002 
May 12, 2018 
Page 5 of 15 

Moreover, a public notice sign was posted on the site on Monday, May 7, 2018 visible from the 
right-of-way, which was at least two weeks prior to the scheduled Planning Commission 
hearing. 

RESTRICTIONS AND PROCEDURE 

The CBJ Land Use Code provides restrictions for zone district change requests. 

CBJ 49.75.120. Restrictions on Rezonings. 

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

This proposal conforms to these restrictions: 

1. MET. This is an expansion of an existing district, and the property is more than two acres in 
size. 

2. MET. There has not been a similar request made for the property within the past year. 

COMPLIANCE WITH THE COMPREHENSIVE PLAN 

Comprehensive Plan Contents 

The Comprehensive Plan land use designations and the subject lots are shown on the map 
below. 

In the 2008 Comprehensive Plan, the Land Use designation for much of the area now 
designated Medium Density Residential (MDR) including the subject lot was ULDR(T)MDR. The 
(T) designation was for ‘undeveloped or low density residential areas within the Urban Service 
Area boundary that did not yet have public sewer, water, or other specified improvements’ 
(p.164, 2008 Comprehensive Plan). 

Accordingly, the area was designated MDR when the 2013 Comprehensive Plan Land Use 
Designation Maps were updated in recognition that public sewer was provided in 2011 and 
water had been provided in 1987. 
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Planning Commission 
Case No.: AME2018 0002 
May 12, 2018 
Page 6 of 15 

These lots were zoned D-3 in 1987 with Ordinance 87-49 that established major revisions 
borough-wide. The current zoning map for the area is below. As noted above a number of lots 
to the north of the subject lot were rezoned in 2014. The boundary of that rezone ordinance 
was the property line of subject lot. The current owner states they took possession of the 
subject lot in 2017, and therefore was unable to request to be included in the 2014 rezone. 

This property is located in Subarea 8 of the 2013 Comprehensive Plan (Map L). The plan 
designates this property as MDR, Medium Low Density Residential. MDR is described as: 

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, as 
regulated in the Table of Permissible Uses (CBJ 49.25.300) (p. 147). 

The subarea is described as ‘Predominately Rural’ which, when taken in its entirety, is accurate. 
However, the subarea encompasses all of North Douglas and West Douglas and there is 
considerable variation in the develop intensity and neighborhood character in the area near the 
Juneau-Douglas Bridge than that beyond Fish Creek Road for example. 
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Planning Commission 
Case No.: AME2018 0002 
May 12, 2018 
Page 7 of 15 

‘Rural’ is outlined in Chapter 3, Community Form, of the 2013 Comprehensive Plan as: 

Rural areas can be found in the forested areas west of the Mendenhall River and in 
Thane, North Douglas and the out the road areas of Tee Harbor, Lena Cove, and Indian 
Cove. Residential densities are low at 1 to 3 units per acre. Many of these areas are 
served by public water but not public sewer service. If and when public sewer service is 
provided to rural areas, higher residential densities should be permitted in order to make 
the most efficient use of this sewer resource. Vacant parcels within rural neighborhoods 
that are provided municipal sewer service should be developed at suburban densities, 
although with site design and massing that reflects the rural character of the 
neighborhood (p. 14). 
(Emphasis added.) 

The Comprehensive Plan includes “Guidelines and Considerations” for each Subarea that should 
influence land use decisions in those particular areas. There are nine subareas within the CBJ. 
Subarea 8, which includes the subject property, as well as the rest of North Douglas and West 
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Douglas, lists 14 guidelines and considerations that are meant to influence the future direction 
of the area. The following is especially relevant to the proposed rezone request in particular the 
provision of sewer, water, and vehicle traffic Level of Service: 

4. Unless and until municipal water and sewer services are provided to the 
North Douglas area, continue to allow for rural residential densities along the 
North Douglas Highway corridor and maintain the Resource Development 
land use designation for upland areas. Where municipal water and sewer 
service are provided, more efficient use of this land should be encouraged. 
Residential densities should be increased when, and where, roads, terrain, 
transit and other public services would provide the carrying-capacity for the 
additional residential population. However, the areas designated MDR but 
not currently provided municipal sewer service should remain in zoning 
designations that limit development to very low densities until municipal 
water and sewer service are provided and driveway access, roadway 
capacity, and intersection capacities and facilities serving that property meet 
the livability standard of a Level of Service D or better (p. 192). 

Also relevant is the Comprehensive Plan guidance on Level of Service is the description of 
‘transition’ areas. While the subject lot is not subject to transition zoning, the adjacent lot prior 
to being rezoned in 2014 was subject to transition zoning. 

Transition Area: These lands are located within the Urban Service Area and are 
not yet provided public sewer service. When provided with sewer service, and 
when roadway and intersections serving these lands have adequate capacities to 
accommodate new development (such that post-development, the road and 
intersection Levels of Service would not be worse than LOS D), transition areas 
should be rezoned for the designated higher density residential development. 
Transition areas are designated as the intended higher density on the 
Comprehensive Plan land use maps, but rezoning these areas to match the land 
use designation must wait until public sewer service is extended to them (p.15). 

The Douglas Island Bench Road is proposed to run across CBJ owned land at the rear of the 
subject lot with a potential access also suggested to run through the much larger adjacent lot 
(see Attachment D). Given its proximity of the bench road alignment to this particular lot is the 
following is also relevant: 

13. When reviewing development proposals for Douglas Island, ensure that the 
site layout and circulation system configuration proposed minimizes direct 
vehicular access onto North Douglas Highway and does not obstruct or harm 
potential roadway access to an upland bench road to West Douglas or non-
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motorized access to a trans-island trail system, including the Treadwell Ditch 
Trail. 

The following policies are pertinent to this rezone request: 

POLICY 3.1 TO BALANCE AVAILABILITY OF SUFFICIENT LAND WITHIN THE 
DESIGNATED URBAN SERVICE AREA BOUNDARY THAT IS SUITABLY LOCATED AND 
PROVIDED WITH THE APPROPRIATE PUBLIC SERVICES AND FACILITIES TO MEET THE 
COMMUNITY’S FUTURE GROWTH NEEDS AND THE PROTECTION OF NATURAL 
RESOURCES, FISH AND WILDLIFE HABITAT AND SCENIC CORRIDORS. 

POLICY 3.2 TO PROMOTE COMPACT URBAN DEVELOPMENT WITHIN THE 
DESIGNATED URBAN SERVICE AREA TO ENSURE EFFICIENT UTILIZATION OF LAND 
RESOURCES AND TO FACILITATE COST EFFECTIVE PROVISION OF COMMUNITY 
SERVICES AND FACILITIES WHILE BALANCING PROTECTION OF NATURAL RESOURCES, 
FISH AND WILDLIFE HABITAT AND SCENIC CORRIDORS. 

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

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. 

POLICY 8.8 TO RESPOND TO THE SPECIAL TRANSPORTATION NEEDS OF EACH 
SUBAREA OF THE CBJ AND TO INTEGRATE THEM INTO A BOROUGH-WIDE 
COMPREHENSIVE TRANSPORTATION PLAN, THIS SYSTEM SHOULD SEEK TO REDUCE 
THE CONSUMPTION OF FOSSIL FUELS BY FACILITATING EFFICIENT ROUTES OF 
TRAVEL, CONVENIENT AND RAPID TRANSIT, AND SAFE MOTORIZED- AND NON-
MOTORIZED TRAVELWAYS. 

8.8 – IA10 Work with ADOT&PF to undertake roadway capacity, vehicular turning 
movement, bus pullouts and pedestrian and bicycle safety improvements within 
the Urban Service Area where an existing intersection Level of Service on the 
state route is compromised (LOS D or worse); priority improvements should be 
given to intersections that would serve new high-density housing developments. 

POLICY 10.1 TO FACILITATE AVILABILITY 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 JUNEAU RESIDENTS. 
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10.1 – SOP2 Designate sufficient land on the Comprehensive Plan Land Use Maps 
and zoning maps to provide for a full range of housing types and desired by 
resident households. Provide choices in residential neighborhood character such 
that residents can choose to live in urban, suburban, and rural residential settings 
and neighborhoods. 

POLICY 10.2 TO ALLOW FLEXIBILITY AND A WIDE RANGE OF CREATIVE SOLUTIONS IN 
RESIDENTIAL AND MIXED USE LAND DEVELOPMENT WITHIN THE URBAN SERVICE 
AREA. 

POLICY 10.4 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. 

Discussion 

Consistency of requested zoning with Comprehensive Land Use designation – the zoning 
density requested is consistent with that recommended for the MDR land use designation. The 
maximum recommended density is 20 dwelling units per acre. The adjacent parcel is already 
zoned D-15. The provision of water in 1987 and sewer in 2011 meets the requirement for the 
subject lot to be rezoned to a higher density and is consistent with the rezoning of the adjacent 
parcel in 2014. 

Level of Service (LOS) for traffic – The LOS was addressed during the 2014 rezone which 
included the adjacent lot, north of the subject lot. The potential impact of that rezone on the 
LOS at both the Douglas Roundabout and the 10th Street/Egan Drive intersection is significantly 
greater than could occur if the subject lot is fully developed. The issue of traffic and access was 
also addressed in the 2014 rezone Staff report. Recognizing the impact that additional traffic 
from rezoning properties along North Douglas Highway, the CBJ commissioned a Traffic Impact 
Analysis (TIA) in 2009 to evaluate previous rezoning requests further south closer to the Juneau 
Douglas Bridge , specifically MAP2008 0003 and MAP2008 0004. The conclusions of this TIA are 
relevant to the rezone considered in this staff report. 

The TIA Study Area evaluated potential future traffic impacts along the North Douglas Highway 
from the roundabout to just past Nelson Creek. The TIA further divided the study area into 
three sections according to phases in which sewer service was being extended. The subject area 
is within Study Area 2 (see Attachment E). The study concludes that traffic generated by future 
development at higher densities along North Douglas Highway will negatively impact the Level 
Of Service (LOS) at the Douglas roundabout and at the intersection of Egan Drive and 10th 
Street. LOS is a measure of average time a vehicle has to wait before getting into an 
intersection – it is used to rate the performance of a road intersection. The table below 



 
   

  
   

     
                

           

 
  

          
         

       

       
      

         
      

     
      

       
       

        
        

         
        

        
           

Table J 5- Intersection Level of Service Criteria 

Level 
Signalized 

Rounda bout 
of Control 

Control Delay General Description 
Delay 

Service 
(sec/veh) 

(scc/veh) 

A ~10 ~to Free flow 

B >10 - 20 > 10-15 Stable flow (slight delays) 

C >20 - 35 > 15-25 Stable flow (acceptable delays) 
Approaching unstable flow (tolerable delay, 

D >35 - 55 >25-35 occasionally wait through more than one signal 
cycle before proceeding) 

E >55 - 80 >35-50 Unstable flow (intolerable delay) 

F > 80 >50 Forced flow (jammed) 
Source: Highway Capacity Manual (TRB, 2000) 
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describes the difference between the LOS categories. The CBJ Comprehensive Plan states that 
ideally an intersection should not drop below an LOS D. An LOS E in the AM Peak hour and LOS 
D in the PM Peak hour was already being achieved at the 10th/Egan intersection in 2009. 

Source of Table: 2009 Traffic Impact Analysis for CBJ North Douglas Rezone 

On page 3-22 the study estimated how much additional traffic could be added before LOS F is 
reached. The study concludes that at 10th and Egan the limiting time is PM peak hour. The TIA 
states the intersection could accommodate 517 additional vehicles before reaching LOS F. 

For the Douglas roundabout the limiting time is the AM peak hour, and 334 additional vehicles 
could be accommodated before LOS F is reached. The TIA also notes that access road schemes 
for future development in the study area have not been established (p. 3-27). Future driveways 
and access roads will be subject to the DOT&PF permitting process. However, the TIA 
recommends that access points for new developments should be aggregated to the extent 
possible, and access roads should be spaced at least one quarter mile from adjacent access 
roads. This would be reviewed by at the time of development for larger multifamily 
developments with auxiliary turn lanes on North Douglas Highway a likely recommendation 
from those reviews. A common access was a condition of a rezone to Light Commercial and 
General Commercial approximately 1000 feet north of the subject lot (CBJ Ordinance 89-07). 

Significant infrastructure projects will be required to ensure development of the lots subject to 
the 2014 rezone do not further move the LOS at either end of the Douglas-Juneau bridge 
beyond LOS D. Such projects include long standing priorities of a significant redesign of the 
10th/Egan intersection, and a second crossing between Douglas Island and the main land. Such 
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projects are beyond the scope of any single developer and would likely need to be undertaken 
by the State and/or CBJ. 

In response to the request for comment on the 2014 rezone, DOT&PF expressed concern with 
future access points and would like to see them limited. DOT&PF commented that it is difficult 
to comment without specific development plans. For MAP2008 0003 and MAP2008 0004 
DOT&PF stated they would reserve comment until specific development proposals, 
accompanied by driveway permit requests, were submitted. DOT&PF have repeated their 
comments for the subject rezone. 

The CBJ Land Use Code may also require future applications for development to submit traffic 
impact analyses. This places the burden of mitigation on the developer whose proposal triggers 
the number of trips that requires mitigation. Full development of either of the two adjacent lots 
to the north of the subject lot would trigger a traffic impact analysis. Full development of the 
subject lots at a D-15 density will likely not trigger a TIA. Currently any proposal of more than 8 
dwelling units would require Conditional Use Permit. During the Conditional Use Permit 
process, and the subsequent parking and access review for a building permit, improvements 
both inside and outside development can be required. A typical apartment generates 6.65 
weekday Average Daily Trips (ADT) according to the Institute of Traffic Engineers Trip 
Generation Handbook, 9th Edition. For the 25 dwelling units possible on the subject lots if zoned 
D-15, this would result in 166 ADT. This would be adjusted depending on the type of 
multifamily development (e.g. single family type dwellings vs apartments). For developments 
expected to generate less than 250 daily trips a TIA is not required. It is unlikely future 
residential development of this site at D15 density will require a TIA. Douglas Highway is 
managed by the State, and they may require a TIA when an access permit is requested. 

When the subject lots are further developed it is recommended that access be combined with 
the adjacent lot to the north if possible. This would be in keeping with the TIA recommendation 
for combined accesses for multifamily developments. 

Additionally, the establishment of more dense housing makes an improved business case to 
provide day long bus service along North Douglas Highway where only peak hour service is 
currently provided. This would afford greater opportunity for transit use to improve LOS at the 
bridge intersections. 

The target of maintaining LOS D for new developments may need to be revised given limited 
State resources and if a seemingly competing community goal to provide additional housing 
within the urban service area is to be met. 

The sole public attendee of the neighborhood meeting commented that they had concerns 
about additional traffic being added to North Douglas Highway. 
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Bench Road – One member of the public contacted CBJ regarding the rezone and its potential 
impact to access to the proposed bench road alignment. Given the collective size of the two 
subject lots, it would be inappropriate to require land to be set aside for connection to the CBJ 
property behind to provide connection to a bench road – a 60 foot wide right-of-way would 
cover ¼ of the subject lots. The adjacent lot to the north may be better suited to provide for a 
future connection. This connection should be reviewed when the adjacent lot is developed. 

COMPLIANCE WITH CBJ LAND USE CODE 

In evaluating the dimensional standards and allowed uses the primary difference between the 
existing zoning district and the requested zoning district is that the requested zoning allows for 
multifamily development. According to the Land Use Code, all residential districts are 
established to provide a healthy, safe, and pleasant environment for residential living protected 
from incompatible and disruptive activities. 

The Land Use Code describes D-3 zoning districts as: 

‘…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.’ 

While D-15 zoning districts are described as: 

‘…intended to accommodate primarily multifamily residential development at 15 
units per acre respectively. These are relatively low-density multifamily districts.’ 

Dimensional Standard Analysis 

Generally, the D-3 dimensional standards are greater than those required for D-15. D-3 requires 
larger lot sizes and setbacks, allows less lot coverage, and requires greater vegetative cover. 
The Table of Dimensional Standards is provided in Attachment F. 

The subject lots could potentially be subdivided but access requirements would need to be 
addressed. CBJ classes the portion of North Douglas Highway in the vicinity of the rezone to the 
bridge as a ‘minor arterial’ (DOT classes it as a ‘collector’). The Land Use Code requires lots that 
are subdivided and access directly from a CBJ classified arterial road to be a minimum of 36,000 
square feet in size. Collectively, the subject lots would not be large enough to subdivide any 
further unless access was provided from a new right-of-way or using shared access provisions. 
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Any subdivision of the lots would work towards the goal of concentrating access points along 
North Douglas Highway. 

Permissible Use Analysis 

An abridged version of the Land Use Code Table of Permissible Uses showing only permissible 
uses that are different between D-3 and D-15 is provided in Attachment F. 

Currently the lots could each be developed since they are legal lots. With D-3 zoning the larger 
lot could be permitted to have two single family dwellings and two 1,000 square foot accessory 
apartments, while the smaller lot could have one single family dwelling and one 1,000 square 
foot accessory unit. If fully developed at a density of D-15, collectively the two subject lots 
could be developed with 25 dwelling units although parking requirements, maximum lot 
coverage, and height limitations would have to be addressed with any development. 

Other than higher dwelling density, the different uses allowed in D-15 tend to be more 
commercial in nature although many may require conditional use permits. Development that 
could be permitted in a D15 zone include a mobile home park, an RV park, common wall 
dwellings, light manufacturing, offices, a health care clinic, a day care center, or a small 
restaurant with or without a drive through. No animal care services, sand/gravel operations or 
funeral homes are permitted in a D15 zone. The difference in allowed uses in D-15 over D-3 is 
already present in the neighborhood due to the D15 zoning of the adjacent lot. and Light 
Commercial (30 dwelling units per acre) and General Commercial (50 dwelling units per acre) 
zoning is already present 1,000 feet north of the subject lot (per Ordinance 99-01am, the 
nearest General Commercial lot is restricted to use as an automotive sales and workshop only). 

PUBLIC COMMENT 

The neighborhood meeting was held April 18, 2018, at the Douglas Library. The single resident 
that attended was concerned about traffic safety impacts from additional traffic that might 
occur if the lots were developed to higher density (see Attachment B). A further written 
comment was received from another member of the public addressing the need to ensure 
access to the proposed bench road alignment (see Attachment G). Both of these issues have 
been addressed above. 
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HABITAT 

There are no habitat areas regulated by the CBJ Land Use Code that would be impacted by a 
rezone. 

FINDINGS 

After review of the application materials, the CBJ Land Use Code, and the 2013 Comprehensive 
Plan, the Director makes the following findings: 

1. The request meets the submittal requirements and the rezoning initiation, zone change 
restrictions, and procedural requirements of the CBJ Land Use Code. The application was 
timely filed in January, is an expansion of an existing zoning district, and is not similar to a 
request made in the previous year. 

2. Based on the above analysis and discussion, Staff finds that the rezone request 
substantially conforms to the land use maps of the Comprehensive Plan. 

STAFF RECOMMENDATION 

Staff recommends that the Planning Commission adopt the Director’s analysis and findings and 
APPROVE the zone change for the subject lots from D-3 to D-15 by adopting the D-15 zoning of 
the adjacent lot. 
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CITY AND BOROUGH OF 

JUNEAU 
ALASKA'S CAPITAL CITY (907) 586-0715 

CDD_Admin@juneou.org 
www.juneau.org/CDD 

155 S. Seward Street • Juneau, AK 99801 

Rezone of two D3 Lots on North Douglas Highway to D15 using zoning of 

neighboring lot 

Case Number: 

Applicant: 

Property Owner: 

Property Address: 

Parcel Code Number: 

Site Size: 

Zoning: 

Existing Land Use: 

Conference Date: 

Report Issued: 

List of attendees 

PAC20180005 

John Geary/Hank Martin 

Hank Martin 

4535 N Douglas Hwy 

6D0601130120 

71,590sf (1.6435 ac) 

D3 

Single family residence on two lots 

January 16, 2018 

January 16, 2018 

Note: Copies of the Pre-Application Conference Report will be emailed, instead of mailed, to 

participants who have provided their email address below. 
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present at counter) 
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Pre-Application Conference Final Report 

Conference Summary 

Questions/issues/agreements identified at the conference that were not already identified in the 
attached reports. 

The following is a list of issues, comments and proposed actions, and requested technical submittal 
items that were discussed at the pre-application conference. 

1. Zoning - A lot can expand the zoning of a neighboring lot without meeting the minimum 2 acre 
requirement that normally goes with rezones. 

The previous rezone case we discussed was instigated by a property owner in what was then a transition zone. 
CBJ should have rezoned those lots when sewer and water was provided but it seems it was overlooked. The 
Comprehensive Plan also has other maps that indicate the future land use type including residential density. The 
transition zone for the neighboring lot was from D1 to D3 but that didn't match the Comprehensive Plan which 
stated it should be at least D5 and be multi-family zoning as a minimum. 

The neighboring lot to the neighboring lot was zoned Dl(T)D15 and so the neighboring lot was provided with the 
same D15 zoning to be consistent. 

The lot you are interested in was already D3 which is why it wasn't identified as being a transition zone. However, 
it is identified as an Medium Residential lot in the Comprehensive Plan just like the neighboring lot is; going from 
D3 to D10/D15 would be in conformity with the Comprehensive Plan. All because it is zoned D15 though doesn't 
mean it has to be developed as a multi-family dwelling, you could still do single family dwellings. 

The other thing is that rezones can only be initiated by the public in January and July. You need to get a pre­
application conference scheduled and an application submitted by the end of the month. 

This is two lots that can both be legally developed despite only having one CBJ Parcel#. If the vacant lot were 
developed it would need a new address and Parcel#. 

It is understood the development plans for the lot could range from simply selling it to the neighboring property 
owner to developing a multi-family development. 

2. Setbacks - D15 setbacks are 20ft front yard, 15 ft rear yard and 5 ft side yard. Side of lot that abuts D3 
would adopt the D3 setback of 10ft. If rear lot lines abut D3 the rear yard setback would be 25ft ft. 

3. Height- 35ft for D15- same as D3 so house would not be made nonconforming 

4. Access and Parking - Should do preliminary check with DOT regarding ROW. Parking would be 
determined at time of development. 

5. Landscaping - 30% vegetative cover required for D15. 

6. Lighting- NA 

7. Building- NA 

8. Fire District- Fire access standards would have to be met for multi-family dwellings 

9. Engineering - NA 

10. Noise - NA 

11. Drainage -Addressed at time of development 

12. Utilities - (water, power, sewer, etc.) Connection to utilities would be addressed at time of subdivision. 

13. Wetlands - N/ A 

14. Habitat - (Eagle, Riparian, etc.) -
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Pre-Application Conference Final Report 

15. Hazard/Mass Wasting/ Avalanche/Hillside Endorsement -

16. Flood - N/ A 

17. Plat or covenant restrictions - N/A 

18. Other Agency Reviews - (DOT&PF, Alcohol Beverage Control Board, Corps of Engineers, DEC waste­
water, DNR, USF&WL, FAA, US Coast Guard, Corrections etc.) - DOT input will be sort at time of rezone 
review. 

List of required applications 

Based upon the information submitted for pre-application review, the following list of applications must 
be submitted in order for the project to receive a thorough and speedy review. 

1. Rezone application 

2. Development permit application 

Additional submittal requirements: 

Submittal of additional information, given the specifics of the development proposal and site, are listed 
below. These items will be required in order for the application to be determined Counter Complete. 

1. A copy of this pre-application conference report. 

2. Comprehensive plan maps, existing zoning map. 

Exceptions to submittal requirements: 

Submittal requirements staff has determined not to be applicable or not required, given the specifics of 
the development proposal, are listed below. These items will not be required in order for the 
application to be reviewed. 

1. 

Fee estimates 

The preliminary plan review fees listed below can be found in the CBJ code section 49.85. 

Based upon the project plan submitted for pre-application review, staff has attempted to provide an 
accurate estimate for the permits and permit fees which will be triggered by your proposal. 

1. $600 rezone fee 

2. $150 public notice sign fee. ($100 refundable if returned within 1 week of hearing) 

For informational handouts with submittal requirements for development applications, please visit our 
website at www.juneau.org/cdd. 

Submit your completed application 
You must submit your application(s) in person with payment to : 

City/Borough of Juneau 
Permit Center 
230 S. Franklin Street, 
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Hank Martin ... 

RECTIVED 

JAN 1 8 2018 
PERMIT CENTER/COD 

4535::N. Douglas,HWY funeau~ AK998U1 I (CJ07)957'-0032: 1 hankmartin@yah:oo.com 

Community DevelopmentDepartment 

City;and Bor-0ugh,ofJuneau 

155 S. Seward 

Juneau, AK 99801 

tiear· Community Development Department: 

I'm requestfng a rezone:reques:tta- U P'"'ZOneParcel #' 6D06113-0120 that has, the,tegal description 
USS2335,FR; & USS-,23i5 n,;T CJfR from:J'.J:-,,.3:0,,0 .. 15,, 'Vhi-sdot·is id'enti:fied:asmecliumir:esirle-ntiatt0tin°0 

the Coo.1:prnhensive Plan and so arezone·to D-15,would bec:onfo:rmitywith theComprehensi~· 
Plan. 

J have attached the emai}lrom Tim Feistead·tltat, goes in to the detai} about the nejghboring lot 
(6D0601150011) being rezoning and how its neighboring lot was provided with the same D-15 
·zoning to b.e .icons'i.stent. 

Thanks fDr,c•cmsjdertng zone,c.har@ .application. 

~niJ/11~ 
Hank Martin 
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Hank Martin 

From: 
Sent 
To: 

JG Construction LLC <jgcanstruction@'live.com> 
Tuesday1~ January. 16,. 2018 12:23 PM 
Hank Martin 

RECEIVED 

JAN 1 8 2018 
Subject: Fwd: Rezone of 4535 Glacier Hwy 

PERMIT CENTER/COD 

'.FVI 

Sent from my iPhome 

Begin forwarded message: 

From: Tim Felstead <1 §! r eau.or0 > 

.Date: January 1'6,, 2018 at 12:06:00 PM.AKST 
To: 'JG COnstructibn LLC < w,,uJ ti>~r ,.. 'L: n,@\"~r P 

Sut,ject: fiereme of ◄53S.<iiacter.+twv 

John, 

I have had a look through the staff report for rezones of the neighboring property. The lot you are 
interested in was not included in the rezone. A'1ot can expand the.zoning of a neig'hboring11otwithout 
meeting the ii,.1h'1mum 2 acre req"i.ffremeht that hormai'ly goes wWh rezones. 

The previous rezone case we discussed was instig9ted by,a property owner in what was then a transition 
zone. CBJ should have rezoned those tots when sewer a.nd water was provided but it seems it was 
overlooked, The Comprehensive Plan also has other maps.thatindicate the future land us:e type 
including residential density. The transition zone for the neighboring lot was from D1 to D3 but that 
didn't match the Comprehensive P'fan which stated it shotifct be at ~east DS and be mtif'ti~famHy zoning as 
a tnihimUtn. 

The neighborin,g lot to the neighboriri,g lot was- zoned D'l(T)D15 and so the neighboring lot was provided 
with the same D15 zoning to be consistent. 

The lot you are interested in was already D3 which is why it wasn't identified as being a transition zone. 
However, it is identified as an 'Medium 'Res•identiai tot in the Comprehensive i11c1n just tike the 
neighboring 1ot is; goingJtom 1)3 to 1)10/Dl'S wou1d be 1n contonntty with the Comprehensive Plan. An 
because it is zoned D15 though doesn't mean it has to be developed as a multi-family dwelling. you 
could still do single family dwellings. 

The other thing is that rezones can only be initiated by the public in January and July; 'l"ou need to get a 
pre-application conference scheduled and an application submitted by the end of the month. 

Tim 

Tim Fe1stead 

1 
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Please Come to a Meeting 

Your Community, Your Voice 
About a Proposed Rezone in Your Neighborhood 
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155 S. Seward Street Juneau, Alaska 99801 

TO: 

Proposed Rezone 
4535 N. Douglas Hwy 

Eagle
Creek 

N. Douglas Hwy 

TheCommunityDevelopmentDepartmentishostinganopportunityforthecommunityto 
discuss an application to rezone a property at 4535 N. Douglas Highway from D-3 to D-15, 
which would allow for more dwellings per acre. Depending on your property’s location 
from the subject lot, you may also be able to request this same rezone. Your questions, 
commentsandconcernswillbeaddressedatthisneighborhoodmeeting. 

NEIGHBORHOOD MEETING 
Wednesday, April 18, 6 to 7 pm 
Douglas Public Library Meeting Room 

Ifyouarenotabletoattendbuthavequestionsorcomments,pleasecontact 
TimFelstead,CDDPlanner,at(907)586-0466ortim.felstead@juneau.org. 

This project is scheduled for review by the Planning Commission on 
May 22, 2018. All property owners within 500 feet of the proposed 
rezone will receive a separate notice with details on how and where 
to submit comments or testify before the Commission.  

Printed April 6, 2018 

Case No.: AME2018 0002 
Parcel No.: 6D0601130120 
CBJ Parcel Viewer: http://epv.juneau.org 

Attachment B
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AME2018 0002 Neighborhood Meeting 
A request to rezone the property at 4535 N. Douglas Highway from D-3 to D-15 

Wednesday, April 18, 2018 
6:00 PM, Douglas Public Library Meeting Room 

IN ATTENDANCE: 
Tim Felstead, Planner II, CBJ Community Development Department 
Hank Martin, Applicant 
Philip Gray, Neighbor 

PRESENTATION: 
Mr. Felstead shared a PowerPoint presentation to review the process of applying for and obtaining 
a rezone of a property. He pointed out that staff specifically analyzes such applications for 
consistency with the CBJ Comprehensive Plan. The Comp Plan identifies this area as Medium 
Density Residential (MDR), which are lands 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, as regulated in the Table of 
Permissible Uses (CBJ 49.25.300). 

Mr. Felstead next discussed the parcel in question at 4535 N. Douglas Highway and the general 
area. He stated that Mr. Martin, the applicant, does not have specific development plans in mind 
at this time. In the future, the process of obtaining a Conditional Use Permit for any development 
over 8 dwelling units would provide opportunity for additional public input about those plans. 

Question from Audience: Does this public notice go in the newspaper or just to neighbors? 
Answer from Planner: The postcard mailing for this public meeting was sent to property owners 
within 1,000 feet of 4535 N. Douglas Highway. Public notice for the Planning Commission hearing 
will be sent to those within 500 feet per the Land Use Code although others may be added to the 
public notice list at their request. 

Mr. Felstead next reviewed the Table of Permissible Uses to compare D3 and D15 zoning. 
Development that could be permitted in a D15 zone include a mobile home park, an RV park, 
common wall dwellings, light manufacturing, offices, a health care clinic, a day care center, or a 
small restaurant with or without a drive through. No animal care services, sand/gravel operations 
or funeral homes are permitted in a D15 zone. 

NEXT STEPS: 
The Planning Commission is scheduled to hear this application on Tuesday, May 22, 2018. The 
meeting begins at 7:00 pm in CBJ Assembly Chambers. Neighbors within 500 feet of the property 
will receive notice of the hearing, as well as the North Douglas Neighborhood Association. Notice 
is also posted in the Juneau Empire and on the CBJ webpage. 

Mr. Felstead’s staff report will be posted for the public by Monday, May 14. It will include any 
public comments received by April 30; however comments received by noon on Friday, May 18 
will be sent directly to the Commissioners. Testimony can also be given at the May 22nd meeting. 
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Invitation to Comment 

Your Community, Your Voice 
On a proposal to be heard by the CBJ Planning Commission 
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155 S. Seward Street Juneau, Alaska 99801 

TO: 

Proposed Rezone 

4535 N. Douglas Hwy 

Eagle
Creek 

N. Douglas Hwy 

Anapplicationhasbeensubmittedforconsiderationandpublichearingbythe 
PlanningCommissionforaRezoneof4535N.DouglasHighwayfromD-3toD-15, 
allowingformoredwellingsperacre. Ifrecommendedforapproval, therequest 
willbesenttotheCBJAssemblyforfinalconsideration. 

Staff Report expected to be posted Monday, May 14 at 

https://beta.juneau.org/assembly/assembly-minutes-and-agendas 
T I M E L I N E 

You may testify and bring 
up to 2 pages of written 
material (15 copies) in City 
Hall’s Assembly Chambers, 
155 S. Seward St., Juneau. 

Comments received during 
this period will be sent to the 
Planner, Tim Felstead to be 
included in the staff report. 

Comments received during this period 
will be sent  directly to Commissioners 
to read over the weekend in 
preparation for the hearing. 

May 1 through 12 noon, Friday, May 18 Now through April 30, 2018 
HEARING DATE & TIME 

7:00 pm, May 22, 2018 
[month/day] 

Results will be 
posted online, and 
if recommended 
for approval, the 
case will be sent to 
the CBJ Assembly. 

Phone: (907)586-0715  Email: pc_comments@juneau.org 
Mail: Community Development, 155 S. Seward St, Juneau AK 99801 

Printed April 19, 2018 Attachment C

Case No.: AME2018 0002 
Parcel No.: 6D0601130120 
CBJ Parcel Viewer: http://epv.juneau.org 

mailto:pc_comments@juneau.org
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CITY AND BOROUGH OF JUNEAU 

TRAFFIC IMPACT ANALYSIS 

NORTH DOUGLAS HIGHWAY REZONE 

Juneau, Alaska 

August 2009 

Prepared for: 
City and Borough of Juneau 

155 S Seward Street 
Juneau, Alaska 99801 

uSKH 
SHARED VISION. UNlFIED APPROACH. 

3031 Clinton Drive 
Juneau, Alaska 99801 
Phone(907)790-2901 

Fax (907) 790-3901 

USKH WO# 978801 
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City and Borough of Juneau 
North Douglas Highway Rezone 

SUMMARY 

Traffic Impact Analysis 
August 2009 

City and Borough ofJuneau is anticipating the re-zoning ofland along North Douglas Highway. 
The re-zoning is allowed under the 2008 update of the City and Borough of Juneau Comprehensive 
Plan. City and Borough of Juneau is extending the sanitary sewer system along North Douglas 
Highway, which removes a significant impediment to development. Housing growth is expected to 
include both the development of vacant land and subdivision of existing, developed parcels. 

This Traffic Impact Analysis includes estimates of projected growth along this corridor and the analysis 
of impacts to traffic conditions at the Douglas roundabout and at the Egan Drive and 10th Street 
intersection. Level of service and capacity at these intersections will be negatively impacted by 
development along North Douglas Highway. The rezoning action will not generate traffic, but as 
development occurs over time, capacity improvements will eventually be required to meet minimum 
traffic standards. 

-i-
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City and Borough of Juneau 
North Douglas Highway Rezone 

CONTENTS 
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The and Borough of Juneau (CBJ) has requested a traffic impact analysis (TIA) for the re-zoning of 
land along North Douglas Highway (NDH), and specifically for the area bounded by Kowee Creek on 
the southeast and Bonnie Brae subdivision to the northwest. The re-zoning is anticipated and allowed 
under the 2008 update of the CBJ Comprehensive Plan 

It is unlikely that proposed development over time due to the rezone will tax the capacity ofNDH. The 
Alaska Department of Transportation and Public Facilities (DOT &PF) is most interested in the potential 
impacts to traffic conditions at the Douglas roundabout and at the intersection of Egan Drive and 10th 

Street. This TIA includes a development projection to support the traffic projections needed for the 
analysis of these intersections. The analysis includes capacity and safety studies. 
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The NDH corridor can be divided into three fairly specific sections (see Figure 1 Study Area Map). 
Section One is the first mile or so of NDH that will be served by the upcoming sewer project. Section 
Two is the area between Section One and Bonnie Brae. Section Three is Bonnie Brae itself and the area 
across the highway on the channel side. The development potential for each section will be projected in 
this Development Projection Summary. First, however, some general information and analysis of 
Juneau's population and housing history are needed to set the stage. 

2.1 Development Trends 

The development of a city can be somewhat characterized with statistics on population and housing. 
There are three sources of information on population in Alaska: 1) the U.S. Census Bureau; 2) the 
Alaska Department of Labor and Workforce Development (DOL); and 3) the CBJ's Community 
Development Department (CDD) annual population estimate. Data on housing is taken from CDD's 
building pennit records and the Assessor's records. Table 1 shows combined data from these sources. 

There is quite a difference between CDD's estimate for 1990 and the U.S. Census result for that year. 
More recently, the DOL and CDD estimates are much closer to each other and both agencies show that 
the population high point was in 2005. The difference between the estimates was only 11 people. More 
significantly, Juneau has lost population from 2005 to the present. This is due to several factors: 
@ Construction on the Kensington Mine was largely complete by May 2008, and construction workers 

that had moved to Juneau on a temporary basis had left town by the time the estimate was prepared 1 • 

e Movement of several state department commissioner positions, and their support staff, to places 
outside Juneau. 
A generally flat economy locally. 

~ The 2008 nationwide general recession, first sensed early 2008, but in full tilt by the end of the 
year. 

Two sources of data on the housing stock are in play. Table 1 shows housing stock estimates drawn 
from the CBJ Assessor's records. The other source is CDD's Building Permit records. Table 2 provides 
a summary of the history from that source. 

1 A reduction in staff at the Kensington Mine from over 100 to about 20 today occurred after CDD 
published the 2008 population estimate. TI1is decline will show up in the mid-2009 estrmate, if CDD does 
one. 
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No. Dwelling Persons 
Units* per Household 
(DU) (PPH) 

13,007 2.48 

12,801 2.48 

12,369 2.49 

11,965 2.60 
11,781 2.60 
11,515 2.65 
11,186 2.65 
10,912 2.64 
10,8 1 2.64 
10,538 2.76 
10,451 2.76 

1- CBJ Hou~;ui.; an Po;--Lt!-- History 
Population Estimates 

Year AK Dept. of Labor 
2008 NIA 
2007 NIA 
2006 30,650 
2005 31,182 
2004 31,094 
2003 31,286 
2002 30,991 
2001 30,453 
2000 (US Census) 30,711 
1999 
1998 
1997 
1996 
1995 
1994 
1993 
1992 
1991 
1990 (US Census) 26,751 

* This number is derived from Assessor records, not the Building Permit data. 
DU - Dwelling Unit 
PPH Persons Per Household 

2-3 

Traffic Impact Analysis 
August 2009 

CBJ Comm. Dev. Dept 

Population Mo.Nr. Prepared 
30,947 05/08 

NIA 
31,160 06/06 
31,193 02/06 
31,142 1/05 
31,283 1/04 
30,981 1103 
30,903 11/01 
31,262 11/00 
30,852 11/99 
30,684 10198 
30,396 10/97 
30,209 10-11/96 
29,755 10/95 
29,078 10/94 
28,791 10/93 
29,251 10/92 
28,965 9-10/91 
29,881 9-10190 
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Table 2- Building Permit Records 
Year No. Res. Units Added 
1997 232 
1998 147 
1999 138 
2000 114 
2001 108 
2002 153 
2003 205 
2004 149 
2005 142 
2006 157 
2007 97 
2008 55 
Total 1,694 
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One discrepancy is evident. The number of Dwelling Units (DUs) claimed (Assessor) in 1997 was 
11,781. Table 2 (Building Permit) shows that 1,694 units were added to the housing stock. These two 
numbers total 13,475, yet the CDD claims (Assessor) just 13,007 DUs in 2008; so where are the missing 
468 DUs? seems like a large number. There are three considerations. 

1. The City does not keep good records of the number ofDUs lost over the years. There may 
data available, but it doesn't show up in the two City sources used to develop the tables above. 

2. The Building Permit infom1ation is based on pem1its issued and may not reflect how many units 
were actually built. A discussion with Debra Purves, the CBJ Building Official, suggests this is 
unlikely to account for very many units. By the time a developer is all the way to the end of the 
Building Permit process, there has been a significant amount of time and money spent on 
planning and design and so the incentive to finish the project is high. 

3. CDD's DU totals for building permits processed in 2008 were reviewed Walsh Planning & 
Development Services and found to be somewhat inaccurate. Some building permits were listed 
as showing production of a new DU when in fact they did not. Some projects were remodel 
efforts that were listed as creating new units but in fact did not. One project clearly removed an 
apartment from a house, lowering the inventory by one. 

The larger question though, is if there are were 28,965 people living in Juneau in 1991 in 10,451 DUs, 
and in 2008 there were 13,007 DUs housing 30,947 people (and this after the population had actually 
been larger, topping out in 2005 according to both DOL and CDD); then how can so few people inhabit 
so many hoines? The answer is in two parts, Persons Household (PPH) and vacancy rates. The 
former is lower than in 1991 and the latter is much higher. 
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Vac. 
No.DU Rate 

1991 10,451 1.20% 
2008 13,007 3.55% 

Table 3 - Occupancy and Vacancy Data 
Gross 

Occupied Persons per Derived 
Units Multiply Household Population 
10,325 X 2.76 28,497 
12,546 X 2.48 31,114 
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Corrected After 
Summing Subarea 

Calculations 
28,965 
30,947 

NOTE: The reason for the difference between the "Gross" and "Corrected" populations is that CDD 
performs the Vacancy/PPR calculation for each of nine subareas in the City and sums the products of 
those calculations. The Gross column above is the product of the summary numbers in the table 

Juneau had a housing shortage in 1991 (and anecdotally, has had since anyone can remember) causing 
the higher PPH and very low vacancy rates. It was a seller's market. Other data show an aging of the 
population, which indicates that there were more children in homes in 1991 compared to 2008. As the 
children moved out and started their own households, the parents stayed on as well, thus lowering the 
PPH. 

A true buyer's market is generally said to reflect a 5 percent vacancy rate. In 2008 Juneau was getting 
close. Apartments (4.42 percent) were near 5 percent and duplexes (7.29 percent) were considerably 
higher; but the gold standard- the detached single-family home - only reached 2.16 percent2• Local 
real estate agents say this is enough to cause sellers to be "negotiable" and home prices did fall slightly 
in 2008. 

The 2008 year was an instructive one for housing analysis. According to a real estate broker whose fim1 
handled 20 percent of the transactions in 2008, there were 284 residential sales in Juneau during that 
year, including condominiums, townhouses, attached homes, and detached single-family homes. The 
broker's estimate was that 7 5 percent of the buyers were people who already lived in Juneau and wanted 
to upgrade ( or perhaps downgrade to reflect smaller family size) from previous quarters. 

The recent past might seem to portend a glum development future for Juneau. This will be explored 
further below, but the need for additional housing should also be examined. The CBJ conducted a 
housing study recently. The key standard for assessing housing affordability, as set forth in the study, is 
as follows: 

"For a homeowner, the mortgage, private mortgage insurance, homeowners' association 
fee, and taxes, plus essential utilities, should not exceed 30% of the household's 
income."3 

A similar standard is set for renters. The report goes on to say that in 2000, "approximately 37 percent 
of CBJ renter households paid more than 30 percent of their income for shelter and about 17 percent of 
owner households paid more than 30 percent of their income shelter." (Emphasis in the original) 

All of these vacancy factors came from CD D's 2008 population estimate. 
The report does not specify whether this is gross income or net take-home pay. Discussions with local 

bankers show bank policy of 30 percent, or of the gross is needed to qualify for a mortgage. The 30 
percent is to cover the mortgage, all insurances, homeowner's and taxes. It does not include utilities. 
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Oddly, the report goes on to say these figures did not include the costs of essential utilities such as home 
heating, power, water, sewer, and garbage service. Obviously, if the essential utilities were included, the 
number of renters and owners who pay too much would be higher still, especially considering the recent 
price hikes in fuel oil. Neither standard addresses fire and liability insurance. 

Two other standards relating to the health of the housing stock relate to safety/sanitary conditions and 
overcrowding. The report says Juneau is doing well regarding these standards, but clearly not in the 
affordability department. Finally, after some hedging, the report declares that "an addition of 750 to 
1,000 units in the near term would probably significantly ease the cost burden on Juneau households. 

The CBJ report does not specify what kind of additional units should be supplied and it should be clear 
that this is an expression of need based on affordability - not necessarily market demand. In general, it 
is safe to say that as long as there is an assured variety in the units - ranging from rental apartments 
through large, detached single-family homes- then Juneau's housing affordability problem would be 
addressed by additional development. The report goes on to address ways and means to expand the 
housing inventory. The original purpose for this traffic study to rezone a large area of land soon to be 
served with sewer along NDH will definitely serve to help meet the report's goals. The CBJ is serious 
about expanding the housing stock, having already taken several actions to encourage developers to 
produce affordable units. 

Finally, on the subject of housing, the conclusion is apparent that even with little or no population 
growth, there is still pressure to build more dwelling units to address that part of the population that 
wants to upgrade ( or perhaps just live in a different location), and to address that part of the population 
that does not have enough affordable housing options. 

Population growth has been slow in Juneau. Just how slow depends on which starting point is used. 
The DOL estimates are never exactly the same as CDD's but they are much closer in recent years. At 
the common starting point on Table 1, 1990, there is a much wider discrepancy. DOL uses the U.S. 
Census for years ending in zero and the number in 1990 was 26,751. CDD's estimate for 1990 was 
29,881, a difference of 3,130 people. 

The highest population, according to both CDD and DOL, was in 2005. Using DOL numbers, the 
population grew by 4,431 people from 1990 to 2005. According to CDD, the population grew by about 
1,312 people over the same 15-year period. The DOL numbers indicate a growth rate of 1.04 percent 
per year compounded annually. The CDD growth rate works out to about 0.3 percent per year. 

CDD and the DOT&PF have typically used growth rates of 1.0 to 1.5 percent per year for planning 
purposes. Merging the DOL and CDD numbers to arrive at an anticipated growth rate is mathematically 
awkward, and the past does not always foretell the future. Even so, there are anticipated events that may 
help a projection: 

Opening of the Kensington Mine will require 300 workers to finish construction and begin 
operations. Construction could finish in mid-to-late 2010, at that point the permanent mine 
population is expected to be about 200, which will generate another 170 indirect jobs. The 370 total 
jobs could reflect a population increase of 500 to include spouses and children. 

• The Juneau access road, now called the Lynn Canal Highway, will generate construction jobs for 
many years if it goes forward. There is still doubt over whether the project will ever launch, but it is 
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state and local policy that it should. DOT &PF has stated the intention that the work will be broken 
up into small increments that will allow local and regional contractors to bid on the job. The Final 
Environmental Impact Statement (EIS) for the road estimates that direct, indirect, and induced 
employment will total 360 jobs. The project will go on for several years at least 5 and potentially 
as long as 12. 
The Alaska state budget looks flat for the immediate future but if the price of oil stabilizes post­
recession, and the gas pipeline draws closer to reality, it can be expected that the Juneau-based state 
employee work force will grow modestly. 
The price of gold is higher at present than it has been for decades. If the mining industry sees the 
price stay high, then interest in other mines could be sparked. The Tulsequah Chief Mine up the 
Taku River is slated to start up in 2009. A few local direct jobs will be created, and the mine's 
developer expects to spend about $25 million a year in Juneau (mostly on commodities), which will 
generate some indirect jobs. There are many other historic mine sites, which are still believed to 
contain valuable ore. Foremost of these is the AJ Mine, which was the subject of much endeavor 
during the late 1980s and the first half of the 1990s, sparking a lot of economic activity just in the 
exploration, planning, and pe1mitting effort. 
Juneau has many amenities and appears to be a reasonably attractive place to retire. Many who have 
lived here during their careers continue to stay after retiring. Certainly the City and Borough of Sitka 
has enjoyed this status, even to the point where people from out-of-town have arrived to retire. 
There is also a pattern of in-migration from the smaller outlying communities that are having 
economic problems of their own. 

All of the foregoing suggests that the current decline may be short and that modest growth can be 
expected in the next 20 years. A merged DOL/CDD derived growth rate of0.7 percent might actually 
reflect reality, but working with a slightly higher rate will ensure that traffic is not under-projected. 
Table 4 is based on a 1.0 percent population growth rate. However, the housing growth rate is based on 
a higher number. As noted above, there are higher vacancy rates and lower occupancy rates today than 
18 years ago. From 1990 to 2000, housing grew at almost 1.8 percent. From 2001 to 2008 the rate 
dropped to less than 1.0 percent. For the future, given natural growth, new industry, and community 
pressure to make housing more affordable, a housing growth rate of 1.2 percent was used. 

Table 4 was compounded on an annual basis. The population for each year is 101.0 percent of the 
preceding year and the housing units for each year are 101.2 percent of the number for the preceding 
year. 

Table 4 Population and Housing Growth Pro_jection 
Year Pop. (jiJ 1.0%/yr. Dwelling Units (jiJ 1.2%/yr 
2009 *31,247 **13,062 
2010 31,559 13,219 
2011 31,875 13,377 
2012 32,193 13,538 
2013 32,516 13,700 
2014 32,840 13,865 
2015 33,169 14,031 
2016 33,501 14,200 
2017 33,836 14,370 
2018 34,174 14,542 
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Table 4 - Population and Housing Growth Pro.iection 
Year Pop. (jiJ 1.0%/yr. Dweliin2 Units (jiJ 1.2 %/yr 
2019 34,516 14,717 
2020 34,861 14,894 
2021 35,210 15,072 
2022 35,562 15,253 
2023 35,917 15,436 
2024 36,276 15,622 
2025 36,640 15,809 
2026 37,006 15,999 
2027 37,376 16,190 
2028 37,750 16,384 
2029 38,127 16,580 
2030 38,509 16,779 

*Taken from the 2008 CDD estimate with a 300 increase due to start up of the Kensington. 
** These are the 2008 (May) numbers plus the building perm1ts issued that year. 

This indicates 1,832 new units will be added between 2010 and 2020, and an additional 1,885 new units 
between 2021 and 2030 4 • The question arises, what kind will they be? The percentage of high-density 
units like condos and apartments is sure to go up because there is so little land available for lower­
density developments. According to its population estimate, CDD describes the distribution of housing 
types in 2008 as follows (Table 5): 

Table 5 - Housing Mix in 2008 
Housing Type Total Units % of Whole 

Single-family (SF) 5,735 44.09 
Apartments (SF) 683 5.25 

Duplex 580 4.46 

Zero-Lot 826 6.35 
Condo/Townhouse 1,184 9.10 

Multi-Family 2,666 20.49 
Mobile Home 1,237 9.52 

Boats 89 0.68 
RVs 7 0.06 

Total Housing Units 13,007 100.00 

Some further background will set the stage for estimating the future housing mix. The CBJ requires 
public sewer and water for any development that is denser than one unit per acre. There are several 
areas north of Auke Bay that are in private ownership and have been developed at this density, and 
several areas also in private ownership that could be so developed in the future. This is the most land­
consumptive and least affordable form of residential development. Traditional neighborhoods in the 
utility-served areas of town are developed at densities of three to five units per acre. These are the D-3 
and D-5 zoning districts, which also allow duplexes and zero-lot line structures. There is a land penalty 
for the double units. In D-3, the minimum lot size for a single-family unit is 12,000 square feet. A 

4 Despite the difference in growth rates, the change in PPR is very small. It will shrink from 2.39 in 2009 
to 2.29 in 2030, according to the table. 
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double unit requires 18,000 square feet. For D-5, the single unit minimum is 7,000 square feet and a 
double unit needs 10,500 square feet. 

This kind of development is most easily done on flat dry land, and the east Mendenhall Valley ( east of 
the Mendenhall River) has become Juneau's primary traditional residential area since it is served with 
both water and sewer. There is relatively little un-built area left in the east valley but sewer has now 
been extended to the upper west valley along Back Loop Road, and D-3/D-5 development is proceeding 
there, albeit at a slow pace. There are also sloping areas supporting D-3/D-5 developments, with 
Mountainside Estates and West Juneau as the primary examples. These homes have views as well as 
higher development costs and are less affordable than those in flat areas. There is some room for further 
growth in both areas but the homes will be expensive, generally over $500,000. 

So, the first factor to consider is the increasing scarcity of flat, dry land that is served with public water 
and sewer. A second factor is the general increase in the cost of building materials ranging from sand to 
concrete and lumber. A third factor is that the CBJ land use code now provides more options for sma11er 
homes. These are: 

1. The Planned Unit Development (PUD) code that allows higher-density, i.e., smaller lots, in 
exchange for creating public areas and parks to be shared by the development's residents. There 
is no limit on the house size for PUDs. 

2. The Cottage Housing code, similar to PUDs, where there are shared amenities but no real lot 
associated with the house. Each house would be a single unit, but limited to 1,200 square feet on 
two floors. 

3. Bungalow housing, which will allow small homes no greater than 1,000 square feet to be built as 
infill on pre-developed lots. 

All three of these new options provide that each unit can be bought, thus allowing the owner to gain 
equity just as in traditional housing, but the land is managed by the community association in the same 
way as a condominium association. All three would allow the feel of single-family homes in much 
denser developments, thus providing more affordable homes than traditional single-family 
developments. 

A fourth factor is recent local trends in housing type development. The period from 2001 to 2008 may 
be more instructive than the earlier housing history. The housing mix in 2001, compared with that of 
2008 in percentages, is demonstrated in Table 6: 

Table 6 - Housin2 Mix Comparison: 2001-2008 
Housing Mix in 2001 2008 

Total %of 
Housin~ Type Units Wbole % of Whole 

Single-family (SF) 5,323 43.06 44.09 
Apartments (SF) 587 4.76 5.25 

Duplex 572 4.48 4.46 
Zero-Lot 774 6.28 6.35 

Condo(f ownhouse 1,098 8.89 9.10 
Multi-Family 2,628 21.26 20.49 
Mobile Home 1,225 9.93 9.52 

Boats 129 1.06 0.68 
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Housin2 Mix in 2001 2008 

Total % of 
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Housing Tvpe Units Whole % of Whole 
RVs 33 0.28 0.06 

Total Housing Units 12,369 100.00 100.00 

can be seen, no meaningful trend is apparent (except for RVs). What can be expected, given the 
other factors cited, is that more of the single-family detached dwellings will be of the smaller size now 
contemplated in the land use code. With that, the projections for the future can be estimated based on 
the current mix. For 2020 and 2030, the distributions of new units are expected to be as follows (Table 
7): 

Table 7 - Housing Mix Comparison, New Units: 2020 to 2030 
Housin2 Mix in 2020, New Units Housing Mix in 2030, New 

Housing Type Total Units % of Whole Total Units % of Whole 
Single-family (SF) 808 44.09 831 44.09 
Apartments (SF) 96 5.25 99 5.25 

Duplex 82 4.46 84 4.46 
Zero-Lot 116 6.35 120 6.35 

Condo/Townhouse 168 9.10 172 9.10 
Multi-Family 375 20.49 386 20.49 
Mobile Home 174 9.52 179 9.52 

Boats 12 0.68 13 0.68 
RVs 1 0.06 1 0.06 

Total Housing Units 1,832 100.00 1,885 100.00 

The 2020 projection added to the 2030 projection accounts for all of the 3,717 new housing units 
expected to be built in Juneau by 2030. 

2.3 North Douglas Projections 

Now the question of how many of these new units would or could be built along NDH can be addressed. 
First, it appears that the entire length ofNDH, out to Bonnie Brae, will eventually be served with sewer 
before 2020. The current sewer project, to be completed in 2009, will start at the Douglas Bridge and 
extend about 1-mile northwest, ending at 4300 North Douglas Highway. A second phase, funded and 
planned for 2010, will go at least as far as the Channel View Terrace mobile home park. What remains 
is a third phase to connect the rest of the way to Bonnie Brae, which is already served with public sewer. 
This is not funded but is seen by CBJ Engineering to be reasonable for near-te1m completion and thus is 
assumed to be built for our projections. 

2.4 Section One: Kowee to End of 2009 Sewer Extension 

This area, on the uphill side of the highway, is specifically addressed in the 2008 update of the CBJ 
Comprehensive Plan as a transition area that is to be given high-density residential zoning when sewer is 
available. The area beyond is not given any transitional status. The Comprehensive Plan shows Section 
One as transitioning from "Urban Low-density Residential" to "Medium Density Residential." In 
zoning terms, this has the practical effect of changing from a one unit per acre limitation (forced by lack 
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of sewer, not zoning) to one or more of three higher-density options: 10 units per acre, 15 units per acre, 
or 18 units per acre. This analysis will address development potential as if the entire area uphill ofNDH 
is rezoned to one of the three classifications. The uphill area is a band ofland about 1,200 feet wide and 
almost a mile long. 

The area on the water side of Section One is not shown as transitional, meaning it would keep the zoning 
it has now D-3. There are 31 individual parcels on the water side of Section One. All but 5 have 
houses on them, sometimes duplexes. The arrival of sewer will enable more duplexes, or apartment 
additions to single-family homes. There is one tract that has about 600 feet of frontage on the highway 
and might be seen to have subdivision potential, but this is made difficult by the CBJ rule that requires 
new lots to front on residential streets, not arterials, which is the classification ofNDH. There are 
topographic challenges as well. The overall growth potential for this tract is no more than 20 new units 

The uphill side of Section One has the most significant growth potential. The rezone application 
submitted in July 2008 was specific to Parcel 1 and Parcel 5 (see Figure 2). It is anticipated that the City 
will expand the request to include the entire area between those two parcels and actually, a little further; 
one parcel short of the area presently zoned General Commercial. This would have the effect of 
rezoning Parcels 2, 3, and 4 as well as all of the smaller lots nearly all of which have been developed 
with single-family houses. The five major parcels are vacant save for Parcel 3, which has a church 
building on it. The rezone application requests change to D-18, or 18 units per acre. This is typical for 
apartments, condominiums, row houses, townhouses, and for the new DU types envisioned in the City's 
new cottage and bungalow housing options. 

Parcel 1: 86 acres. No direct access to an existing street There is an access agreement with the 
owner of Parcel 4 and a pioneer road, with gate, has been built across Parcel 4 and across the 
lower portion of Parcel 1. This is shown on Figure 1. A DOT &PF driveway permit was 
obtained for the driveway intersection with NDH, and sight distance was evaluated at that time. 
The pioneer road was built to meet CBJ grade and curve requirements and can easily be finished 
as a public street. 

The upper portion of Parcel 1 may be very difficult to develop because of steep slopes and 
perched wetlands. Legal density for a given parcel is calculated on the basis of how much land 
is available after the land needed for right-of-way (ROW) is deducted. A rough layout ofroads 
for Parcel 1 indicates that up to 8 acres of ROW would have to be dedicated. Rough 
development considerations that account for wetlands and steep slopes produce another 20-acre 
penalty leaving 58 acres for density calculation. This produces a development potential of 1,044 
DUs if rezoned to D-18. 

Parcel 2: 6 acres. Has direct adjacency with NDH. Moderate uphill slope with view potential. 
This parcel could be developed with a public street. Doing so would probably consume an acre, 
producing development potential of 90 units. The potential rises to 108 units if no public road is 
dedicated. There is a possibility that street development on Parcel 2 could be designed to 
facilitate access to USS 569, and lots 4, 5, and 6 to the west of Parcel 2, which are presently land 
locked. (There appears to be an unconnected section of ROW in front of these three lots and so 
there would be no ROW deduction penalty for the three.) Lot 5 presently has a duplex on it, 
accessed by a long driveway across the private land between it and NDH. Together, these three 
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lots comprise 148,104 square feet. At D-18, the three lots could host 61 DUs; a total of 151 units 
supplying traffic to the intersection location shown for Parcel 2. 

Parcel 3: 4.23 acres. The parcel has two potential access locations to NDH. The arrow on the 
map points to an existing driveway. There is a 6,048 square foot building presently in use as a 
church. The property has a moderate uphill slope with view potential. The slope is too steep to 
allow convenient development with internal public streets, so the most likely high-density 
development scenario is as an apartment or condominium facility. At D-18, the parcel could 
host 76 DUs. 
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Parcel 4: 17 acres. This parcel has an easy uphill slope and has been developed with the pioneer 
road leading to Parcel 1. If developed as shown, about an acre of land would be lost to ROW 
leaving 16 acres to calculate density. This would enable the parcel to host up to 288 dwelling 
units at D-18 zoning. 

Parcel 5: 10.4 acres. The parcel also has an easy uphill slope. Present development planning 
shows a direct street intersection with NDH. That same planning has resulted in a trial road 
layout that would consume 1.4 acres of land, leaving 9 acres for density calculation. At D-18, 
the parcel could host 162 units. 

Alternative for Parcels 4 and 5: There may be reluctance to have two public street intersections 
so close together; as would be the case if both Parcels 4 and 5 were developed independently. 
An option would be to extend access from Parcel 4 over to Parcel 5 uphill from NDH (see Figure 
2). This additional length of road would deduct about nine units from the full build-out potential 
for Parcel 4. The result, however, would be a street intersection with NDH that supports traffic 
from Parcels 1, 4, and 5. At full build-out, this could be traffic from 1,485 dwelling units. By 
contrast, the Cordova Street intersection with Douglas Highway receives traffic from 3 90 
dwelling units, (approximately 210 DUs and 180 apartment units.) 

At present, it is expected that all of the land will convert to D-18. There are, however, options for 
lower-density zones such as D-15 and D-10. It is possible that the City could resort to lower-density 
zones as a compromise. Table 8 shows the development potential under each scenario. 

Table 8 - Section One, Uphill Side, Development Potential Scenarios 
Parcel Usable Acres No. DU (ti), D-10 No. DU~ D-15 No. DU Ci4 D-18 

1 58 580 870 1,044 
2 6 60 90 108 
3 4.23 42 63 76 
4 16 160 240 288 
5 9 90 135 162 

Totals 77.53 932 1,398 1,678 

Section Two: End 2009 Sewer Extension to Bonnie 

The water side has a short multi-family area containing two mobile home parks and a small apartment 
building. These have been on private sewer for many years and were created long before the modem 
CBJ land use code. The arrival of public sewer would increase the development potential, but probably 
not by much since the mobile home units already cover most of the usable land. The apartment building 
could be enlarged somewhat but it sits on a ve1y small parcel. Further out, there are 64 waterfront 
single-family parcels, of which only 5 are vacant. There is potential to add apartments to the single­
family homes but otherwise there is just no meaningful amount of land to develop. 

The uphill side has 7 4 parcels, of which 11 are vacant. Many are the result of "panhandle" subdivisions 
where a single, wide and deep parcel is cut into two lots, one behind the other and they share a single 
driveway for access to NDH. There are 34 lots configured this way, and an additional 21 that are large 
enough to divide as well. This produces the potential for 21 additional lots, most of which would be 
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large enough to host a duplex. That, plus the ability to add apartments and the vacant lots add up to a 
potential increase of 60 units over the next 20 years. 

2.6 Section Three: Bonnie Brae-Subdivision and the Commercial Area on the Water 

The water side is zoned Waterfront Commercial, a fairly limited category where most development must 
be related to the water in some way. Apartment buildings are not allowed, but hotels and motels are. 
Single-family homes and duplexes are allowed, as are subdivisions. The parcels are narrow and the 
residential road requirement discussed above would make subdividing for residential purposes very 
challenging. Finally, there are two large parcels. One is the ERA Helicopters base and they are not 
likely to be willing to redevelop their parcel. The other parcel is undeveloped, but its owners have been 
discussing commercial options with the CBJ. 

The uphill side is Bonnie Brae subdivision, which contains 112 dwelling units, mostly in zero-lot line 
configurations, and 12 vacant lots. All of the vacant lots have the potential to add 2 units so there is an 
immediate opportunity to build 24 more units on lots that already have street frontage and utilities. 
Interestingly, there is a 98-acre parcel above Bonnie Brae that is left over from the original subdivision. 
Within this parcel is another 6.6-acre area designated as a park site and the CBJ is shown as a co-owner. 
The other 91 .4 acres likely have some development potential but also contain a lot of forested wetlands 
and muskegs. Moreover, a new access route would most likely be required to connect the undeveloped 
area to NDH. The existing Bonnie Brae entrances might allow some modest development of the area 
immediately adjacent to the upper portion of Bonnie Brae, but not for the potentially hundreds of lots 
that could be created with road access. Absent a new road, there is probably potential for another 50 
units. 

2.7 Summary 

The overall population and housing growth projections above estimate the demand for 3,717 new 
dwelling units over the next 20 years. The three sections of NDH under this analysis would be able to 
host nearly half of those. Absent some dramatic new availability of land, such as on West Douglas, 
there is every likelihood that the development predicted for North Douglas will occur. 
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Table 9 - Development Potential, Kowee Creek to Bonnie Brae 
Existing DU New DU Potential 

Section One Water Side ofNDH 27 20 
Uphill Side ofNDH 32 D-10 D-15 D-18 

580 870 1,044 
60 90 108 
42 63 76 
160 240 288 
90 135 162 

Section Two Water Side of NDH 115 20 20 20 
Uphill Side of NDH 63 60 60 60 

Section Three Water Side of NDH 2 10 10 10 
Bonnie Brae Sub. 112 74 74 74 

Totals 351 1,116 1,582 1,862 

The CB.T Engineering Department issued a conceptual design and technical report for the North Douglas 
sewer project in 1998. This document presented a 30-year population forecast that coincides with the 
20-year planning horizon for the re-zone study. The sewer study included nine zones, the first four of 
which include the re-zone study area limits. The sewer study provides estimates for the design year 
(2028) population and full build-out, or saturation, population. Table 10 summarizes developable land 
area, the potential of DU types, and population projections from the sewer study. The sewer study 
predicted a growth in housing units of 219 housing units from 1998 to 2028, and a saturation-level 
increase of 1393 housing units. 

The growth of 1,116 to 1,862 housing units reported in this Development Projection Summary is more 
in line with the saturation projections than the 2028 forecast in the sewer report. 

Table 10 - North Dou2las Sewer - Growth Projection Summary 

Zone 
Undeveloped Existing (1998) Design (2028) Saturation 
Land DU Population DU Population DU Population 

1 214 80 223 112 312 510 1,564 

2 145 48 260 133 370 297 860 

3 264 87 242 119 332 328 947 

4 150 81 226 151 421 554 1, 

Totals 773 296 951 515 1,435 1,689 4,938 
Source: North Douglas Sewer Conceptual Design and Technical Report, CBJ Engineering 
Department, December 1985 
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This section describes existing traffic conditions, and projected traffic conditions in the year 2028 with 
the development of the NDH corridor area. It is organized into sections that describe: project trip 
generation and assignment; 2028 with-project volumes; and future LOS. 

3.1 Trip Generation and Distribution 

Trip generation for this project was based on the methodologies outlined in the Institute of 
Transportation Engineers (ITE) Trip Generation Manual. The ITE Trip Generation Manual is a 
nationally recognized and locally accepted method for estimating the travel characteristics of homes and 
businesses. Trip generation was determined by creating a composite trip generation rate based on the 
variety of possible developments that are expected to take place along NDH. 

Table 11 below outlines the land uses that were used to calculate the composite trip generation rate. 

Table 11- Land Uses and Descriptions 

Land Use Description 
210: Single-Family Detached All single-family detached homes on individual lots. Typical 

Housing subdivision. 

220: Apartment 
Rental dwelling unit with at least three other dwelling units. 
Typical four-plex. 

221: Low-Rise Apartment 
Rental dwelling units located in rental buildings that have one or two 
levels. 

223: Mid-Rise Apartment 
Rental dwelling units located in rental buildings that have between 
three and ten levels. 

230: Condo/Townhouse 
Residential ownership units that have at least one other unit in the 
same building structure. 

231: Low-Rise 
Residential units located in buildings with one or two levels. 

Condo/Townhouse 

270: Residential PUD 
Residential planned urban development is a combination of 
residential land uses. 

All land uses described in the Table 11 were used to determine two composite trip generation rates. 
Composite Rate A was based on land uses 210, 220, 221, and 270. This rate was then applied to all 
development proposed on the water side in Section One ofNDH, all of Section Two and Section Three. 
Composite Rate B was based on land uses 220, 221, 223, 230, and 231. This rate was applied to all 
development proposed on the uphill side ofNDH for Section One only. The trip generation rates equate 
trip generation to the number of dwelling units. 

After the composite trip generation rates were calculated, they were applied to the projected number of 
new dwelling units described earlier in this report in Table 9. Trips for three different scenarios were 
calculated based on the different zoning options available, including: D-10, D-15, and D-18. The trips 
calculated for areas on the water and uphill sides ofNDH were combined to determine the total new tTip 
generation for both the AM and PM peak hour conditions. 
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A summary of trip generation projections for NDH is shown in the following tables for the weekday AM 
and PM peak hours. Table 12, Table 13, and Table 14 outline the trip generation for the D-10, D-15, and 
D-18 development scenarios, respectively. 

Table 12 - Pro_ject Trip Generation, D-10 Zoning 
Dwelling AM Peak Hour Trips PM Peak Hour Trips 

Units In Out Total In Out Total 
Composite 

184 23 80 103 85 45 129 
Rate A 
Composite 932 102 342 444 339 199 539 
RateB 

Total 
Source: ITE Trip Generation Manual (8th Edition) 

Table 13 - Project Trip Generation, D-15 Zoning 
Dwelling AM Peak Hour Trips PM Peak Hour Trips 

Units In Out Total In Out Total 
Composite 184 23 80 103 85 45 129 
Rate A 
Composite 

1,398 153 512 665 509 299 808 
RateB 

Total 
Source: ITE Trip Generation Manual (8th Edition) 

Table 14 - Pro_ject Trip Generation, D-18 Zoning 
Dwelling AM Peak Hour Trips PM Peak Hour Trips 

Units In Out Total In Out Total 
Composite 

184 23 80 103 85 45 129 
Rate A 
Composite 

1,678 184 615 799 611 359 970 
RateB 

Total 
Source: ITE Trip Generation Manual (8th Edition) 

3.2 Trip Forecast Traffic Volumes 

Trip distributions from the proposed development were estimated based on existing turning movement 
distributions at the Douglas roundabout and at the 10th and Egan intersections. As such, 10 percent of 
project trips are expected to/from Douglas, thus traveling straight through the Douglas Highway/NDH 
roundabout. The remaining trips cross the bridge and diverge at the Egan Drive/10th Street intersection. 
At this point, 25 percent of total project trips are expected to/from the north on Egan Drive (toward the 
Mendenhall Valley), 5 percent to/from the east on 10th Street, and 60 percent to/from the south on Egan 
Drive (toward downtown). 

Project trips were then assigned to the study area based on the distribution assumptions. Typically, a 
growth rate is applied to existing traffic and added to project generated trips. A growth rate was not used 
in this case because Juneau has not shown any significant traffic growth in the past several years. The 
project trip assignments were combined with existing traffic volumes for both the AM and PM peak 
hours. 
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Traffic conditions were evaluated for this study using the Level of Service (LOS) methodologies of the 
Highway Capacity Manual (Transportation Research Board, 2000). The Highway Capacity Manual 
(HCM) is a nationally recognized and locally accepted method of measuring traffic flow and congestion 
for intersections. Criteria range from LOS A, indicating free-flow conditions with minimal vehicle 
delays, to LOS F, indicating congestion with significant vehicle delays. 

LOS for a signalized intersection is defined in terms of the average delay experienced by all vehicles at 
the intersection, typically over a specified time period such as a peak hour. Threshold values are listed 
in Table 15. LOS for roundabout intersections has not been defined by the HCM due to the variety of 
analysis methods available. However, the National Cooperative Highway Research Program (NCHRP) 
Report 572 recommends using stop controlled intersection criteria for roundabout LOS. These criteria 
are shown in Table 15 and are reported by approach. The differing LOS criteria reflect drivers' 
increased tolerance for delay at signalized intersections. 

Table 15- Intersection Level of Service 
. . 

I H\C'..11 Jill 

Level 
Signalized 

Roundabout 
of 

Control 
Control Delay General Description 

Delay 
Service 

(sec/veh) 
(sec/veh) 

A slO slO Free flow 

B >10 20 > 10-15 Stable flow (slight delays) 

C >20- 35 > 15-25 Stable flow ( acceptable delays) 
Approaching unstable flow (tolerable delay, 

D >35 55 >25-35 occasionally wait through more than one signal 
cycle before proceeding) 

E >55 80 >35-50 Unstable flow (intolerable delay) 
F > 80 >50 Forced flow (jammed) 

Source: Highway Capacity Manual (TRB, 2000) 

The Egan Drive and 10th Street intersection is a signalized intersection. The LOS was calculated using 
Synchro Version 7, Build 793 (Trafficware, 2007). This intersection analysis software tool is based on 
the methodologies ofHCM 2000 and is accepted by DOT&PF. The Douglas roundabout intersection 
was analyzed using the methodologies presented in NCHRP 572, which is the DOT &PF preferred 
method. Roundabout delay and LOS are reported as a weighted average for the entire intersection, while 
the volume to capacity (v/c) ratio is reported for the approach with the highest v/c ratio. Signal statistics 
are reported as an average for the entire intersection. 

3-20 

Packet Page 127 of 416 

Attachment E



City and Borough of Juneau 
North Douglas Highway Rezone 

3.3.1 Existing Conditions 

Traffic Impact Analysis 
August 2009 

Existing traffic operations were analyzed as a means of comparison again the trips generated by the 
development along NDH. Evaluations were conducted based upon existing road geometries and control 
data noted in the field. Table 16 and Table 17 provide summaries of existing LOS, average vehicle 
delays, and the v/c ratio. 

Table 16- Existing Level of Service Summary -
AM Peak Hour 

Location 
LOS1 Delay2 V/C3 

Egan/10th E 57.0 1.12 

Douglas Hwy/NDH B 12.5 0.77 

1. LOS = level-of-service 
2. Average control delay for intersection (sec/veh) 
3. V/C volume to capacity ratio 

Table 17 - Existing Level of Service Summary 
- PM Peak Hour 

Location 
LOS1 Delav2 V/C3 

Egan/10th D 51.0 1.17 

Douglas Hwy/NDH A 8.4 0.65 

1. LOS = level-of-service 
2. Average control delay for intersection (sec/veh) 
3. V/C = volume to capacity ratio 

3.3.2 Future Conditions 

The intersections were analyzed to evaluate traffic conditions and operations that include the proposed 
development, based on the forecasts described above. Table 18 and Table 19 provide a summary of the 
analyses for the AM and PM peak hours, respectively. 

Table 18- Future Level of Service Summary -AM Peak Hour 

Location 
D-10 Development D-15 Development D-18 Development 

LOS1 Delav2 VIC3 LOS Delay VIC LOS Delay VIC 
Egan/10th F 103.1 1.30 F 125.9 1.50 F 361.9 3.11 

Douglas Hwy/NDH F 149.7 1.17 F 343.7 1.38 F 519.3 1.52 

1. LOS= level-of-service 
2. Average control delay for intersection (sec/veh) 
3. V /C = volume to capacity ratio 
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Table 19- Future Level of Service Summary - PM Peak Hour 

Location 
D-10 Development D-15 Development D-18 Development 

LOS1 Delay2 VIC3 LOS Delay VIC LOS Delay VIC 
Egan/10th F 184.4 2.18 F 244.6 2.58 F 361.9 3.11 
Douglas Hwy/NDH B 13.7 0.71 C 24.2 0.90 E 48.0 1.00 
1. LOS level-of-service 
2. Average control delay for intersection (sec/veh) 
3. V/C volume to capacity ratio 

Traffic Volumes at these two intersections are portrayed in Figures 3 through 6. AM and PM traffic 
volumes are shown for the existing conditions along with each of the different levels of development. 

The intersections were also evaluated to estimate how much additional traffic could be added before the 
LOS was reduced to F. At Egan Drive/10th Street, the limiting time was the PM peak hour. The 
intersection would be able to accommodate an additional 517 entering vehicles before reaching LOS F 
during the PM peak hour, assuming the signal phase splits could be optimized for the traffic volumes. 
This corresponds to an additional 184 dwelling units at Composite Rate A plus an additional 666 
dwelling units at Composite Rate B. 

At the Douglas Highway/NDH roundabout, the AM peak hour was the limiting time, at which time the 
roundabout would be able to accommodate an additional 334 vehicles before reaching LOS F. This 
corresponds to an additional 184 dwelling units at Composite Rate A plus an additional 481 dwelling 
units at Composite Rate B. The Federal Highway Administration states that when v/c ratios on 
roundabout approaches exceed 0.85, operations tend to breakdown frequently and unpredictably. If the 
v/c ratio threshold is used to determine roundabout failure, only 126 additional AM peak hour vehicles 
could be added. This corresponds to an additional 184 dwelling units at Composite Rate A plus an 
additional 48 dwelling units at Composite Rate B. 

3-22 

Packet Page 129 of 416 

Attachment E



EXISTING 

USKH 
Architecture • Engineering 

Land Surveying • Planning 

15 

& 
PROJECT: NORTH DOUGLAS HIGHWAY REZONE 

CITY AND BOROUGH OF JUNEAU TRAFFIC IMPACT ANALYSIS 

*ALASKA'S CAPITAL CITY TITLE: AM VOLUME DATA FOR 
1 0TH STREET & EGAN DRIVE 

DEPARTMENT OF ENGINEERING CLIENT: CITY .i' BOROUCH OF JUNEAU 

FIGURE NO. 

Packet Page 130 of 416 

Attachment E



I: 978801 Dw 

EXISTING 

D10 

USKH .Al. CITY AND BOROUGH OF JUNEAU • * ALASKA'S CAPITAL CITY 

D15 

PROJECT: 

TITLE: 

NORTH DOUGLAS HIGHWAY REZONE 
TRAFFIC IMPACT ANALYSIS 

PM VOLUME DATA FOR 
10TH STREET &: EGAN DRIVE 

D18 

Architecture • Engineering 

Land Surveying • Planning DEPARTMENT OF ENGINEERING 1-C-LIE-N-T: -----C-'lTY-1: -»O-RO-UC_'H_OF_J_UN.-'EA_U _______ ---1 

FIGURE NO. 

4 

Packet Page 131 of 416 

Attachment E



I: 978801 Ow 

Dl 

USKH 
Architecture • Engineering 

Land • Planning 

' 

PROJECT: NORTH DOUGLAS HIGHWAY REZONE 
CITY AND BOROUGH OF JUNEAU TRAFFIC IMPACT ANALYSIS * ALASKA' s CAPITAL CITY r-:T=lTL::E.-· --t-:....:.A:....:.M=-=--:V:...::O_:L:::U:.:..M:::.:E~O~A..::;T~A~f!::__O_R _____ _J 

DEPARTMENT OF ENGINEERING t-;;,~-t-T~Hrv"E~D"nnO;;;;U;;;-;G;-;LA;;--;;S~R;;:0-=U:..:...N.:.:D:.:...A:=B:..::O:..::U:..:T ___ _J 
I CLIENT: CITY .t BOROUGH OF JUNEAU 

FIGURE NO. 

Packet Page 132 of 416 

Attachment E



978801 Traffic 

D10 

.Al CITY AND BOROUGH OF JUNEAU • * ALASK4'S CAPITAL CITY 

PROJECT: 

TITLE: 

~,~ 
~\t 

:.A 

~ 

~ 
'5'6. V C)j b<C) 

&<~v(( 
"~~ 7. (S> 

6'7. 

NORTH DOUGLAS HICHWAY REZONE 
TRAFFIC IMPACT ANALYSIS 

FIGURE NO. 

PM VOLUME DATA FOR 
THE DOUGLAS ROUNDABOUT 6 Architecture • Engineering 

Land Surveying Planning DEPARTMENT OF ENGINEERING 1-C-Ll-EN-T:---+--Cl_TY_/J:_BO-RO-UC-1/_0_F -JU-NE.-'.AU _______ _ 

Packet Page 133 of 416 

Attachment E



City and Borough of Juneau 
North Douglas Highway Rezone 

3.4 Access Road Intersections 

Traffic Impact Analysis 
August2009 

The access road schemes for future development along the NDH corridor have not been established at 
this time. Driveways and access roads connecting to NDH will be subject to the DOT &PF driveway 
permit process. In general, access points for new developments should be aggregated to the extent 
feasible, and access roads should be spaced at least one quarter mile from adjacent access roads. 

The need for auxiliary lanes at access road intersections will depend on the traffic demands at the 
intersection, both turning onto the access road and continuing through the intersection on NDH. The 
following figures from NCHRP 457 give guidance on what traffic thresholds justify adding auxiliary 
turn bays onto NDH. Figure 7 applies for left-tum lanes and Figure 8 is applicable to right-tum lanes. It 
will be the responsibility of the developer to detern1ine what, if any, auxiliary lanes are necessary on the 
access roads. 
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Figure 7 Left-Turn Lane Thresholds 
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Figure 8 Right-Turn Lane Thresholds 

3.5 Pedestrian and Bicycle Facilities 

This segment of North Douglas Highway has 12-foot traffic lanes and 6- to 8-foot shoulders. Commuter 
bicycle traffic may use the traffic lanes or shoulders. The shoulders provide for other non-motorized 
traffic. In the 5-year time period analyzed in Section 2.6, only one collision involving non-motorized 
traffic has occurred. In May 2004 a vehicle collided with a pedestrian near 1.3 Mile causing a minor 
injury. The collision occurred during daylight hours on a straight and dry section of highway; inadequate 
pedestrian facilities do not appear to have been a factor. 

Shoulder widths should be maintained when adding or improving access points along the highway. If 
auxiliary lanes are warranted, maintaining current lane and shoulder widths will help maintain a safe 
environment for non-motorized use. 

3.6 Accident Analysis 

DOT&PF analyzed safety at the intersections of Egan Drive and 10th Street and Douglas Highway and 
NDH and published the results in a Prelimina1y Engineering Report in December 2002. The analysis 
concluded that both intersections warranted safety improvements. DOT &PF constructed the roundabout 
at the Douglas Highway and NDH intersection to address capacity and safety in 2006. Recommended 
improvements at Egan Drive and 10th Street have not been constructed. DOT &PF has not recently 
studied collisions at these two intersections, but since traffic volumes have not increased, anecdotal 
evidence suggests no significant changes in safety conditions at the Egan Drive and 10th Street 
intersection, and improved safety at the Douglas roundabout. 

DOT&PF provided collision statistics for NDH north of the roundabout for 2003 through 2007. A total 
of 37 collisions were reported within the limits of this study. No collisions resulted in fatalities, 3 caused 
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an incapacitating injury, 12 caused only non-incapacitating or possible injuries, and 22 resulted only in 
prope1ty damage. The tables below summarize the number of collisions by date, location and type. 

Table 20 - Collisions by Year 
Year No. 
2003 12 
2004 7 
2005 5 
2006 6 
2007 7 
Total 37 

Table 21 - Collisions by Location 
Milepoint Range No. 

0 - 0.5 7 
0.5 - 1 5 
1 - 1.5 8 
1.5 2 6 
2 - 2.5 2 
2.5 - 3 4 
3 - 3.3 5 
Total 37 

Table 22 - Collisions by Type 
Type No. 

Rear End 8 
Angle 9 

Pedestrian 1 
Parked Vehicle 1 

Intersection/Driveway 15 
Single Vehicle 17 

Multiple Vehicle 20 

The collision history shows a pattern of accidents at intersections and driveways, which is typical of 
high-speed highways with many access points. The rate of accidents is not high, but adding driveways 
along NDH is likely to increase that rate. To the extent possible, new development should use existing 
access points. New and improved access points should meet DOT&PF intersection and driveway design 
standards. Auxiliary lanes, if warranted (Section 2.4), should be used. 

3.7 Traffic Impact Mitigation 

Full development at any of the three housing mix scenarios presented in Chapter 1 would eventually 
result in LOS levels at Egan Drive and l 0th Street that fall below minimum LOS standards. However, 
this development will occur over time and the re-zoning action in and of itself does not generate traffic. 
The re-zoning action will not require traffic impact mitigation. This report identifies the likelihood of 
decreased LOS at the critical intersections analyzed in this study as development occurs along NDH. 
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The development of land along NDH has the potential to accommodate much of Juneau's population 
growth for the next 20 years. The traffic generated by this development will negatively impact the LOS 
at the Douglas roundabout and the intersection of Egan Drive and 10th Street. Eventually, improvements 
to these intersections may be warranted to allow this growth to occur. Mitigation of impacts to 
pedestrian and bicycle facilities and safety are not likely to be warranted. 

The re-zoning action will not cause impacts to traffic, but does increase the opportunity and potential for 
growth in the study area. Mitigation of these future impacts is not required for the rezoning action. As 
the development occurs over time, the impacts are projected to increase to the point that improvements 
at the subject intersections will be necessary. 
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TABLE 49.25.400 

TABLE OF DIMENSIONAL STANDARDS 

Zoning Regulations RR D-1 D-3 D-5 D-10 SF D-10 D-15 D-18 MU MU2 LC GC WC WI I 

Minimum Lot Size 1 

Permissible Uses 36,000 36,000 12,000 7,000 3,600 10 6,000 5,000 5,000 4,000 4,000 2,000 2,000 2,000 2,000 2,000 

Bungalow 9 18,000 6,000 3,500 2,500 3,000 3,000 2,500 

Duplex 54,000 54,000 18,000 10,500 

Common Wall Dwelling 7,000 3,600 10 5,000 3,500 2,500 2,500 

Single-family detached, two dwellings 
per lot 

72,000 72,000 24,000 

Minimum lot width 150′ 150′ 100′ 70′ 40′ 50′ 50′ 50′ 50′ 50′ 20′ 20′ 20′ 20′ 20′ 

Bungalow 9 75′ 50′ 35′ 25′ 25′ 25′ 25′ 

Common wall dwelling 60′ 40′ 40′ 30′ 20′ 20′ 

Minimum lot depth 150′ 150′ 100′ 85′ 85′ 10 85′ 80′ 80′ 80′ 80′ 80′ 60′ 60′ 60′ 60′ 

Maximum lot coverage 

Permissible uses 10% 10% 35% 50% 50% 50% 50% 50% None 80% None None None None None 

Conditional uses 20% 20% 35% 50% 50% 50% 50% 50% None 80% None None None None None 

Maximum height permissible uses 45′ 35′ 35′ 35′ 35′ 35′ 35′ 35′ None 45′ 4 45′ 55′ 35′ 4 45′ 4 None 
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Zoning Regulations RR D-1 D-3 D-5 D-10 SF D-10 D-15 D-18 MU MU2 LC GC WC WI I 

Accessory 45′ 25′ 25′ 25′ 25′ 25′ 25′ 25′ None 35′ 35′ 45′ 35′ 4 45′ 4 None 

Bungalow 9 25′ 25′ 25′ 25′ 25′ 25′ 25′ 

Minimum front yard setback 3 25′ 25′ 25′ 20′ 20′ 10 20′ 20′ 20′ 0′ 5′ 5,8 25′ 10′ 10′ 10′ 10′ 

Minimum street side yard setback 17′ 17′ 17′ 13′ 10′ 13′ 13′ 13′ 0′ 5′ 17′ 10′ 10′ 10′ 10′ 

Minimum rear yard setback 3 25′ 2 25′ 25′ 20′ 10′ 20′ 15′ 10′ 0′ 5′ 10′ 10′ 10′ 10′ 10′ 

Minimum side yard setback 3 15′ 2 15′ 10′ 5′ 3′ 5′ 5′ 5′ 0′ 5′ 10′ 10′ 10′ 10′ 0′ 

Common wall dwelling 10′ 6 3′ 5′ 7 5′ 7 5′ 7 5′ 7 

Notes: 

1. Minimum lot size is existing lot or area shown on chart in square feet. 

2. Sixty feet between nonresidential and designated or actual residential site; 80 feet between industrial, extractive and other uses. 

3. Where one district abuts another the greater of the two setbacks is required for both uses on the common property line. 

4. (Height Bonus) Reserved. 

5. (Pedestrian Amenities Bonus) Reserved. 

6. Zero-foot setback for the portion of the dwelling with a common wall, five-foot setback or five-foot wide easement for the portion of the dwelling at the common lot line 
without a common wall, and ten-foot setback for the remaining side yards of the lot. 

7. Zero-foot setback for the portion of the dwelling with a common wall, five-foot setback or five-foot wide easement for the portion of the dwelling at the common lot line 
without a common wall, and five-foot setback for the remaining side yards of the lot. 

8. On corner lots, buildings shall be set back 15 feet from a street intersection. The area in which buildings shall be prohibited shall be determined by extending the edge of the 
traveled ways to a point of intersection, then measuring back 15 feet, then connecting the points. 

9. Special restrictions apply to construction on bungalow lots. See special use provisions 49.65.600. 

10. For lots adjacent to an alley, the following reductions to the dimensional standards apply: 

(a) Minimal lot area includes 50% of adjacent alley (see graphic). 

(b) Minimal lot depth includes 50% of the width of adjacent alley. 

(c) Minimum front yard setback of ten feet. 
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49.25.300 - Determining uses. 

(a) (1) Listed uses. There is adopted the table of permissible uses, table 49.25.300. The uses permitted in a zoning area shall be determined 
through the table of permissible uses by locating the intersection of a horizontal, or use axis and a vertical, or zone axis. The conditions 
and procedures applicable to the use in the zone thus located shall be as indicated thereat by the digits "1," "2" or "3" as more fully set 
out in this section and by letters of the alphabet as more fully set out by footnotes in the table. The absence of a digit at the intersection 
of use and zone axes means that the identified use is not permitted in the identified zone. 

(2) Unlisted uses. The allowability of a use not listed shall be determined pursuant to section 49.20.320. 

(3) Uses listed more than once. Where a use might be classified under more than one category, the more specific shall control. If equally 
specific, the more restrictive shall control. 

(4) Accessory uses. Uses constituting an incidental or insubstantial part of a permissible use and commonly associated with the 
permissible use may be allowed as an accessory use. 

(b) (1) When used in conjunction with a particular use in the table of permissible uses, the number "1" indicates that the use requires 
department approval pursuant to chapter 49.15, article III, in conjunction with the issuance of a building permit. The use is allowed in the 
district, but limited conditions may be attached to the approval. 

(2) The number "2" indicates the use requires an allowable use permit from the planning commission. Such uses are allowed in the district, 
but specified conditions may be attached to the allowable use permit by the commission. The permit procedure is outlined in chapter 
49.15, article I. 

(3) The number "3" indicates the use requires a conditional use permit from the commission. The use may or may not be allowed at a 
particular location, depending on a determination of its compatibility with surrounding or proposed land uses. The planning commission 
may attach any condition to ensure the compatibility of the proposed use. The conditional use permit procedure is outlined in chapter 
49.15, article I. 

(c) A combination of digits such as "1, 3" or "2, 3" indicates that the approval procedure for the identified use in the identified zone will vary 
depending on whether the project is a major or minor development. 

(1) If the project is a minor development the first number of the combination shall indicate the applicable procedure. 

(2) If the project is a major development the second number shall indicate the applicable procedure. 

(3) Minor development means development which is classified by zoning district as follows: 

(A) Rural reserve district: A residential development containing two or fewer dwelling units, two or fewer bedrooms leased on a daily or 
weekly basis, or a nonresidential building totaling less than 10,000 square feet or using less than one acre of land in total. 

(B) Single-family residential districts: A residential development containing two or fewer dwelling units, two or fewer bedrooms leased 
on a daily or weekly basis, or a nonresidential building totaling less than 5,000 square feet or using less than 10,000 square feet of 
land in total. 
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(C) Multifamily residential districts: A residential development containing eight or fewer dwelling units, eight or fewer bedrooms leased 
on a daily or weekly basis, or a nonresidential building totaling less than 5,000 square feet or using less than 10,000 square feet of 
land in total. 

(D) Commercial and mixed use districts: A residential development containing 12 or fewer dwelling units, 12 or fewer bedrooms leased 
on a daily or weekly basis, or a nonresidential building totaling less than 10,000 square feet or using less than one-half acre of land 
in total. 

(E) Industrial districts: Non-residential buildings totaling 15,000 square feet or using less than one acre of land in total. 

(4) Major development means all development activity that is not a minor development. 

(5) Exceptions. Exceptions to the use of minor and major development classifications as a method of determining the applicable approval 
procedure shall be as noted in the table of permissible uses. 

(Serial No. 87-49, § 2, 1987; Serial No. 89-01, § 2, 1989; Serial No. 89-14, § 2, 1989; Serial No. 89-16, § 2, 1989; Serial No. 89-20, § 
2, 1989; Serial No. 89-28, § 2, 1989; Serial No. 89-29, § 2, 1989; Serial No. 89-30, § 2, 1989; Serial No. 89-31, § 2, 1989; Serial No. 
90-21, § 2, 1990; Serial No. 90-52, § 3, 1990; Serial No. 90-54, §§ 2, 3, 1991; Serial No. 91-01, § 3, 1991; Serial No. 91-36, § 2, 
1991; Serial No. 92-09, § 3, 1992; Serial No. 93-05, § 2, 1993; Serial No. 93-46, §§ 2—4(Exh. A) and (Exh. B), 1993; Serial No. 94-
07, §§ 2, 3(Exh. A) and (Exh. B), 1994; Serial No. 94-40, § 2(Exh. A), 1994; Serial No. 95-09, §§ 2, 3(Exh. A) and (Exh. B), 1995; 
Serial No. 97-10, § 2(Exh. A), 1997; Serial No. 97-19, § 2(Exh. A), 1997; Serial No. 97-47, §§ 2, 3(Exh. A), 1997; Serial No. 98-09, § 
4(Exh. A), 1998; Serial No. 98-39, §§ 2—4(Exh. A), 1998; Serial No. 98-40, § 2(Exh. A), 1999; Serial No. 99-22, § 7, 1999; Serial 
No. 2000-46, § 2(Exh. A), 11-20-2000; Serial No. 2001-12, § 2(Exh. A), 4-02-2001; Serial No. 2010-22, §§ 2, 3(Exh. A), 7-19-2010; 
Serial No. 2015-07(b)(am), § 2, 2-23-2015, eff. 3-26-2015 ; Serial No. 2015-03(c)(am), § 18, 8-31-2015 ) 
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TABLE OF PERMISSIBLE USES - CBJ 49.25.300 

Zones 

Use Description RR 
D-
1 

D-
3 

D-
5 

D-
10 
SF 

D-
10 

D-
15 

D-
18 

LC GC MU MU2 WC WI I 

1.000 RESIDENTIAL 

1.100 Single-family dwellings 

1.120 Single-family detached, two dwellings per lot 1 1 1 

1.300 Multifamily dwellings 
1, 
3 

1, 
3 

1, 
3 

1, 
3 

1, 
3 

1, 3 1, 3 3 

1.600 Miscellaneous, rooms for rent situations 

1.610  
Rooming, boarding houses, bed and breakfasts, single room occupancies with 

shared facilities, transitional housing, and temporary residences. Owner or 
manager must live on site. 

3 3 3 3 3 
1, 
3 

1, 
3 

1, 
3 

1, 
3 

1, 
3 

1 1 3 N 

1.630  Single room occupancies with private facilities 
1, 
3 

1, 
3 

1, 
3 

1, 
3 

1, 
3 

1, 3 1, 3 1, 3 

1.800 Mobile homes 

1.810 Residential mobile homes on individual lots E 3 3 3 

1.820 Mobile home parks E 3 3 3 3 3 3 
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I I I I I I I I I I I I I I I 

I 

3.000 

Zones 

D-
D- D- D- D- D- D-

Use Description RR 10 LC GC MU MU2 WC WI 
1 3 5 10 15 18

SF 

1.830 Mobile home subdivision E 3 3 3 3 3 3 3 

3 F 3 F 3 F1.840 Recreational vehicle parks F 

1.900 Common wall development 

1.910 Two dwelling units 1 1 1 1 1 

1.920  Three or more dwelling units 1, 3 
1, 
3 

1, 
3 

1, 
3 

1, 
3 

1, 
3 

1, 3 1, 3 

PROFESSIONAL OFFICE, CLERICAL, RESEARCH, REAL ESTATE, OTHER OFFICE SERVICES G 

3.100 Offices greater than 1,000 but not more than 2,500 square feet 3 3 3 1 1 1 1 3 N 

4.000 MANUFACTURING, PROCESSING, CREATING, REPAIRING, RENOVATING, PAINTING, CLEANING, ASSEMBLING OF GOODS G 

1, 1, 1 N , 1 N , 1,
3 T4.050 Light manufacturing 3 1, 3 1, 3 

3 3 3 N 3 N 3
3 

1 1
3 T4.150 Rock crusher Q Q 3 N 3 

RECREATION, AMUSEMENT, ENTERTAINMENT 

6.100 Indoor activity conducted entirely within building or substantial structure 
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Zones 

Use Description RR 
D-
1 

D-
3 

D-
5 

D-
10 
SF 

D-
10 

D-
15 

D-
18 

LC GC MU MU2 WC WI I 

6.120  
Tennis, racquetball, squash courts, skating rinks, exercise facilities, swimming 

pools, archery ranges 
3 3 3 3 3 

1, 
3 

1, 
3 

1, 3 1, 3 3 

6.130 Theaters seating for 200 or fewer 3 T 3 3 1 1 1 1 3 N 3 

6.200 Outdoor activity conducted outside enclosed buildings or structures 

7.000 INSTITUTIONAL DAY OR RESIDENTIAL CARE, HEALTH CARE FACILITIES, CORRECTIONAL FACILITIES 

7.150 Health care clinics, other medical treatment facilities providing out-patient care 3 3 
1, 
3 

1, 
3 

1, 3 1, 3 

7.300 Day care centers 3 3 3 
1, 
3 

1, 
3 

1, 3 1, 3 

8.000 RESTAURANTS, BARS, NIGHTCLUBS 

8.050 Small restaurants, less than 1,000 ft 2 without drive through service 3 T 3 3 3 1 1 1 1 1 N 3 

10.000 STORAGE, PARKING, MOORAGE 

10.230 Snow storage basin 

10.235 
Regional, ½ to 1 acre 3 3 3 Z 3 Z 3 3 Z 1 1 
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Zones 

Use Description RR 
D-
1 

D-
3 

D-
5 

D-
10 
SF 

D-
10 

D-
15 

D-
18 

LC GC MU MU2 WC WI I 

10.237 
Area wide, over 1 acre 3 3 Z 3 Z 3 Z 3 3 

10.500 Moorage 

10.510 Public, commercial 3 3 3 3 3 3 3 1, 3 1, 3 
1, 
3 

10.600 Floating structures supporting seasonal, commercial recreation 3 3 3 3 3 

12.000 SERVICES AND ENTERPRISES RELATED TO ANIMALS 

12.100 Veterinary clinic 3 3 3 3 
1, 
3 

3 3 
1 N , 
3 N 

1 N , 
3 N 1 

12.250 Day animal services, grooming, walking, day care 3 3 3 3 3 3 3 3 3 
1, 
3 

12.310 Wild animal rehabilitation facilities without a visitor component 3 3 3 3 3 3 3 N 3 

14.000 AQUACULTURE, AGRICULTURE, SILVICULTURE, MINING, QUARRYING OPERATIONS, SPRING WATER BOTTLING 

14.100 Aquaculture 3 3 3 3 3 3 3 1 1 3 

14.200 Commercial agricultural operations 
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Zones 

Use Description RR 
D-
1 

D-
3 

D-
5 

D-
10 
SF 

D-
10 

D-
15 

D-
18 

LC GC MU MU2 WC WI I 

14.220 Including farm animals M 1, 3 3 
1, 
3 

14.230 Stabling of farm animals M 3 3 3 3 3 3 
1, 
3 

14.250 Personal use agriculture 

14.253 Hens, 6 maximum 1 1 1 1 1 1 3 3 1 1 3 3 1 1 1 

14.400 Mining operations 
2, 3 

K 3 3 3 N 3 N 2 

14.500 Sand and gravel operations l 3 3 3 3 3 3 N 3 N 3 

14.800 Spring water bottling 3 3 3 3 3 3 3 3 
1, 
3 

15.000 MISCELLANEOUS PUBLIC AND SEMIPUBLIC FACILITIES 

15.100 Post office 3 3 3 3 3 3 3 
1, 
3 

1, 
3 

1, 
3 

1, 3 1, 3 3 N 3 N 1, 
3 

15.400 Military reserve, National Guard centers 3 3 3 3 3 3 N 3 N 3 

15.700 Public works facility 3 3 3 3 3 3 1, 
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Zones 

Use Description RR 
D-
1 

D-
3 

D-
5 

D-
10 
SF 

D-
10 

D-
15 

D-
18 

LC GC MU MU2 WC WI I 

3 

18.500 Wireless Communication Facilities See CBJ 49.65, Wireless Communication Facilities 

20.000 CEMETERY, CREMATORIUM, MORTUARY 

20.300 Funeral home 3 3 3 3 3 3 
1, 
3 

1 3 3 

Key: 

1. Department approval requires the department of community development approval only. 

1, 3. Department approval required if minor development, conditional use permit required if major development. 

2. Allowable use permit requires planning commission approval. 

3. Conditional use permit requires planning commission approval. 

2, 3. Allowable use permit required if minor development, conditional use permit required if major development. 

Notes: 

A. A single-family residence is allowed as an owner or caretaker residence that is accessory to an existing permitted use in the industrial 
zone. 

B. Reserved. 

C. Reserved. 

D. Reserved. 
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E. See special use regulations for mobile homes, chapter 49.65, article III. 

F. See special use regulations for recreational vehicles, chapter 49.65, article IV. This use allowed by service area designation not zoning 
district. 

G. All uses subject to additional performance standards, chapter 49.65, article VIII. 

H. Reserved. 

I. Reserved. 

J. Applies to over 2 acres of harvest area. 

K. See special use regulations, chapter 49.65, article I. Mining operations are a conditional use in the urban mining district and an allowable 
use in the rural mining district. 

L. See special use regulations, chapter 49.65.200, article II. 

M. Only applicable to the commercial or private stabling of more than three farm animals, or where the running or stabling area is closer 
than 100 feet to the nearest residence other than the owner for any number of farm animals. 

N. Use must be water-dependent, water-related, or water-oriented. 

O. Standards for collection structures: containers must be well maintained and allow no spillage of contents; a specific person or group 
must be responsible for maintenance of the structure and that person or group shall have a contact telephone number posted on the 
collection structure; collection structure must be situated so as to not affect traffic or parking; directional signs shall be limited to six 
square feet and identification signs shall be limited to 24 square feet; such signs will not be included in total sign area allowed for a 
complex; and the structure shall not exceed a height of six feet. Identification is to be in the following format: greater prominence, the 
City and Borough recycling logo and the recyclable material identification; lesser prominence, the sponsor name and the contact phone 
number. 

P. Preexisting allowable or conditional use permit: If recycling activity is determined by the director to be an accessory use to a use 
previously permitted under either an allowable or a conditional use permit, the activity may be approved by the department. Other 
conditions may be required before recycling activity is permitted. 

Q. Must be in conjunction with an approved state or municipal public road construction project, and must be discontinued at the completion 
of the project. Road construction by private parties for subdivision development is excluded except as provided in this title. Rock crushed 
on-site must be used on-site. Crushing shall be limited to 8:00 a.m.—5:00 p.m. unless the director authorizes otherwise. 

R. Towers shall: be for amateur use only; meet the setback requirements of the zoning district; be unlit except as required by the Federal 
Aviation Administration. Towers shall be installed in conformance with a valid building permit, application for which shall include a copy 
of the applicant's amateur station license. 

S. Limited to lots directly fronting on Glacier Highway West of Industrial Boulevard. 

T. Must be associated with a unique site specific feature in order to function. Example: Glacier research station - Juneau Icefield location. 

U. No storage permitted on the first floor of a building. 
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V. Primarily intended for rooftop locations in urban areas. 

W. The capacity of a park shall be determined by the Director of the Community Development Department or designee in consultation with 
the Director of the Parks and Recreation Department. 

X. Special requirements apply to accessory apartment applications. See CBJ § 49.25.510(k). 

Z. Snow storage may be permitted for a maximum of five years. After five years a new application must be filed. 

AA. Does not apply to wireless communication facilities. 

AB. Use is prohibited in the urban service area but allowed outside the urban service area. An owner or manager must live on site. 

AC. Use is prohibited within 1,000 feet of recognized neighborhood association established in accordance with CBJ chapter 11.35. 

(Serial No. 2002-14, § 2, 4-1-5-2002; Serial No. 2002-29, § 2, 11-4-2002; Serial No. 2003-27am, § 5, 6-16-2003; Serial No. 2003-41, 
§ 2, 9-22-2003; Serial No. 2003-41, § 2, 9-8-2003; Serial No. 2004-09, § 2, 4-12-2004; Serial No. 2006-07, § 2, 4-3-2006; Serial No. 
2007-39, § 8, 6-25-2007; Serial No. 2009-22(b), § 2, 10-12-2009; Serial No. 2010-22, § 3(Exh. A), 7-19-2010; 2014-32(e)am, §§ 6—8, 
9-29-2014, eff. 10-29-2014 ; Serial No. 2015-07(b)(am), §§ 2—4, 2-23-2015, eff. 3-26-2015 ; Serial No. 2015-34(am), § 2, 7-20-2015, eff. 8-20-
2015 ; Serial No. 2015-03(c)(am), § 19, 8-31-2015 ; Serial No. 2015-32, §§ 2, 3, 8-10-2015 ; Serial No. 2015-38(b)(am), § 6, 5-2-2016, eff. 6-2-
2016 ; Serial No. 2015-39(am), §§ 2—7, 11-9-2015 ) 
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-----Original Message-----
From: Margo Waring [mailto:margowaring@gmail.com] 
Sent: Friday, April 20, 2018 5:58 PM 
To: PC_Comments 
Subject: North Douglas Rezone 

I was unable to attend the meeting at the Douglas Library on the re-zone of a parcel on the North 
Douglas Hwy. 

My comment is that, if the re-zone is granted, I hope you will make sure that access to the Bench Road is 
provided so that we do not get into the situation where the Bench Road is jeopardized becaue too many 
parcels are developed without access. 

Margo Waring 
11380 N. Douglas Hwy 
Juneau, AK 99801 

Attachment G

mailto:margowaring@gmail.com
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Please Come to a Meeting 

Your Community, Your Voice 
About a Proposed Rezone in Your Neighborhood 
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155 S. Seward Street Juneau, Alaska 99801 

TO: 

Proposed Rezone 
4535 N. Douglas Hwy 

Eagle
Creek 

N. Douglas Hwy 

TheCommunityDevelopmentDepartmentishostinganopportunityforthecommunityto 
discuss an application to rezone a property at 4535 N. Douglas Highway from D-3 to D-15, 
which would allow for more dwellings per acre. Depending on your property’s location 
from the subject lot, you may also be able to request this same rezone. Your questions, 
commentsandconcernswillbeaddressedatthisneighborhoodmeeting. 

NEIGHBORHOOD MEETING 
Wednesday, April 18, 6 to 7 pm 
Douglas Public Library Meeting Room 

Ifyouarenotabletoattendbuthavequestionsorcomments,pleasecontact 
TimFelstead,CDDPlanner,at(907)586-0466ortim.felstead@juneau.org. 

This project is scheduled for review by the Planning Commission on 
May 22, 2018. All property owners within 500 feet of the proposed 
rezone will receive a separate notice with details on how and where 
to submit comments or testify before the Commission.  

Printed April 6, 2018 

Case No.: AME2018 0002 
Parcel No.: 6D0601130120 
CBJ Parcel Viewer: http://epv.juneau.org 

mailto:TimFelstead,CDDPlanner,at(907)586-0466ortim.felstead@juneau.org
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Invitation to Comment 

Your Community, Your Voice 
On a proposal to be heard by the CBJ Planning Commission 
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155 S. Seward Street Juneau, Alaska 99801 

TO: 

Proposed Rezone 

4535 N. Douglas Hwy 

Eagle
Creek 

N. Douglas Hwy 

Anapplicationhasbeensubmittedforconsiderationandpublichearingbythe 
PlanningCommissionforaRezoneof4535N.DouglasHighwayfromD-3toD-15, 
allowingformoredwellingsperacre. Ifrecommendedforapproval, therequest 
willbesenttotheCBJAssemblyforfinalconsideration. 

Staff Report expected to be posted Monday, May 14 at 

https://beta.juneau.org/assembly/assembly-minutes-and-agendas 
T I M E L I N E 

You may testify and bring 
up to 2 pages of written 
material (15 copies) in City 
Hall’s Assembly Chambers, 
155 S. Seward St., Juneau. 

Comments received during 
this period will be sent to the 
Planner, Tim Felstead to be 
included in the staff report. 

Comments received during this period 
will be sent  directly to Commissioners 
to read over the weekend in 
preparation for the hearing. 

May 1 through 12 noon, Friday, May 18 Now through April 30, 2018 
HEARING DATE & TIME 

7:00 pm, May 22, 2018 
[month/day] 

Results will be 
posted online, and 
if recommended 
for approval, the 
case will be sent to 
the CBJ Assembly. 

Phone: (907)586-0715  Email: pc_comments@juneau.org 
Mail: Community Development, 155 S. Seward St, Juneau AK 99801 

Printed April 19, 2018 

Case No.: AME2018 0002 
Parcel No.: 6D0601130120 
CBJ Parcel Viewer: http://epv.juneau.org 

mailto:pc_comments@juneau.org
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AME2018 0002 

A rezone request from D-3 to D-15 
along North Douglas Highway. 

 

..l_ CtTY'80ROUGH OF JUNeAU 

• • AlASKA'S CAPITAL CITY 

Capital Park

Planning Commission Meeting 

May 22, 2018 

AME2018 0002 Vicinity Map 

1 
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AME2018 0002 Zoning Map 
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Overview 
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Site Size: 1.64 acres (71,590 sf) 

Property Owner/Applicant: Hank Martin (since 2017) 

Existing Zoning: D-3 (Single family residential), 

Comprehensive Plan 

Land Use Designation: MDR (Medium Density Residential) 

Utilities: City water and sewer 

Access: North Douglas Highway 

Existing Land Use: Single family dwelling 

CBJ 49.75.120. RESTRICTIONS ON REZONINGS 
Rezoning must be more than two acres OR an expansion of an existing 
zone. 

The rezone request is an expansion of the 
adjacent D-15 zone district 

Requests which are substantially the same as a rezoning request 
rejected within the previous twelve months shall not be considered. 

A similar request has not been made within the 
previous twelve months 

Rezone Requirements 
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Rezone Requirements 
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49.75.120 Restrictions on Rezonings 

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. 

ZONE CHANGE OPTIONS AND ALTERNATIVES 

The options are to: 

• recommend approval to the Assembly for the request as submitted, 

• deny the request as submitted, 

• recommend an alternative to the Assembly. 

Zone Change Options and Alternatives 
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Comprehensive Plan Policies and Guidance 
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In considering re-zoning requests, the Planning Commission and the 
Assembly should aim to promote the highest and best use of the land 
under consideration and all new zoning or re-zoning designations are 
required to be substantially consistent with the Comprehensive Plan 
and associated land use maps. 

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. (Page 147) 

The Comprehensive Plan designates this property as MDR, Medium Low Density 
Residential. MDR is described as: 

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, as regulated in the Table of Permissible Uses (CBJ 
49.25.300) (p. 147). 

Subarea 8 of Comprehensive Plan – Predominantly Rural 

Rural areas can be found in the forested areas west of the Mendenhall River and 
in Thane, North Douglas and the out the road areas of Tee Harbor, Lena Cove, 
and Indian Cove. Residential densities are low at 1 to 3 units per acre. Many of 
these areas are served by public water but not public sewer service. If and when 
public sewer service is provided to rural areas, higher residential densities should 
be permitted in order to make the most efficient use of this sewer resource. 
Vacant parcels within rural neighborhoods that are provided municipal sewer 
service should be developed at suburban densities, although with site design and 
massing that reflects the rural character of the neighborhood (p. 14). 

(Emphasis added.) 

Comprehensive Plan Land Use Designation 
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Level of Service 

 
 

 

Table J 5- Intersection Level of ervicc Criteria 

Le,•el Signa lized 
Roundabout 

or Con1rol Control Delay General Description 
Delay erv ice (sec/vel,) (scc/veh) 

A <10 .S IO Free flow 
IJ >10 - 20 >10-15 Stable now (slil(l,t delays) 

C >20 - 35 >15-25 Stable now (accep,oblc delays) 
Approaching unstable Oow (toler:ible delay, 

D >35 - 55 >25-35 occasionally wail through more lhan one signal 
cvcle before oroceedin11.) 

E >55 80 >35-50 Unstable Oow (i nlolcrablc delay) 
r > 80 >50 Forced flow (jammed) 

Source: lfothway Caoacitv Manual (TRD, 2000) 

OSilliBillllrdl 

alignments 
REC 

North Douglas Traffic Impact Analysis 2009 

• Douglas Roundabout and 10th Street intersection only have so much 
capacity as currently designed. 

• Common access points on North Douglas Highway should be pursued 
where possible. 

• Improvements to intersections and 2nd crossing not considered 

Bench Road Access 

6 



Land Use Code 
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D-3 zoning districts: 

‘…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.’ 

D-15 zoning districts are described as: 

‘…intended to accommodate primarily multifamily residential 
development at 15 units per acre respectively. These are relatively low-
density multifamily districts.’ 

After review of the application materials, the CBJ Land Use Code, and 
the 2013 Comprehensive Plan, the Director makes the following 
findings: 

1. The request meets the submittal requirements and the 
rezoning initiation, zone change restrictions, and procedural 
requirements of the CBJ Land Use Code. The application was 
timely filed in January, is an expansion of an existing zoning 
district, and is not similar to a request made in the previous 
year. 

2. Based on the above analysis and discussion, Staff finds that 
the rezone request substantially conforms to the land use maps 
of the Comprehensive Plan. 

Findings 

 

 

 

7 



Staff Recommendation 
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Staff recommends that the Planning Commission adopt the 
Director’s analysis and findings and APPROVE the zone 
change for the subject lots from D-3 to D-15 by adopting 
the D-15 zoning of the adjacent lot. 

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. Rezone requests which are substantially the same as a rezoning 
request rejected within the previous twelve 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. 

Findings 
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AME2018 0002 Rezone Requirements 
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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. 

9 
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(907) 586-0715 

PC_ Comments@juneau.org 
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155 S. Seward Street • Juneau, AK 9980 l 

Packet Page 162 of 416 

PLANNING COMMISSION 
NOTICE OF RECOMMENDATION 
Date: June 4, 2018 
File No.: AME2018 0002 

City and Borough of Juneau 
City and Borough Assembly 
155 South Seward Street 
Juneau, AK 99801 

Proposal: Planning Commission Recommendation to the City and Borough Assembly 
regarding a rezone request from D-3 to D-15 along North Douglas 
Highway. 

Property Address: 4535 North Douglas Highway 

Legal Description: USS 2335 Fraction & USS 2305 Lot 9 Fraction 

Parcel Code Number: 6D0601130120 

Hearing Date: May 22, 2018 

The Planning Commission, at its regular public meeting, adopted the analysis and findings listed in the 
attached memorandum dated May 12, 2018, and recommended that the City and Borough Assembly 
adopt staff's recommendation for the rezone of two lots consisting of 1.64 acres from D-3 to D-15 by 
adopting the zoning of an adjacent lot. 

Attachments: May 12, 2018, memorandum from Tim Felstead, Community Development, to the CBJ 
Planning Commission regarding AME2018 0002. 

This Notice of Recommendation constitutes a recommendation of the CBJ Planning Commission to the 
City and Borough Assembly. Decisions to recommend an action are not appealable, even if the 
recommendation is procedurally required as a prerequisite to some other decision, according to the 
provisions of CBJ 01.50.020 (b). 
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City and Borough Assembly 
File No.: AME2018 0002 
June 4, 2018 
Page 2 of 2 

Project Planner:________________________________ 
Tim Felstead, Planner Benjamin Haight, Chair 
Community Development Department Planning Commission 

________________________________ 
June 5, 2018 

Filed With City Clerk Date 

cc: Plan Review 

NOTE: The Americans with Disabilities Act (ADA) is a federal civil rights law that may affect this recommended text 
amendment. ADA regulations have access requirements above and beyond CBJ - adopted regulations. Contact an ADA -
trained architect or other ADA trained personnel with questions about the ADA: Department of Justice (202) 272-5434, or fax 
(202) 272-5447, NW Disability Business Technical Center (800) 949-4232, or fax (360) 438-3208. 

ben
Full
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DATE: May 14, 2018 

TO: Planning Commission 

FROM: Amy Liu, Planner 
Community Development Department 

CASE NO.: USE2018 0003 

PROPOSAL: Conditional Use Permit for a year‐round bed and breakfast. 

GENERAL INFORMATION 

Applicant: Gretchen Powers 

Property Owner: Gretchen Powers 

Property Address: 10497 Fox Farm Trail 

Legal Description: Lot 11, Spruce Point Estates 

Parcel Code Number: 4B2001030150 

Site Size: 22,966 Square Feet 

Comprehensive Plan Future 
Land Use Designation: Rural Low Density Residential 

Zoning: D1 

Utilities: City water and private septic 

Access: Fox Farm Trail 

Existing Land Use: Single Family Residence 

Surrounding Land Use: North  ‐ D‐1/Single Family Residence 
South  ‐ D‐1/Single Family Residence 
East  ‐ D‐1/Single Family Residential 
West  ‐ Auke Bay 
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Planning Commission 
Case No.: USE 2018 0003 
May 14, 2018 
Page 2 of 7 

VICINITY MAP 

ATTACHMENTS 

Attachment A – Conditional Use Application 
Attachment B – Notice of Decision for case USE2014 0017 
Attachment C – Staff Report for case USE2014 0017 
Attachment D – Public Notice 
Attachment E – Public Comment 
Attachment F – 1989 Plat Spruce Point Estates 
Attachment G – As‐built 
Attachment H – Floor Plan 
Attachment I – Lighting and Circulation Plan 
Attachment J – Assessor’s Comment 
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Planning Commission 
Case No.: USE 2018 0003 
May 14, 2018 
Page 3 of 7 

PROJECT DESCRIPTION 

The applicant requests a Conditional Use Permit for the development of a year round four 
bedroom bed and breakfast in a D‐1 zoning district. The existing home has four bedrooms, 
three of which would be used as guest rooms. 

BACKGROUND 

The applicant purchased the four bedroom single family residence located at 10497 Fox Farm 
Trail in June 2014 with the intent to operate a bed and breakfast. The lot was platted in 1989 as 
part of the Spruce Point Estates Subdivision (Attachment F). The single family residence was 
built in 1991. 

Conditional Use Permit, USE2014 0017 was approved on January 27, 2015 for the operation of a 
bed and breakfast at 10497 Fox Farm Trail with three conditions (Attachment B): 

1. The bed and breakfast shall not exceed a maximum occupancy of 8 guests and 2 
owners/caretakers. 

2. Outdoor events shall be limited to 10 p.m. Monday through Thursday and midnight 
Friday and Saturday. 

3. The applicants shall submit a list of house rules that address noise, trespassing and 
parking to the Community Development Department. 

The applicant did not submit the list of House Rules prior to the permit’s expiration date, July 
27, 2016, and thus did not meet condition #3. The applicant has included house rules in the 
application for USE2018 0003. The proposed bed and breakfast operation has not changed 
from that reviewed in USE2014 0017. 

Public Comment – Several members of the public expressed concern regarding potential for 
trespassing, on‐street parking, noise, and increased foot traffic along the waterfront. Staff 
addressed comments by referring to the project’s House Rules, compliance with CBJ code, and 
an existing public park easement along the shore. 

One commenter wrote in support of the bed and breakfast, and also requested more 
information regarding onsite parking, noise mitigation, and restricting the number of guests. 
Staff was able to provide requested information. The commenter also suggested that outdoor 
events be limited to 10:00 pm for every day of the week and that bonfires be prohibited. Staff’s 
recommended conditions for USE2018 0003 are unchanged from conditions for USE2014 0017 
(Attachment E). 
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Planning Commission 
Case No.: USE 2018 0003 
May 14, 2018 
Page 4 of 7 

ANALYSIS 

Project Site – The site is a 22,966 square foot lot in a D‐1 zoning district and is located near the 
cul de sac of Fox Farm Trail on the west side of the Mendenhall Peninsula. Fox Farm Trail is a 
CBJ maintained roadway. The lot is bordered by trees on the front and two side property lines. 
Adjacent lots are developed with single family residences. There is a 30 foot wide public park 
easement that runs along the shore of the subject lot and neighboring lots (Attachment F). 

CBJ 49.80.120 defines a bed and breakfast as, “a dwelling in which more than two bedrooms 
are used for commercial lodging provided by the owner or operator who lives on site”. 
According to CBJ 49.25.300 Table of Permissible Uses, bed and breakfasts are allowed in the D‐1 
zoning district with an approved Conditional Use Permit. 

The applicant’s home meets the zoning district’s setback requirements. The dwelling is 25 feet 
from the front lot line, 40 feet from the rear lot line, an average of 15.9 feet from the northern 
side lot line, and 50 feet from the southern side lot line (Attachment G). The required setbacks 
for the D1 zoning district are 25 feet for the front, 25 feet for the rear, and 10 feet for the side. 

Project Design – The single family residence is 3,123 square feet with four bedrooms and three 
bathrooms. The upper floor of the residence consists of a garage, dining room, living room, 
kitchen, one full bathroom and one bedroom. The lower floor consists of three bedrooms, two 
bathrooms, and laundry facilities. There is access to a large deck from the bottom floor. 

The upper floor bedroom is for the applicant. The other three bedrooms are for guests. 
Upgrades to plumbing and heating systems and other minor interior remodeling were done in 
the past four years. The proposed bed and breakfast does not change the footprint or the 
exterior of the home (Attachment H). 

Per condition #1 of the Notice of Decision (NOD) for USE2014 0017, the bed and breakfast is 
limited to no more than eight guests at a time. Of three guest bedrooms, one room will have a 
king size bed, one room will have a queen sized bed, and one room will have two bunk beds. 
John Young, CBJ Building Plan Reviewer, stated that the International Building Code allows 
residences that are transient in nature to adhere to standard residential construction standards 
if they contain 10 or fewer occupants. 

Traffic – The property is located in a low density residential neighborhood near the end of the 
Fox Farm Trail cul de sac. Traffic consists of residents leaving and returning to their residences. 
According to the 9th Edition of the ITE Trip Generation Manual, a single‐family home is 
estimated to generate approximately 10 average daily trips (ADT). The Manual does not include 
estimates for bed‐and‐breakfasts. However, there is an estimate for a “single hotel room”. Staff 
estimates that the three guest rooms will generate approximately 4 ADT per guest bedroom. 
The combined total of all trips is 22 ADT. CBJ 49.40.300 states that a traffic impact analysis is 
not required when a development is projected to generate less than 250 average trips in a day. 
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Planning Commission 
Case No.: USE 2018 0003 
May 14, 2018 
Page 5 of 7 

A traffic impact analysis is not required. Staff does not anticipate traffic generated by the bed 
and breakfast to adversely affect traffic flow on Fox Farm Trail. 

Parking and Circulation – Per CBJ 49.40.210, the parking requirement for a bed and breakfast is 
one space per two guest bedrooms. The parking requirement for a single family residence is 
two spaces. The total parking requirement is four spaces. A standard parking space is 8.5’ x 17’. 
The site has a two car garage and a 20’ x 42’ driveway. The site can accommodate six vehicles, 
which exceeds the minimum parking requirement. House Rules explicitly prohibit on‐street 
parking (Attachment I). 

Noise – There is potential for guests gathered on the outdoor patio or beach to disturb 
neighbors to the north and south. There may be noise from guests arriving and departing. As 
such, the applicant has established guidelines for guests that address noise. In the House Rules 
(Attachment A), outdoor events are limited to no later than 10:00 p.m. from Monday through 
Thursday, and no later than midnight on Friday and Saturday. Children younger than 12 years 
old and pets are not allowed. The applicant will live onsite to manage activity. These rules, 
along with the occupancy limit condition and the existing vegetative buffer between properties, 
is expected to mitigate noise impacts to neighbors. 

Public Health or Safety – The owner has upgraded the onsite septic system to meet Alaska 
Department of Environmental Conservation standards. The owner has also upgraded the 
plumbing, heating, and alarm systems for smoke and carbon dioxide. Lights illuminate the 
driveway and front door to the house to facilitate safe entry and exit. Glare from lights is 
shielded by surrounding vegetation. 

Habitat – There are no anadromous streams, wetlands, or other sensitive areas on site. 

Property Value or Neighborhood Harmony – The Spruce Point Estates Declaration of Protective 
Covenants, Conditions, and Restrictions does not specifically mention uses that are restricted in 
the subdivision. The House Rules establishes conduct for guests are intended to maintain 
neighborhood harmony. Guidelines specifically prohibit on street parking, excessive noise, 
trespassing onto neighboring property, smoking, pets, and children younger than 12 years old. 
The CBJ Assessor expressed that she found nothing of concern regarding the bed and breakfast 
application. 

Conformity with Adopted Plans – The Comprehensive Plan identifies the need to promote 
independent and over‐night travelers and promote “development that supports year‐round 
visitor services and activities”. Further, Policy 5.4 in the Comprehensive Plan states: 

POLICY 5.4 TO ENCOURAGE TOURISM, CONVENTION AND OTHER VISITOR‐RELATED 
SERVICES, WHILE PROTECTING JUNEAU’S NATURAL, CULTURAL AND ECONOMIC 
ATTRACTIONS FOR LOCAL RESIDENTS AND VISITORS ALIKE, AND TO PARTICIPATE IN THE 



   
         
     
       

                       
         

 
                             

 

                       
             

            
                            

   
                         

   

                           
                             
               

                         
                           

                             
           

               
                             

     
                         

       

                           
               

                     

                             
                       

                 
 
                         

                             
                       

Packet Page 169 of 416 

Planning Commission 
Case No.: USE 2018 0003 
May 14, 2018 
Page 6 of 7 

ACCOMMODATION OF THE FUTURE GROWTH OF TOURISM IN A MANNER THAT ADDRESSES 
BOTH COMMUNITY AND INDUSTRY CONCERNS. 

A small locally owned and operated bed and breakfast meets the intent of this policy. 

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 conditional use permit complete? 

Yes. Staff finds 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 1.610 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 May 11 and May 21, 2018 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. Based on the preceding analysis no evidence is found to indicate that the proposed use, 
with conditions, will materially endanger the public health or safety. 

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

No. Based on the preceding analysis no evidence is found to indicate that the proposed use, 
with conditions, will substantially decrease the value of or be out of harmony with property in 
the neighboring area. 

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

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

RECOMMENDATION 

It is recommended that the Planning Commission adopt the Director's analysis and findings and 
grant the requested Conditional Use permit. The permit would allow the development of a 
year‐round bed and breakfast. 

The approval is subject to the following conditions: 

1. The bed and breakfast shall not exceed a maximum occupancy of 8 guests and 2 
owners/caretakers. 

2. Outdoor events shall be limited to 10 p.m. Monday through Thursday and midnight 
Friday and Saturday. 
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PROPERTY LOCATION 
s1,eet Address 
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LANDOWNER/ LESSEE 
Proper! 

.... Required for Plannfng P rmils. not needed on Building/ Englneorfng Permits•-

I am (we are) lhe ownor(s)or lessee(s) of the properly subject to th is apphcation and I (we) consent as follows: 
A _.,,,,._~plleatlon for a land use c v1 w for development on my (our) proper1y Is made with my complete u ders anding and permission. 

X 6 grant permission for om als and empl yeU or the Cily and Borough of Juneau to inspect my property as n ded foL6s\s r this 

Dale 

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. Funher, members of the Planning Commission may visit the property before the scheduled public 
hearing date. · · 

APPLICANT Ir 111e same as OWNER, wrikl •sAME• and sign aod date at X below 
Applicant's Name Contact Person: Werk Phone: 

Mailing Addross Home Phone: Fa)(.Numbor; 

Other Contact Phone Number{s): 

Bulldlng/GradJ11g 
Permit 

Clty/Stat 
Pro oot Review and Cit Land Action 

Inquiry Case 
Fee In Lieu, Letter of ZC Use Nol Usted 

Mlnln,g Case, 
Small Lar c, RU 111 I, Extraction, - loratlon 

Sign Approval 
It more than one, fill in all a 

Subdivisfon 
(Minor, Ma or, PUO, St . Vacatio t. Name Chan e 

Use Approval (Allowable ondUlonal Cottage Housing, 
Mobile Home Parks, Accesso A artment 

Variance Case 
De Mlnlmls and all other Variance case t 

Wetlands 
Permits 

Zone Change 
A llcation 

Other 
Descr1bc 

Date Received 

-•Public Notice SI n Form filled out and in the Ille. 
Comments: 

L 

A plication Number s 

Permit Intake Initials 

'7u 
NOTE: DEVELOPMENT PERMIT APPLICATION FORMS MUST ACCOMPANY ALL OTHER COMMUNITY DEVELOPMENT DEPARTMENT APPLICATIONS 
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ALLOWABLE/CONDITIONAL USE PERMIT APPL/CATION 
Project Number Project Name (15 characters) Case Number 

TYPE OF ALLOWABLE OR CONDITIONAL USE PERMIT REQUESTED 

0 Accessory Apartment_, (AAP) 0 Driveway In Right-of-Way (ADW) 

e 1,i ted in §49.25.300 (USE) 
1"'cfule of Permissible Uses) 

ease list the Table of Permissible Uses Category: _--,,_..:c...=..=.---="-----q,......;..---+-------

... An Accessory Apartment Application will also be required. 

IS THIS A MODIFICATION OFAN EXISTING APPROVAL? 

CURRENT USE OF LAND OR BU/LDING(S): 

UTILITIES PROPOSED: WATER: SEWER: 

SITE AND BUILDING SPECIFICS: 

Total Area of Lot CJ;),\ 9l.Q Ct square Total Area of Existing Structure(s) y ~ 9 \ 
-f-'--+--... 

Total Area of Proposed Structure(s) ______ square feet {_ ~ \ (.sJ \ OC cc, , e 

EXTERNAL LIGHTING: 
Existing to remain O No ~ - Provide fixture information, cutoff sheets, and location of lighting fixtures 

Proposed O No D Yes - Provide fixture information, cutoff sheets, and location of lighting fixtures 

PROJECT NARRATIVE AND SUBMITTAL CHECKLIST: 

D Site Plan 

D Floor Plan of proposed buildings 

D Existing and proposed parking areas (including 
dimensions) and proposed traffic circulation 

D Elevation view of existing and proposed buildings 

D Proposed Vegetative Cover 

D Existing Physical Features of the site (drainage, 
habitat, hazard areas, etc.) 

For more information regarding the 
permitting process and the submittals 
required for a complete applicatlon, 
please see the reverse side. 

ALLOWABLE/CONDITIONAL USE FEES 
Fees 

500 oe> 
Application Fees $ • ;-' 

Admln. of Guarantee s. ___ _ 

Adjustment s ___ _ 

If you need any assistance filling out Pub. Not Sign Fee 

this form, please contact the Permit Pub. Not Sign Deposit 
Center at 586-0770. 

s so . ....e-

' 1 ao .o.2--
Total Fee s ___ _ 

Check No. Receipt Date 

NOTE: MUST BE ACCOMPANIED BY DEVELOPMENT PERMIT APPLICATION FORM 

Revised July 201 S- l: lFORMS\2015 Applications Page 1 of 2 
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Allowable/Conditional Use Permit Application Instructions 

Pre-Application Conference: A pre-application conference is required prior to submitting an application. The appllcant 
will meet with City & Borough of Juneau and Agency staff to discuss the proposed development, the permit procedure and 
to determine the application fees. To schedule a pre-application conference, please contact the Permit Center at 586-
0770 or via e-mail at permits@juneau.org. 

Application: An application for an Allowable/Conditional Use Permit will not be accepted by the Community 
Development Department until It is determined to be complete. The items needed for a complete application are: 

Forms: A completed Allowable/Conditional Use Permit Application and Development Permit Application form. 
The "land owner or lessee consent· signature is mandatory for all landowners on the Development Permit 
Application form. 

Fees: The fee is dependent upon the class of the proposed use. Land Use fees generally range from $350 to 
$1 ,600. Any development, work or use done without a permit issued will be subject to double fees. All fees are 
subject to change. 

Project Description: A detailed letter or narrative describing the project. 

Plans: All plans are to be drawn to scale and clearly show the items listed below: 
A Site plan, floor plan and elevation views of existing and proposed structures 
B. Existing and proposed parking areas, including dimensions of the spaces, aisle width and drlveway 

entrances 
C, Proposed traffic circulation within the site including access/egress points and traffic control devices 
D. Existing and proposed lighting (including cut sheets for each type of lighting) 
E. Existing and proposed vegetation with location, area, heigh! and type of plantings 
F. Existing physical features of the site (i.e. drainage, eagle trees, hazard areas, salmon streams, wetlanqs, 

etc.) 

Document Format: All information that is submitted as part of an application shall be submitted in either of the 
following formats: 

A. Electronic copies may be submitted by CD. DVD or E-mail in the following formats: .doc, .bet, .xis, .bmp, 
.pdf, .jpg, .gif .xlm, .rtf or other formats pre-approved by the Community Development Department. 

B. Paper copies may not be larger than 11" X 17" (Unless a larger paper size is preapproved by the 
Community Development Department). 

Application Review & Hearing Procedure: Once the application is determined to be complete, the Community 
Development Department will initiate the review and scheduling of the application. This process includes: 

Review: As part of the review process the Community Development Department will evaluate the application for 
consistency with all applicable City & Borough of Juneau codes and adopted plans. Depending on unique 
characteristics of the permit request the application may be required to be reviewed by other municipal boards 
and committees. During this review period, the Community Development Department also sends all applications 
out for a 15-day agency review period. Revit,?w comments may require the applicant to provide additional 
informatron, clarification, or submit modifications/alterations for the proposed project. 

Hearing: All Allowable/Conditional Use Permit Applications must be reviewed by the Planning Commission. 
Once an application has been deemed complete and has been reviewed by all applicable parties the Community 
Development Department will schedule the requested permit for the next appropriate meeting. 

Public Notice Responsibilities: As part of the Allowable/Conditional Use permitting process, all permit requests must 
be given proper public notice, which consists of the following: 

Community Development Department: Will give notice of the pending Planning Commission meeting and Its 
agenda in the local newspaper a minimum of 10-days prior to the meeting. Furthermore, the department will mail 
abutters notices to all property owners within 500-feet of the project site. 

Applicant; Will post a sign on the site at least 14-days prior to the meeting. The sign shall be visible from a 
public right-of-way or wnere determined to be appropriate by the Department. Signs may be produced by- the 
Community Development Department for a preparation fee of $50, and a $100 deposit that will be refunded in full 
if the sign is returned by 4:30 p.m. on the Monday following the scheduled hearing date. If the sign is returned 
later than the Monday after the Planning Commission meeting, but within two weeks of the meeting, $50.00 may 
be refunded. The applicant may make and erect their own sign, Please speak with the Community Development 
Department for more information. 

INCOMPLETE APPLICATIONS WILL NOT BE ACCEPTED 

Page 2 of 2 
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DATE: 

TO: 

FROM: 

FILE NO.: 

PROPOSAL: 

GENERAL INFORMATION 

Applicant : 

Property Owner: 

Property Address: 

Legal Description: 

Parcel Code Number: 

Site Size: 

Comprehensive Plan Future 
Land Use Designation: 

Zoning: 

Utilities: 

Access: 

Existing Land Use: 

Surrounding Land Use: 

Community Development 

January 16, 2015 

Planning Commission 

City & Borough of Juneau • Community Development 
155 S. Seward Street• Juneau, AK 99801 

(907) 586-0715 Phone • (907) 586-4529 Fax 

Chrissy McNally, Planner ~!JJ!lt 
Community Development Department 

USE2014 0017 

Conditional Use to operate a 4 bedroom bed and breakfast in 
the D-1 zoning district. 

Russell & Gretchen Powers 

Russell & Gretchen Powers 

10497 Fox Farm Tra!I 

Spruce Point Estates Lot 11 

4-820-0-103-0-150-0 

0.53 Acres 

Rural Low Density Residential (RLDR) 

D-1 

City water & private septic 

Fox Farm Trail 

Single Family Residence 

North 
South 

D-1/Single Family Residence/ Auke Bay 
D-1/Single Family Residence/Auke Bay 
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November 3, 2014 

City/Borough of Juneau 
Permit Center 
230 S. Franklin St. 
Juneau, AK 99801 

Proposal: Application for Conditional Use Permit. Case Number PAC20140032 

We are requesting a conditional use permit to operate a year round bed and breakfast 
from our home at 10497 Fox Farm Trail. Attachment A is an "as built" survey showing 
the homes' orientation on the lot. Attachment B shows the 2 story floor plan & attic 
storage. Attachment C is our site plan with lighting, parking, & traffic flow. 

This home was constructed in 1992, with 4 bedrooms and 3 bathrooms, located In a D-1 
residential zoning district. The site is a low density waterfront wooded peninsular area of 
Juneau, This home has had no updates in the last 15 years, except for a new deck and 
greenhouse in 2007. We plan to update the plumbing & heating systems, install interior 
soundproofing, updated smoke & CO alarm system, interior paint, & floor coverings in 
the near future. No structural changes are planned. The front of the garage is 42' from 
the street, the north side of the home is 15.4' from the treed property line, the south side 
is over 501 from the treed property line, and the rear of the lot is tidewater. 

Lighting- There are five 100 watt exterior lights for the front entryway and driveway. 
A neighborhood street light is located on the north side of our driveway, providing 
additional illumination. We plan on not changing the current lighting. 

Parking- There are 2 parking spaces in the garage and space for 4 vehicles in the 20' 
wide by 42' long driveway. Providing off street parking Is an important aspect for us. 
We are open to increasing the parking space into the yard area if it becomes an issue in 
the future. 

Proposed Traffic Circulation- Traffic in this neighborhood consists of residents driving to 
and from their homes and light traffic from sight seers, as this is the last cul-de-sac on 
Fritz Cove Rd. Our proposal will have minimal effect on the current traffic flow. 
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RECEIVED 

Island View B&B Policies APR o 4 2018 

Reservations and Payment PE MIT CENTER/Coo 

Reservations will be taken online artd must be guaranteed with a major credit card. An advance 
payment will be required of the first night's stay plus applicable Alaska state tax and local bed tax 
equivalent to 12% of the room rate. Payment in full is due upon check-in. Refund will not be made for 
delayed check-in or early departure. The Island View B&B accepts cash, traveler's checks, Visa, 
MasterCard, and American xpress credit cards. Checks will not be accepted less than 14 days before 
arrival date. 

Security Deposit 
Credit card and signature authorization will be kept on file for security deposit. Guests agree that an 
appropriate/replacement fee will be charged to the credit card on file for any missing items and/or 
damage to flooring, carpet, furnishings, walls, or damage to any other property owned by the Island 
View B&B. lnspe ion will occur before departure of guess. 

Minimum Stay 
A two night minimum stay is required. 

Cancellations 
• Should you wish to cancel or change your reservation for any reason, we require notification via 

telephone. We are a small prlvately-ow11ed business so cancellations affect us to a great extent. 
A processing fee of $30 will be charged for all cancellations unless made within 24 hours of the 
time the reservation was confirmed. 

• The full amount of the reservation will be charged for cancellations 20 days or less from date of 
arrival. 

• Cancellations over 20 days will forfeit the deposit and be charged for any additional nights if we 
are unable to re-book the room. If we are able to re-book your room, your deposit less a $30 
processing fee plus 10% of the reservation total will be refunded. 

• Shortened stays and early check-outs will be responsible for the full amount of the reservation. 

• Once a reservation is made we cannot refund money for cancellations on the following holidays: 
New Year's Day, Valentine's Day, Memorial Day weekend, the 4th of Julv. and Labor Dav 
weekend. 

Additional Guests 
Rates are based on double occupancy. Two people per room maximum. 

Check-in and Check-Out Times 
• Check-in time: 3:00 pm-7:00 pm. Early or late arrivals must be prearranged prior to arrival date 

by email or by telephone 1-907-723-1822. 

• Check-out: 11:00am. late check out may not be possible due to new guest arrivals. If you are 
able to check out late up to 1:00 pm a late check out fee of $40 will be assessed. After 1:00 pm 
guests will be charged full nightly rate. We are more than happy to look after luggage as 
needed. 
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Smoking 
For the comfort of all of our guests we are a smoke~free property. Smoking in a non-designated area will 
result in a minimum $350 cleaning recovery fee. Use of candles, tobacco, incense, or charcoal 
briquettes are prohibited due to insurance regulations. 

Children 
Although we are fond of children we cannot accept children younger than 12 years old. 

Pets 
Pets are not allowed. 

Beach Area 
Registered guests may enjoy the beach, but we ask that no one go beyond the Island View property. 
Our neighbors' beach areas are private property. It is important that our neighbors not be disturbed. 

Quiet Time: 
We ask that voices, television noise, and radios be kept low before 7:00 am. 
Quiet time on the property is 10:00pm Sunday through Thursday and 12:00am on Friday and Saturday. 
The fire pit must be extinguished no later than these hours, and the hot tub will be closed after these 
hours. 

Parking 
Parking is available in the driveway. Parking on the street is not allowed. 

Bath Oils in the Hot Tub 
Not allowed. 

Write a Review 
It is important to the owners to know how your visit went so if you will take the time to fill out the 
provided questionnaire we would appreciate it. 

Thank you, 

Gretchen & Rusty Powers 
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East 
West 

Auke Bay 
D-1/Single Family Residential 

Vicinity Map 

ATTACHMENTS 

Attachment A: Conditional Use application 
Attachment B: 1989 Plat Spruce Point Estates 
Attachment C: As-built 
Attachment D: Front of residence 
Attachment E: Floor plan 
Attachment F: Lighting and circulation plan 
Attachment G: Letter from Gary Hayden, P.E. 
Attachment H: Public comment 
Attachment I: Public notice 

PROJECT DESCRIPTION 

RECEIVED 

APR O 4 2013 

PERMIT CENTER/COD 

The applicant requests a Conditional Use permit for the development of a year round 4 
bedroom bed and breakfast in the D-1 zoning district. 
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Planning Commission 
File No.: USE2014 0017 
January 16, 2015 
Page 3 of 9 

BACKGROUND 

The applicants purchased the single family residence located at 10497 Fox Farm Trail in June 
2014 with the intent to operate a bed and breakfast. The lot was platted in 1989 as part of the 
Spruce Point Estates Subdivision, and the single family residence was bui lt in 1991. 

ANALYSIS 

Project Site - CBJ 49.80.120 defines a bed and breakfast as, "a dwelling In which more than two 
bedrooms are used for commercial lodging provided by the owner or operator who lives on site". 
The site is located in a D-1 zoning district on the west side of Mendenhall Peninsula in a low density 
residential neighborhood. According to CBJ 49.25.300 Table of Permissible Uses bed and breakfasts 
are allowed in the D-1 zoning district with a Conditional Use Permit. 

The subject site Is 22,966 square feet and was platted in 1989 as part of the Spruce Point Estates 
Subdivision. It is located near the cul-de-sac of Fox Farm Trail. Fox Farm Trail is a CBJ maintained 
roadway. There are 21 lots in the subdivision which are governed by 24 covenants and a 
Homeowners Association. There is a shared boat dock for members of the subdivision; however, its 
use requires an annual fee (see Vicinity Map). 

The subject site is lined with large evergreen and deciduous trees on both the north and south 
property lines (Figure 1). Both these property lines border single family residences. Additional trees 
were recently planted along the front yard property line (Attachment D). There is a pedestrian 
access easement to the shoreline along the southern property line (Figure 1). The rear of the 
property is a tidewater lot line. The distance from the residence to the northern property line is 
approximately 15 feet. The distance from the residence to the southern property line is 
approximately 50 feet. 

The top floor of the residence contains the garage, dining room, living room, kitchen, one full 
bathroom and one bedroom. The bottom floor contains three bedrooms, two bathrooms, and 
laundry facilities, There is access to a large deck from the bottom floor (Figure 2). 
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Figurel: Site Aerial 

Figure 2: Rear of house looking from tideline 
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Project Design - The single family residence is 3,123 square feet with 4 bedrooms and 3 
bathrooms. According to the applicant, there is an attic space they plan to convert to their personal 
bedroom. Therefore, before this work is complete three bedrooms will serve as rentals and one 
bedroom will be used by the owners. Following completion of the attic bedroom, four bedrooms 
would be available to rent. The owners intend to upgrade the plumbing and heating systems as 
well as other minor interior improvements. 

Currently, the proposed bed and breakfast is limited to no more than eight guests at a time. 
According to John Young, CBJ Building Plan Reviewer, the International Building Code allows 
residences that contain sleeping units that are transient in nature to adhere to standard residential 
construction standards if they contain 10 or fewer individuals. Beyond ten individuals, stricter 
construction requirements would be required for the residence. Title 49, the Land Use Code, does 
not list a maximum number of allowable bedrooms for a bed breakfast. 

Traffic-The property is located in a low density residential neighborhood near the end of the Fox 
Farm Trail cul-de-sac. Traffic consists of residents traveling to and from their residences. According 
to the applicant, there are also occasional sight seers. There is no expectation that traffic 
generated by the proposed bed and breakfast would adversely affect traffic flow on Fox Farm Trall. 

Staff received comments from two adjacent property owners that were concerned about increased 
traffic in the neighborhood as a result of the proposed bed and breakfast. The neighbor to the 
north is concerned about on-street parking in front of their property. 

Parking and Circulation - The parking requirement for a bed and breakfast is 1 space per 2 
bedrooms. The parking requirement for a single family residence is 2 spaces. Therefore, a total of 4 
parking spaces are required for this development. The parking space requirements in CBJ 
49.40.210(b)(l) require a parking space to be 8.5 feet wide and 17 feet long. The site has a two car 
garage and a 20 foot wide by 42 foot long driveway. Therefore, the site can accommodate 6 
vehicles, exceeding the minimum parking requirement. However, one car per rented bedroom is a 
reasonable expectation. With four available parking spaces in the driveway, the site can 
accommodate one car per rented bedroom. 

The neighbor to the north commented that they are concerned bed and breakfast guests will park 
in front of their property on the street (Attachment H). However1 they have spoken to the 
applicants about their concerns and believe the applicants will maintain sufficient off-street parking 
for guests. 

Noise-With the recommended cohdition of 8 guests, the proposed bed and breakfast would have 
10 individuals on site. There is the potential for guests gathered on the outdoor patio or beach to 
disturb neighbors to the north and south. There may also be additional noise from guests arriving 
and departing. The applicants have stated that they intend to establish guidelines for guests that 
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will address noise. 

Based on adjacent property concerns, staff recommends that a condition be placed on the 
proposed use that outdoor events be limited to no later than 10 p.m. Monday through Thursday 
and midnight on Fridays and Saturdays. This condition along with the occupancy limit condition and 
with existing vegetative buffer between properties is expected to mitigate off site noise impacts. 

Public Health or Safety- The owners have hired an engineer to upgrade the onsite septic system 
to meet Alaska Department of Environmental Conservation standards (Attachment F). As 
previously, mentioned the owners intend to upgrade the plumbing and heating systems and smoke 
and carbon dioxide alarm systems. 

There are lights illuminating the driveway and entryway to the house. These will provide for safe 
entry and exist for the proposed bed and breakfast (Attachment F). Sufficient off-street parking is 
provided for the proposed use, ensuring guests will not park in the right-of-way disturbing traffic 
and pedestrians. 

Neighbors have commented that they are concerned with guests walking on the shorelines and any 
liability that may occur if someone were injured on their property. Staff informed the applicant of 
this concern, and they intend to address trespassing with each guest. 

Habitat-There are no eagle nests, anadromous fish streams, wetlands, or other sensitive areas on 
the subject site. 

Property Value or Neighborhood Harmony -The Spruce Point Estates Declaration of Protective 
Covenants, Conditions and Restrictions do not specifically mention uses that are restricted in the 
subdivision. The document does state that one professional sign of one and one half square feet is 
allowed at each property. 

The owner of the property at the end of the cul-de-sac wrote a letter in support of the use. 
However, staff received two email statements from neighboring property owners opposing the use 
(Attachment H). The adjacent property owner to the north stated they are not opposed to the use, 
but want to ensure guests will not trespass on their property, sufficient off~street parking will be 
provided, and nighttime noise will not disturb adjacent property owners. 

Staff received a call from one neighboring property owner that was concerned about guests using 
the neighborhood dock. Use of this dock requires paid membership and is accessed through a 
private property. When the applicants purchased the property they opted not to pay for rights to 
use the dock. 

The applicahts have stated that they intend to establish guidelines for guests to protect the privacy 
of adjacent property owners. Based on the concerns of neighboring property owners, available off-
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street parking and the International Building Code requirement previously mentioned, staff 
recommends a condition that the bed and breakfast be limited to eight guests- 2 per bedroom. 

Conformity with Adopted Plans -The subject site is designated as Rural Low Density Residential 
(RLDR) on the Comprehensive Plan Land Use maps. RLDR is defined as 

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 

Issuance of a conditional use permit for a four bedroom bed and breakfast is allowable based on 
CBJ 49.25.300 Section 1.610 Table of Permissible Uses. The Comprehensive Plan identifies the need 
to promote independent and over-night travelers and promote "development that supports year­
round visitor services and activities". Further, Policy 5.4 in the Comprehensive Plan states: 

POLICY 5.4 TO ENCOURAGE TOURISM, CONVENTION AND OTHER VISITOR-RELATED 
SERVICES, WHILE PROTECTING JUNEAU'S NATURAL, CULTURAL AND ECONOMIC 
ATTRACTIONS FOR LOCAL RESIDENTS AND VISITORS AUKE, AND TO PARTICIPATE IN THE 
ACCOMMODATION OF THE FUTURE GROWTH OF TOURISM IN A MANNER THAT ADDRESSES 

BOTH COMMUNITY AND INDUSTRY CONCERNS. 

A small locally owned and operated bed and breakfast fits within this vision set forth in the 
Comprehensive Plan. 

FINDINGS 

CBJ §49.15.330 (e)(l), 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 
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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. ts the application for the requested conditional use permit complete? 

Yes. Staff finds 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 1.610 for the D-1 zoning district. 

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 December 6, 2014 and December 15, 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 publlc health or safety? 

No. Based on the preceding staff analysis, no evidence is found to indicate that the proposed use, 
with conditions, will materially endanger the public health or safety. 

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

No. There is no evidence to suggest that the proposed development will decrease property values 
in the neighboring area. With appropriate conditions, this development will not substantially be out 
of harmony with property in the neighboring area. 
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6. Will the proposed development be in general conformity with the land use plan, thoroughfare 
plan, or other officially adopted plans? 

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

Per CBJ §49.70.900 (b)(3), General Provisions, the Director makes the following Juneau Coastal 
Management Program consistency determination: 

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

N/A 

RECOMMENDATION 

It is recommended that the Planning Commission adopt the Director's analysis and findings and 
grant the requested Conditional Use permit, USE2014 0017. The permit would allow the 
development of a 4 bedroom bed and breakfast in the D~l zoning district subject to the following 
conditions: 

1. The bed and breakfast shall not exceed a maximum occupancy of 8 guests and 2 
owners/caretakers. 

2. Outdoor events shall be limited to 10 p.m. Monday through Thursday and midnight Friday 
and Saturday. 

3. The applicants shall submit a list of house rules that address noise, trespassing and parking 
to the Community Development Department. 
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November 3, 2014 

City/Borough of Juneau 
Permit Center 
230 S. Franklin St. 
Juneau, AK 99801 

RECEIVED 

APR O ~ 2013 

PEHMI r CF.NI ER/COO 

Proposal: Application for Conditional Use Permit, Case Number PAC20140032 

We are requesting a conditional use permit to operate a year round bed and breakfast 
from our home at 10497 Fox Farm Trail. Attachment A is an "as built" survey showing 
the homes' orientation on the tot. Attachment B shows the 2 story floor plan & attic 
storage. Attachment C is our site plan with lighting, parking, & traffic flow. 

This home was constructed in 1992, with 4 bedrooms and 3 bathrooms, located in a 0-1 
residential zoning district. The site is a low density waterfront wooded peninsular area of 
Juneau. This home has had no updates in the last 15 years, except for a new deck and 
greenhouse in 2007. We plan to update the plumbing & heating systems, install interior 
soundproofing, updated smoke & CO alarm system, interior paint, & floor coverings in 
the near future. No structural changes are planned. The front of the garage is 42' from 
the street, the north side of the home is 15.4' from the treed property line, the south side 
is over 50' from the treed property line, and the rear of the lot is tidewater. 

Lighting- There are five 100 watt exterior lights for the front entryway and driveway. 
A neighborhood street light is located on the north side of our driveway, providing 
addit ional illumination. We plan on not changing the current lighting. 

Parking- There are 2 parking spaces in the garage and space for 4 vehicles in the 20' 
wide by 42' long driveway. Providing off street parking is an important aspect for us. 
We are open to increasing the parking space into the yard area if it becomes an issue in 
the future. 

Proposed Traffic Circulation- Traffic in this neighborhood consists of residents driving to 
and from their homes and light traffic from sight seers, as this is the last cul-de-sac on 
Fritz Cove Rd. Our proposal will have minimal effect on the current traffic flow. 

Planning Commission 
File No.: USE2014 0017 
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EA2 ENGINEERING ANALYSIS --- APPLICATIONS 

Gary Hayden, P.E. P.O . Box 210076 Auke Bay, Alaska 99821 

(907) 789-7293 akea2@me.com 

Mr. Rusty Powers 
10497 Fox Farm Trail 
Juneau, Alaska 99801 

November 28, 2014 

Subject: 

Electronic copy sent to rusty@plumbandheat.com 

On-lot Wastewater System Upgrade 
Engagement of engineering services 
Lot 11 Spruce Point Estates 
Juneau, Alaska 

This letter is to acknowledge that you have engaged EA 2 to act as your engineer concerning 
upgrades to the on-site wastewater treatment and disposal system serving 10497 Fox Farm 
Trail. 

We have discussed your planned development and business ideas. Our preliminary 
discussions indicates that some upgrades to the existing sewage treatment system are 
needed. We have also explored various concept designs for upgrades which could be 
acceptable to ADEC, The next step will be for me to discuss these concepts with the staff at 
ADEC and choose the preferred option. I will then complete a detail design and submit it for 
review and permitting by ADEC . 

I am confident that together we will be able to meet the regulatory requiremenst then install 
upgrades to the wastewater treatment system which comply with current standards. 

I look forward to working with you on this project. 

Planning Commission 
File No,: USE2014 0017 

Sincerely, 

/ 

Gary Hayden, PE 

Attachment G 
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Megan Daniels 

From: 
Sent: 
To: 
Subjeet: 

Dear Ms. McNally: 

Martin Beckner <tightline51@live.com > 
Thursday, December 04, 2014 4:16 PM 
Christ ine McNally 
Fox Farm Trail Conditional Use Permit Appl icat ion Response 

We are adjacent property owners (10468 Fox Farm Trail; 482001030210) , We request that the Planning Co 
deny the application for this proposed conditional use of subject property. This use violates the spirit an 
the Spruce Point Estates Protective Covenants, Conditions and Restrictions ahd would have a negative ir 
our ability to quietly enjoy our neighborhood and property due to increased automotive and foot traffic. 

Sincerely, 

Martin and Linda Beckner 

Planning Commission 
File No. : USE2014 0017 Attachment H-1 
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Hi Chrissy, 

We are next door neighbors of the Powers who are planning to open a B&B on Fox Farm Trail. Our main 
concerns about the B&B are parking on a narrow street and especially in front of our mailbox, noise 
especially at night, and liability from their clients using things that belong to us or trespassing on our 
property. 

We have had a discussion with the Powers and feel that they know and understand our concerns and we 
feel we can work with them If issues come up. We understand that they plan to add more offstreet 
parking in their existing yard. So we are not opposed to allowing the B&B to happen 1f these issues are 
addressed. 

M ike McKrill and Lisa Rollin 
10507 Fox Farm Trail 

Planning Commission 
File No.: USE2014 0017 Attachment H-2 
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Megan Daniels 

From: 
Sent: 
To: 

Mary Mearig <mearig@gci.net> 
Monday, December 01, 2014 1:05 PM 
Christine McNally 

Subject: File No. USE2014 0017 - bed and breakfast at PCN 4-B20-0-103-015-0 

Follow Up Flag: Follow up 
Flag Status: Flagged 

Dear Ms. McNally: 

We are adjacent property owners (10478 Fox Farm Trail ; PCN 4-B20-0-103-020·0). We request that the Planning 
Commission deny the application for this proposed conditiona l use of subject property. This use violates the spirit and 
Intent of the Spruce Point Estates Protective Covenants, Conditions and Restrictions. Since rely, 

Lance & Mary Mearig 

Planning Commission 
File No.: USE2014 0017 Attachment H-3 
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JAN VANOORT 
10518 Fox Farm Trail 
Juneau, Alaska 9980 I 
907.321.0271 
jvandort@gci.net 

Re: USE2014 0017; Powers 

Ms. Chrissy McNally, Planner 
Via email: christine.mcna1ly@juneau.org 

Dear Ms. McNally and Commission Members: 

December 10, 2014 

My wife, Phyllis Carlson, and r have lived in Spruce Point Estates subdivision 
since 1991. We are two lots awaY, from the location of the proposed bed and breakfast. 
We have long believed that the subdivision, particularly the portion where Rusty and 
Gretchen Powers reside, would be an ideal location for a bed and breakfast because it is 
quiet and friendly, has no through-traffic, is relatively dry for Juneau, is at street level, is 
fully accessible and possesses beautiful views of Auke Bay, Stephens Passage and the 
lower end of Lynn Canal. In sum, it is the best that Juneau has to offer. We are looking 
forward to greeting people from different parts of the world and sharing our gardens with 
them when they walk by our home. 

We strongly support Rusty and Gretchen in this endeavor and urge that you grant 
the use permits which will enable them to succeed. They have not asked me to write this 
letter. I am sending it to you because of my heartfelt belief that enterprise of this nature 
enhances the image and enjoyment of our community by people who do not live here and 
makes Juneau a better place for everyone. 

Thank you for your time, attention and consideration. 

Planning Commission 
File No.: USE2014 0017 

Sincerely, 

Jan Van Dort 

Attachment H-4 
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SUBJECTPROPERlY,-

Cily & Borough of Juneau 
Community Development De1wtmenl 
155 S Sewaro St!'°I • Juneau, Alo,ka 9980 1 

SHIP TO: 

~ CITY/80ROUCH OF 11.JNEAU A * ALASl<A'S CAPITAL CITY 

PROPOSAL: Conditional Use to allow a bed and breakfast. 
* Rescheduled from the December 16, 2014 Special Planning Commission Meeting. 

File No: USE2014 0017 Applicant: Russell & Gretchen Powers 

To: 

Hearing Date: 

Hearing Time: 

Place: 

Adjacent Property Owners 

January 27, 2015 

7:00 PM 

Assembly Chambers 

Municipal Building 

155 South Seward Street 

Juneau, Alaska 99801 

PROPERTY OWNERS PLEASE NOTE: 

Property PCN: 

Owner: 

Size: 

Zoned: 

Site Address: 

Accessed Via: 

4-820-0-103-015·0 

Russell & Gretchen Powers 

0.53 Acres 

0-1 

10497 Fox Farm Trail 

Fox Farm Trail 

You are Invited to attend th is 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 week before the Public Hearing. Written material received 
after the deadline will be provided to the Plann ing Commission at the Public Hearing. 

If you have questions, please contact Chrissy McNally at chrlsline.mcnal/y@juneau.org or at 586-076 1. 

Plann,ing Commission Agendas, Staff Reports and Meeting Results can be viewed at 
CITY /BOROUGH OF JUNE.AU www.Juneau.org/plancomm. 

* ALASKA'S CAPITAL CITY Da(enolice waspn·nted: Deei!mber 10, 2014 

Planning Commission 
File No.: USE2014 0017 Attachment I 
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CITY AND BOROUGH OF 

JUNEAU 
ALASKA'S CAPITAL CITY 

COiv\Ml INITY DFVEl.Of)M[Nl 

Project name POWERS B&B 

Case Number: PAC20180021 

Applicant: Gretchen Powers 

Property Owner: Russel Powers 

Property Address: 10497 Fox Farm Trail 

Parcel Code Number: 4B2001030150 

Site Size: 22966 sqft 

Zoning: D 1 

Existing Land Use: 

Conference Date: 

Report Issued: 

List of attendees 

04/04/2018 @ 10:30 

(Date) 

(907) 586-0715 
C DD _Admin@ju neau .org 

www.juneau.org/CDD 
155 S. Seward Street • Juneau, AK 99801 

Note: Copies of the Pre-Application Conference Report wi ll be emailed, instead of mailed, to 
participants who have provided their email address below. 

Name Title Email address 
Grt:..-\-C}f\_Q_(J Yow<?..\'S.. 0(...01'\.Q.._\ ~ r L \ c. \t\e.,t--\ c ~3 fY\I'•;,, LO (Y'I 

leri 

KLJ~ 

Revised 01/29/18 
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Pre-Application Conference Final Report 

Based Upon the information submitted for pre-application review, the followlng list of applications must 
be submitted in order for the project to receive a thorough and speedy review. 

1. (Add application forms required) 

2. (Add notes as necessary) 

Additional submittal requirements: 

Submittal of additional information, given the specifics of the development proposal and site, are listed 
below. These items will be required in order for the application to be determined Counter Complete. 

1. A copy of this pre-application conference report. 

2. (Add any necessary supporting documents required in the application forms OR that may be useful 
supporting information) 

Exceptions to submittal requirements: 

Submittal requirements staff has determined not to be applicable or not required, given the specifics of 
the development proposal, are listed below. These items will not be required in order for the 
application to be reviewed. 

1. (Add any items required with the forms that are not applicable to the Conditional Use application) 

2. 

Fee estimates 

The preliminary plan review fees listed below can be found in the CBJ code section 49.85. 

Based upon the project plan submitted for pre-application review, staff has attempted to provide an 
accurate estimate for the permits and permit fees which will be triggered by your proposal. 

1. (List individual permit fees and sign fees) 

2. 

For informational handouts with submittal requirements for development applications, please visit our 
website at www.juneau .org/cdd . 

Submit your completed application 
You must submit your application(s) in person with payment to: 

City/Borough of Juneau 
Permit Center 
230 S. Franklin Street, 
Fourth Floor Marine View Center 
Juneau, AK 99801 

Phone: 
Fax: 
Web: 

Page 3 of 3 

(907) 586-0715 
(907) 586-4529 
www.juneau.org/cdd 
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Pre-Application Conference Final Report 

Conference Summary 

Questions/issues/agreements identified at the conference that were not already identified in the 
attached reports. 
The fo llowing is a list of issues, comments and proposed actions, and requested technical submittal 
items that were discussed at the pre-application conference. 

Planning Division: 

1. Zoning - (check special districts -ADOD / Historic) 

Cf Setbacks ::i 
3. Height-

4. Access-

5. Parking- (check if in Juneau / Douglas Geographic area) 

6. Lot Coverage-

7. Vegetative Coverage -

8. Llghting-

9. Noise-

10. Flood - (check floodplain) 

11. Hazard/Mass Wasting/Avalanche/Hillside Endorsement-

12. Wetlands -

13. Habitat - (Eagle - remind applicant to check with feds; Riparian, etc.) -

14. Plat or Covenant Restrictions -

Building Division: 

15. Bullding-

16. Outstanding Permits -

General Engineering/Public Works: 

17. Engineering -

18. Drainage -

19. Utilities - (water, power, sewer, etc.) 

Fire Marshal: 

20. Fire Items/ Access -

Other Applicable Agency Review: 

21. DOT&PF / Alcohol Beverage Control Board/ Army Corps/ DEC (wastewater)/ DNR / USF&W / F&G / FAA 
/ Corrections ... 

22. 

List of required applications 

Page 2 of 3 
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DATE: 

TO: 

FROM: 

FILE NO.: 

PROPOSAL: 

GENERAL INFORMATION 

Applicant: 

Property Owner: 

Property Address: 

Legal Description: 

Parcel Code Number: 

Site Size; 

Comprehensive Plan Future 
Land Use Designation: 

Zoning: 

Utilities: 

Access: 

Existing Land Use: 

SurroW1ding Land Use: 

January 15, 2015 

Planning Commission 

Chrissy McNally, Planner 
Community Development Department 

USE2014 0017 

Conditional Use to operate a 4 bedroom bed and breakfast in 
the D-1 zoning district. 

Russell & Gretchen Powers 

Russell & Gretchen Powers 

10497 Fox Farm Trail 

Spruce Point Estates Lot 11 

4-B20-0-103-0-150-0 

0.53 Acres 

Rural Low Density Residential (RLDR) 

D-1 

City water & private septic 

Fox Farm Trail 

Single Family Residence 

North 
South 
East 
West 

D-1/Single Family Residence/ Auke Bay 
D-1/Single Family Residence/Auke Bay 
AukeBay 
D-1/Single Family Residential 
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Planning Commission 
File No.: USE2014 0017 
January 15, 2015 
Page 2 of9 

ATTACHMENTS 

Vicinity Map 

Attachment A: Conditional Use application 
Attachment B: 1989 Plat Spruce Point Estates 
Attachment C: As-built 
Attachment D: Front of residence 
Attachment E: Floor plan 
Attachment F: Lighting and circulation plan 
Attachment G: Letter from Gary Hayden, P.E. 
Attachment H: Public comment 
Attachment I: Public notice 

PROJECT DESCRIPTION 

The applicant requests a Conditional Use Permit for the development of a year round 4 bedroom 
bed and breakfast in the D-1 zoning district. 
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BACKGROUND 

The applicants purchased the single family residence located at 10497 Fox Farm Trail in June 
2014 with the intent to operate a bed and breakfast. The lot was platted in 1989 as part of the 
Spruce Point Estates Subdivision and the single family residence was built in 1991. 

ANALYSIS 

Project Site- CBJ 49.80.120 defines a bed and breakfast as, "a dwelling in which more than two 
bedrooms are used for commercial lodging provided by the owner or operator who lives on site". 
The site is located in a D-1 zoning district on the west side of Mendenhall Peninsula in a low density 
residential neighborhood. According to CBJ 49 .25 .300 Table of Permissible Uses bed and breakfasts 
are allowed in the D-1 zoning district with a Conditional Use permit. 

The subject site is 22,966 square feet and was platted in 1989 as part of the Spruce Point Estates 
Subdivision. It is located near the cul de sac of Fox Fann Trail. Fox Fann Trail is a CBJ maintained 
roadway. There are 21 lots in the subdivision which are governed by 24 covenants and a 
Homeowners Association. There is a shared boat dock for members of the subdivision; however, its 
use requires an annual fee (~ee Vicinity Map). 

The subject site is lined with large evergreen and deciduous trees on both the north and south 
property lines (Figure 1 ). Both these property lines border single family residences. Additional trees 
were recently planted along the front yard property line (Attachment D). There is a pedestrian access 
easement to the shoreline along the southern property line (Figure 1). The rear of the property is a 
tidewater lot line. The distance from the residence to the northern property line is approximately 15 
feet. The distance from the residence to the southern property line is approximately 50 feet. 

The top floor of the residence contains the garage, dining room, living room, kitchen, one full 
bathroom and one bedroom. The bottom floor contains three bedrooms, two bathrooms, and laundry 
facilities. There is access to a large deck from the bottom floor (Figure2). 
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Figurel: Site Aerial 

Figure 2: Rear of house looking from tideline 
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Project Design - The single family residence is 3,123 square feet with 4 bedrooms and 3 bathrooms. 
According to the applican~ there is an attic space they plan to convert to their personal bedroom. 
Therefore, before this work is complete three bedrooms will serve as rentals and one bedroom will 
be used by the owners. The owners intend to upgrade the plumbing and heating systems as well as 
other minor interior improvements. 

The proposed bed and breakfast is limited to no more than eight guests at a time. According to John 
Young, CBJ Building Plan Reviewer, the International Building Code allows residences that contain 
sleeping units that are transient in nature to adhere to standard residential construction standards if 
they contain 10 or fewer individuals. Beyond ten individuals, stricter construction requirements 
would be required for the residence. Title 49, the Land Use Code does to list a maximum number of 
allowable bedrooms for a bed breakfast. 

Traffic - The property is located in a low density residential neighborhood near the end of the Fox 
Farm Trail cul de sac. Traffic consists of residents coming to and from their residences. According to 
the applicant, there are also occasional sight seers. There is no expectation that traffic generated by 
the proposed bed and breakfast would adversely affect traffic flow on Fox Farm Trail. 

Staff received comments from two adjacent property owners that were concerned about increased 
traffic in the neighborhood as a result of the proposed bed and breakfast. The neighbor to the north is 
concerned about on street parking in front of their property. 

Parking and Circulation - The parking requirement for a bed and breakfast is 1 space per 2 
bedrooms. The parking requirement for a single family residence is 2 spaces. Therefore, a total of 4 
parking spaces are required for this development. The parking space requirements in CBJ 
49.40.210(b)(l) require a parking space to be 8.5 feet wide and 17 feet long. The site has a two car 
garage and a 20 foot wide by 42 foot long driveway. Therefore, the site can accommodate 6 
vehicles, exceeding the minimum parking requirement. However, one car per rented bedroom is a 
reasonable expectation. With four available parking spaces in the driveway, the site can 
accommodate one car per rented bedroom. 

The neighbor to the north commented that they are concerned bed and breakfast guests will park in 
front of their property on the street (Attachment H). However, they have spoken to the applicants 
about their concerns and believe the applicants will maintain sufficient off street parking for guests. 

Noise- With the recommended condition of 8 guests, the proposed bed and breakfast would have 10 
individuals on site. There is the potential for guests gathered on the outdoor patio or beach to disturb 
neighbors to the north and south. There may also be additional noise from guests arriving and 
departing. The applicants have stated that they intend to establish guidelines for guests that will 
address noise. 

Based on adjacent property concerns, staff recommends that a condition be placed on the proposed 
use that outdoor events be limited to no later than 10 p.m. Monday through Thursday and midnight 
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on Fridays and Saturdays. This condition along with the occupancy limit condition and with existing 
vegetative buffer between properties is expected to mitigate off site noise impacts. 

Public Health or Safety- The owners have hired an engineer to upgrade the onsite septic system to 
meet Alaska Department of Environmental Conservation standards (Attachment F). As previously, 
mentioned the owners intend to upgrade the plumbing and heating systems and smoke and carbon 
dioxide alann systems. 

There are lights illuminating the driveway and entryway to the house. These will provide for safe 
entry and exist for the proposed bed and breakfast (Attachment F). Sufficient off street parking is 
provided for the proposed use, ensuring guests will not park in the right-of-way disturbing traffic and 
pedestrians. 

Neighbors have commented that they are concerned with guests walking on the shorelines and any 
liability that may occur if there were an injury on their property. Staff informed the applicant of this 
concern and they intend to address trespassing with each guest. 

Habitat - There are no eagle nests, anadromous fish streams, wetlands, or other sensitive areas on 
the subject site. 

Property Value or Neighborhood Harmony-The Spruce Point Estates Declaration of Protective 
Covenants, Conditions and Restrictions do not specifically mention uses that are restricted in the 
subdivision. The document does state that one professional sign of one and one half square feet is 
allowed at each property. 

The owner of the property at the end of the cul de sac wrote a letter in support of the use. However, 
staff received two email statements from neighboring property owners opposing the use (Attachment 
H). The adjacent property owner to the north stated they are not opposed to the use, but want to 
ensure guests will not trespass on their property, sufficient off street parking will be provided, and 
nighttime noise will not disturb adjacent property owners. 

Staff received a call from one neighboring property owner that was concerned about guests using the 
neighborhood dock. Use of this dock requires paid membership and is accessed through a private 
property. When the applicants purchased the property they opted not to pay for rights to use the dock. 

The applicants have stated that they intend to establish guidelines for guests to protect the privacy of 
adjacent property owners. Based on the concerns of neighboring property owners, available off street 
parking and the International Building Code requirement previously mentioned, staff recommends a 
condition that the bed and breakfast be limited to eight guests, 2 per bedroom. 

Conformity with Adopted Plans - The subject site is designated as Rural Low Density Residential 
(RLDR) on the Comprehensive Plan Land Use maps. RLDR is defined as 

Packet Page 207 of 416 

Attachment A



Planning Commission 
File No.: USE2014 0017 
January 15, 2015 
Page 7 of9 

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 

Issuance of a conditional use pemtlt for a four bedroom bed and breakfast is allowable based on CBJ 
49.25.300 Section 1.610 Table of Permissible Uses. The Comprehensive Plan identifies the need to 
promote independent and over-night travelers and promote "development that supports year-round 
visitor services and activities". Further, Policy 5.4 in the Comprehensive Plan states: 

POLICY 5.4 TO ENCOURAGE TOURISM, CONVENTION AND OTHER 
VISITOR-RELATED SERVICES, WHILE PROTECTING JUNEAU'S NATURAL, 
CULTURAL AND ECONOMIC ATTRACTIONS FOR LOCAL RESIDENTS AND 
VISITORS ALIKE, AND TO PARTICIPATE IN THE ACCOMMODATION OF THE 
FUTURE GROWTH OF TOURISM IN A MANNER THAT ADDRESSES BOTH 
COMMUNITY AND INDUSTRY CONCERNS. 

A small locally owned and operated bed and breakfast fits in with this vision set forth in the 
Comprehensive Plan. 

FINDINGS 

CBJ §49.15.330 (e)(l), Review of Director's Determinations, states that the Planning Commission 
shall review the Director's report to consider: 

L 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 §049.15.330 (f), Commission Determinations, states that even if the Commission adopts the 
Director's detennination, it may nonetheless deny or condition the pennit ifit 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 § 0 49 .I 5 .3 30 ( e) & ( f), Review oIDirector's & Commission' s Determinations, the Director 
makes the following findings on the proposed development: 

J. Is the application for the requested conditional use permit complete? 

Yes. Staff finds the application contains the infonnation necessary to conduct full review of the 
proposed operations. The application submittal by the applicant, including the appropriate fees, 
substantially conforms to the requirements ofCBJ 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 1.610 for the D-1 zoning district. 

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 December 6, 2014 and December 15, 2014 issues oftheJwieau 
Empire's ''Your Mwiicipality" section, and a Notice of Public Hearing was mailed to all property 
owners within 500 feet of the subject parcel. Moreover, a Public Notice Sign was posted on the 
subject parcel, visible from the public Right of Way. 

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

No. Based on the preceding staff analysis, no evidence is found to indicate that the proposed use, 
with conditions, will materially endanger the public health or safety. 

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

No. There is no evidence to suggest that the proposed development will decrease property values in 
the neighboring area. With appropriate conditions, this development will not substantially be out of 
harmony with property in the neighboring area. 

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

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

Per CBJ §49.70.900 (b)(3), General Provisions, the Director makes the following Juneau 
Coastal Management Program consistency determin-ation: 

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

RECOMMENDATION 

It is recommended that the Planning Commission adopt the Director's analysis and findings and grant 
the requested Conditional Use permit. The pennit would allow the development of a 4 bedroom 
bed and breakfast in the D-1 zoning district subject to the following conditions: 

I. The bed and breakfast shall not exceed a maximum occupancy of 8 guests and 2 
owners/caretakers. 

2. Outdoor events shall be limited to 10 p.m. Monday through Thursday and midnight Friday 
and Saturday, 

3. The applicants shall submit a list of house rules that address noise, trespassing and parking to 
the Community Development Department. 
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CITY /BOROUGH OP JUNEAU 
ALASKAS CAP1TAL ClTY 

Russell & Gretchen Powers 
10497 Fox Farm Trail 
Juneau, Alaska 99801 

PLANNING COMMISSION 
NOTICE OF DECISION 
Date: January 28, 2015 
File No.: USE2014 0017 

Application For: Conditional Use to operate a 4 bedroom bed and breakfast in 
the D-1 zoning district. 

Legal Description: Spruce Point Estates Lot 11 

Property Address: 10497 Fox Farm Trail 

Parcel Code No.: 4-B20-0-103-015-0 

Hearing Date: January 27, 2015 

The Planning Commission, at its regular public meeting, adopted the analysis and findings listed in the 
attached memorandum dated January 16, 2015 and approved the Conditional Use Permit to operate 
a 4 bedroom bed and breakfast in the D-1 zoning district to be conducted as described in the 
project description and project drawings submitted with the application and with the following 
conditions: 

1. The bed and breakfast shall not exceed a maximum occupancy of 8 guests and 2 
owners/caretakers. 

2. Outdoor events shall be limited to 10 p.m. Monday through Thursday and midnight 
Friday and Saturday. 

3. The applicants shall submit a list of house rules that address noise, trespassing and 
parking to the Community Development Department. 

Attachments: January 16, 2015 memorandum from Chrissy McNally, Community Development, 
to the CBJ Planning Commission regarding USE2014 0017. 

This Notice of Decision does not authorize construction activity. Prior to starting any project, it is the 
applicant's responsibility to obtain the required building permits. 

This Notice of Decision constitutes a final decision of the CBJ Planning Commission. Appeals must be 
brought to the CBJ Assembly in accordance with CBJ §01.50.030. Appeals must be filed by 4:30 P.M. on 
the day twenty days from the date the decision is filed with the City Clerk, pursuant to CBJ §01.50.030 
(c). Any action by the applicant in reliance on the decision of the Planning Commission shall be at the 
risk that the decision may be reversed on appeal (CBJ §49.20.120). 

Effective Date: The permit is effective upon approval by the Commission, January 27, 2015. 

--------15 5 So. Seward Street, Juneau, Alaska 99801-139 7 ---------
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Expiration Date: 

Project Planner: 

The permit will expire 18 months after the effective date, or July 27, 2016 if no 
House Rules have been submitted in accordance with condition 3 and the plans for 
which the development permit was authorized. Application for permit extension 

must be submitted thirty days prior to the~ 

ciAMk#JA ~ L'= 
Chrissy McNally, Planner Michael Satre, Chair 
Community Development Department Planning Commission 

cc: Plan Review 

NOTE: The Americans with Disabilities Act (ADA) is a federal civil rights law that may affect this development project. ADA regulations 
have access requirements above and beyond CBJ-adopted regulations. Owners and designers are responsible for compliance with 
ADA. Contact an ADA - trained architect or other ADA trained personnel with questions about the ADA: Department of Justice (202) 
272-5434, or fax (202) 272-5447, NW Disability Business Technical Center (800) 949-4232, or fax (360) 438-3208. 
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DATE: 

TO: 

FROM: 

FILE NO.: 

PROPOSAL: 

GENERAL INFORMATION 

Applicant: 

Property Owner: 

Property Address: 

Legal Description: 

Parcel Code Number: 

Site Size: 

Comprehensive Plan Future 
Land Use Designation: 

Zoning: 

Utilities: 

Access: 

Existing Land Use: 

Surrounding Land Use: 
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City & Borough of Juneau • Community Development 
155 S. Seward Street • Juneau, AK 99801 

(907) 586‐0715 Phone • (907) 586‐4529 Fax 

January 16, 2015 

Planning Commission 

Chrissy McNally, Planner 
Community Development Department 

USE2014 0017 

Conditional Use to operate a 4 bedroom bed and breakfast in 
the D‐1 zoning district. 

Russell & Gretchen Powers 

Russell & Gretchen Powers 

10497 Fox Farm Trail 

Spruce Point Estates Lot 11 

4‐B20‐0‐103‐0‐150‐0 

0.53 Acres 

Rural Low Density Residential (RLDR) 

D‐1 

City water & private septic 

Fox Farm Trail 

Single Family Residence 

North  ‐ D‐1/Single Family Residence/Auke Bay 
South  ‐ D‐1/Single Family Residence/Auke Bay 
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East  ‐ Auke Bay 
West  ‐ D‐1/Single Family Residential 

Vicinity Map 

Subject Parcel 

Shared dock 

Fox Farm Trail 

ATTACHMENTS 

Attachment A: Conditional Use application 
Attachment B: 1989 Plat Spruce Point Estates 
Attachment C: As‐built 
Attachment D: Front of residence 
Attachment E: Floor plan 
Attachment F: Lighting and circulation plan 
Attachment G: Letter from Gary Hayden, P.E. 
Attachment H: Public comment 
Attachment I: Public notice 

PROJECT DESCRIPTION 

The applicant requests a Conditional Use permit for the development of a year round 4 
bedroom bed and breakfast in the D‐1 zoning district. 
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BACKGROUND 

The applicants purchased the single family residence located at 10497 Fox Farm Trail in June 
2014 with the intent to operate a bed and breakfast. The lot was platted in 1989 as part of the 
Spruce Point Estates Subdivision, and the single family residence was built in 1991. 

ANALYSIS 

Project Site – CBJ 49.80.120 defines a bed and breakfast as, “a dwelling in which more than two 
bedrooms are used for commercial lodging provided by the owner or operator who lives on site”. 
The site is located in a D‐1 zoning district on the west side of Mendenhall Peninsula in a low density 
residential neighborhood. According to CBJ 49.25.300 Table of Permissible Uses bed and breakfasts 
are allowed in the D‐1 zoning district with a Conditional Use Permit. 

The subject site is 22,966 square feet and was platted in 1989 as part of the Spruce Point Estates 
Subdivision. It is located near the cul‐de‐sac of Fox Farm Trail. Fox Farm Trail is a CBJ maintained 
roadway. There are 21 lots in the subdivision which are governed by 24 covenants and a 
Homeowners Association. There is a shared boat dock for members of the subdivision; however, its 
use requires an annual fee (see Vicinity Map). 

The subject site is lined with large evergreen and deciduous trees on both the north and south 
property lines (Figure 1). Both these property lines border single family residences. Additional trees 
were recently planted along the front yard property line (Attachment D). There is a pedestrian 
access easement to the shoreline along the southern property line (Figure 1). The rear of the 
property is a tidewater lot line. The distance from the residence to the northern property line is 
approximately 15 feet. The distance from the residence to the southern property line is 
approximately 50 feet. 

The top floor of the residence contains the garage, dining room, living room, kitchen, one full 
bathroom and one bedroom. The bottom floor contains three bedrooms, two bathrooms, and 
laundry facilities. There is access to a large deck from the bottom floor (Figure 2). 
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Garage 

Deck 

Figure1: Site Aerial 

Figure 2: Rear of house looking from tideline 
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Project Design – The single family residence is 3,123 square feet with 4 bedrooms and 3 
bathrooms. According to the applicant, there is an attic space they plan to convert to their personal 
bedroom. Therefore, before this work is complete three bedrooms will serve as rentals and one 
bedroom will be used by the owners. Following completion of the attic bedroom, four bedrooms 
would be available to rent. The owners intend to upgrade the plumbing and heating systems as 
well as other minor interior improvements. 

Currently, the proposed bed and breakfast is limited to no more than eight guests at a time. 
According to John Young, CBJ Building Plan Reviewer, the International Building Code allows 
residences that contain sleeping units that are transient in nature to adhere to standard residential 
construction standards if they contain 10 or fewer individuals. Beyond ten individuals, stricter 
construction requirements would be required for the residence. Title 49, the Land Use Code, does 
not list a maximum number of allowable bedrooms for a bed breakfast. 

Traffic – The property is located in a low density residential neighborhood near the end of the Fox 
Farm Trail cul‐de‐sac. Traffic consists of residents traveling to and from their residences. According 
to the applicant, there are also occasional sight seers. There is no expectation that traffic 
generated by the proposed bed and breakfast would adversely affect traffic flow on Fox Farm Trail. 

Staff received comments from two adjacent property owners that were concerned about increased 
traffic in the neighborhood as a result of the proposed bed and breakfast. The neighbor to the 
north is concerned about on‐street parking in front of their property. 

Parking and Circulation – The parking requirement for a bed and breakfast is 1 space per 2 
bedrooms. The parking requirement for a single family residence is 2 spaces. Therefore, a total of 4 
parking spaces are required for this development. The parking space requirements in CBJ 
49.40.210(b)(1) require a parking space to be 8.5 feet wide and 17 feet long. The site has a two car 
garage and a 20 foot wide by 42 foot long driveway. Therefore, the site can accommodate 6 
vehicles, exceeding the minimum parking requirement. However, one car per rented bedroom is a 
reasonable expectation. With four available parking spaces in the driveway, the site can 
accommodate one car per rented bedroom. 

The neighbor to the north commented that they are concerned bed and breakfast guests will park 
in front of their property on the street (Attachment H). However, they have spoken to the 
applicants about their concerns and believe the applicants will maintain sufficient off‐street parking 
for guests. 

Noise – With the recommended condition of 8 guests, the proposed bed and breakfast would have 
10 individuals on site. There is the potential for guests gathered on the outdoor patio or beach to 
disturb neighbors to the north and south. There may also be additional noise from guests arriving 
and departing. The applicants have stated that they intend to establish guidelines for guests that 
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will address noise. 

Based on adjacent property concerns, staff recommends that a condition be placed on the 
proposed use that outdoor events be limited to no later than 10 p.m. Monday through Thursday 
and midnight on Fridays and Saturdays. This condition along with the occupancy limit condition and 
with existing vegetative buffer between properties is expected to mitigate off site noise impacts. 

Public Health or Safety – The owners have hired an engineer to upgrade the onsite septic system 
to meet Alaska Department of Environmental Conservation standards (Attachment F). As 
previously, mentioned the owners intend to upgrade the plumbing and heating systems and smoke 
and carbon dioxide alarm systems. 

There are lights illuminating the driveway and entryway to the house. These will provide for safe 
entry and exist for the proposed bed and breakfast (Attachment F). Sufficient off‐street parking is 
provided for the proposed use, ensuring guests will not park in the right‐of‐way disturbing traffic 
and pedestrians. 

Neighbors have commented that they are concerned with guests walking on the shorelines and any 
liability that may occur if someone were injured on their property. Staff informed the applicant of 
this concern, and they intend to address trespassing with each guest. 

Habitat – There are no eagle nests, anadromous fish streams, wetlands, or other sensitive areas on 
the subject site. 

Property Value or Neighborhood Harmony –The Spruce Point Estates Declaration of Protective 
Covenants, Conditions and Restrictions do not specifically mention uses that are restricted in the 
subdivision. The document does state that one professional sign of one and one half square feet is 
allowed at each property. 

The owner of the property at the end of the cul‐de‐sac wrote a letter in support of the use. 
However, staff received two email statements from neighboring property owners opposing the use 
(Attachment H). The adjacent property owner to the north stated they are not opposed to the use, 
but want to ensure guests will not trespass on their property, sufficient off‐street parking will be 
provided, and nighttime noise will not disturb adjacent property owners. 

Staff received a call from one neighboring property owner that was concerned about guests using 
the neighborhood dock. Use of this dock requires paid membership and is accessed through a 
private property. When the applicants purchased the property they opted not to pay for rights to 
use the dock. 

The applicants have stated that they intend to establish guidelines for guests to protect the privacy 
of adjacent property owners. Based on the concerns of neighboring property owners, available off‐
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street parking and the International Building Code requirement previously mentioned, staff 
recommends a condition that the bed and breakfast be limited to eight guests– 2 per bedroom. 

Conformity with Adopted Plans – The subject site is designated as Rural Low Density Residential 
(RLDR) on the Comprehensive Plan Land Use maps. RLDR is defined as 

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 

Issuance of a conditional use permit for a four bedroom bed and breakfast is allowable based on 
CBJ 49.25.300 Section 1.610 Table of Permissible Uses. The Comprehensive Plan identifies the need 
to promote independent and over‐night travelers and promote “development that supports year‐
round visitor services and activities”. Further, Policy 5.4 in the Comprehensive Plan states: 

POLICY 5.4 TO ENCOURAGE TOURISM, CONVENTION AND OTHER VISITOR‐RELATED 
SERVICES, WHILE PROTECTING JUNEAU’S NATURAL, CULTURAL AND ECONOMIC 
ATTRACTIONS FOR LOCAL RESIDENTS AND VISITORS ALIKE, AND TO PARTICIPATE IN THE 
ACCOMMODATION OF THE FUTURE GROWTH OF TOURISM IN A MANNER THAT ADDRESSES 
BOTH COMMUNITY AND INDUSTRY CONCERNS. 

A small locally owned and operated bed and breakfast fits within this vision set forth in the 
Comprehensive Plan. 

FINDINGS 

CBJ §49.15.330 (e)(1), Review of Director's Determinations, states that the Planning Commission 
shall review the Director's report to consider: 

1. Whether the application is complete; 
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 
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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 conditional use permit complete? 

Yes. Staff finds 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 1.610 for the D‐1 zoning district. 

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 December 6, 2014 and December 15, 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. Based on the preceding staff analysis, no evidence is found to indicate that the proposed use, 
with conditions, will materially endanger the public health or safety. 

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

No. There is no evidence to suggest that the proposed development will decrease property values 
in the neighboring area. With appropriate conditions, this development will not substantially be out 
of harmony with property in the neighboring area. 
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6. Will the proposed development be in general conformity with the land use plan, thoroughfare 
plan, or other officially adopted plans? 

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

Per CBJ §49.70.900 (b)(3), General Provisions, the Director makes the following Juneau Coastal 
Management Program consistency determination: 

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

N/A 

RECOMMENDATION 

It is recommended that the Planning Commission adopt the Director's analysis and findings and 
grant the requested Conditional Use permit, USE2014 0017. The permit would allow the 
development of a 4 bedroom bed and breakfast in the D‐1 zoning district subject to the following 
conditions: 

1. The bed and breakfast shall not exceed a maximum occupancy of 8 guests and 2 
owners/caretakers. 

2. Outdoor events shall be limited to 10 p.m. Monday through Thursday and midnight Friday 
and Saturday. 

3. The applicants shall submit a list of house rules that address noise, trespassing and parking 
to the Community Development Department. 
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November 3, 2014 

City/Borough of Juneau 
Permit Center 
230 S. Franklin St. 
Juneau, AK 99801 

Proposal: Application for Conditional Use Permit, Case Number PAC20140032 

We are requesting a conditional use permit to operate a year round bed and breakfast 
from our home at 10497 Fox Farm Trail. Attachment A is an "as built" survey showing 
the homes' orientation on the lot. Attachment B shows the 2 story floor plan & attic 
storage. Attachment C is our site plan with lighting, parking, & traffic flow. 

This home was constructed in 1992, with 4 bedrooms and 3 bathrooms, located in a D-1 
residential zoning district. The site is a low density waterfront wooded peninsular area of 
Juneau. This home has had no updates in the last 15 years, except for a new deck and 
greenhouse in 2007. We plan to update the plumbing & heating systems, install interior 
soundproofing, updated smoke & CO alarm system, interior paint, & floor coverings in 
the near future. No structural changes are planned. The front of the garage is 42' from 
the street, the north side of the home is 15.4' from the treed property line, the south side 
is over 50' from the treed property line, and the rear of the lot is tidewater. 

Lighting- There are five 100 watt exterior lights for the front entryway and driveway. 
A neighborhood street light is located on the north side of our driveway, providing 
additional illumination. We plan on not changing the current lighting. 

Parking- There are 2 parking spaces in the garage and space for 4 vehicles in the 20' 
wide by 42' long driveway. Providing off street parking is an important aspect for us. 
We are open to increasing the parking space into the yard area if it becomes an issue in 
the fU1ure. 

Proposed Traffic Circulation- Traffic ln this neighborhood consists of residents driving to 
and from their homes and light traffic from sight seers, as this fs the last cul-de•sac on 
Fritz Cove Rd. Our proposal will have minimal effect on the current traffic flow. 
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EA2 ENGINEERING ANALYSIS --- APPL/CA T/ONS 

Gary Hayden, P.E. P.O. Box 210076 Auke Bay, Alaska 99821 

(907) 789-7293 akea2@me.com 

Mr. Rusty Powers 
10497 Fox Farm Trail 
Juneau, Alaska 99801 

November 28, 2014 

Subject: 

Electronic copy sent to rusty@plumbandheat.com 

On-lot Wastewater System Upgrade 
Engagement of engineering services 
Lot 11 Spruce Point Estates 
Juneau, Alaska 

This letter is to acknowledge that you have engaged EA2 to act as your engineer concerning 
upgrades to the on-site wastewater treatment and disposal system serving 10497 Fox Farm 
Trail. 

We have discussed your planned development and business ideas. Our preliminary 
discussions indicates that some upgrades to the existing sewage treatment system are 
needed. We have also explored various concept designs for upgrades which could be 
acceptable to ADEC. The next step will be for me to discuss these concepts with the staff at 
ADEC and choose the preferred option. I will then complete a detail design and submit it for 
review and permitting by ADEC. 

I am confident that together we will be able to meet the regulatory requiremenst then install 
upgrades to the wastewater treatment system which comply with current standards. 

I look forward to working with you on this project. 

Sincerely, 

~~L__ 
Gary Hayden, PE 
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Megan Daniels 

From: Martin Beckner <tightline51@live.com> 
Sent: Thursday, December 04, 2014 4:16 PM 
To: Christine McNally 
Subject: Fox Farm Trail Conditional Use Permit Application Response 

Dear Ms. McNally: 

We are adjacent property owners (10468 Fox Farm Trail; 4B2001030210). We request that the Planning Commission 
deny the application for this proposed conditional use of subject property. This use violates the spirit and 
the Spruce Point Estates Protective Covenants, Conditions and Restrictions and would have a negative impact 
our ability to quietly enjoy our neighborhood and property due to increased automotive and foot traffic. 

Sincerely, 

Martin and Linda Beckner 

Attachment CPlanning Commission Attachment H-1File No.: USE2014 0017 



 
 

       
     

   
 

 
    

       
     

 
 

 
 

 

 

Packet Page 232 of 416 

Hi Chrissy, 

We are next door neighbors of the Powers who are planning to open a B&B on Fox Farm Trail. Our main 
concerns about the B&B are parking on a narrow street and especially in front of our mailbox, noise 
especially at night, and liability from their clients using things that belong to us or trespassing on our 
property. 

We have had a discussion with the Powers and feel that they know and understand our concerns and we 
feel we can work with them if issues come up. We understand that they plan to add more offstreet 
parking in their existing yard. So we are not opposed to allowing the B&B to happen if these issues are 
addressed. 

Mike McKrill and Lisa Rollin 
10507 Fox Farm Trail 

Attachment CPlanning Commission Attachment H-2File No.: USE2014 0017 
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Megan Daniels 

From: Mary Mearig <mearig@gci.net> 
Sent: Monday, December 01, 2014 1:05 PM 
To: Christine McNally 
Subject: File No. USE2014 0017 - bed and breakfast at PCN 4-B20-0-103-015-0 

Follow Up Flag: Follow up 
Flag Status: Flagged 

Dear Ms. McNally: 

We are adjacent property owners (10478 Fox Farm Trail; PCN 4‐B20‐0‐103‐020‐0). We request that the Planning 
Commission deny the application for this proposed conditional use of subject property. This use violates the spirit and 
intent of the Spruce Point Estates Protective Covenants, Conditions and Restrictions. Sincerely, 

Lance & Mary Mearig 

1 
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JAN VAN DORT 
10518 Fox Farm Trail 
Juneau, Alaska 99801 
907.321.0271 
jvandort@gci.net 

December 10, 2014 
Re: USE2014 0017; Powers 

Ms. Chrissy McNally, Planner 
Via email: christine.mcnally@juneau.org 

Dear Ms. McNally and Commission Members: 

My wife, Phyllis Carlson, and I have lived in Spruce Point Estates subdivision 
since 1991. We are two lots away from the location of the proposed bed and breakfast. 
We have long believed that the subdivision, particularly the portion where Rusty and 
Gretchen Powers reside, would be an ideal location for a bed and breakfast because it is 
quiet and friendly, has no through-traffic, is relatively dry for Juneau, is at street level, is 
fully accessible and possesses beautiful views of Auke Bay, Stephens Passage and the 
lower end of Lynn Canal.  In sum, it is the best that Juneau has to offer.  We are looking 
forward to greeting people from different parts of the world and sharing our gardens with 
them when they walk by our home. 

We strongly support Rusty and Gretchen in this endeavor and urge that you grant 
the use permits which will enable them to succeed.  They have not asked me to write this 
letter. I am sending it to you because of my heartfelt belief that enterprise of this nature 
enhances the image and enjoyment of our community by people who do not live here and 
makes Juneau a better place for everyone. 

Thank you for your time, attention and consideration. 

Sincerely, 

Jan Van Dort 

Planning Commission Attachment H-4File No.: USE2014 0017 
Attachment C
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Subject Parcel 

PROPOSAL: Conditional Use to allow a bed and breakfast. 
* Rescheduled from the December 16, 2014 Special Planning Commission Meeting. 

File No: USE2014 0017 Applicant:    Russell & Gretchen Powers 

To: Adjacent Property Owners Property PCN: 4-B20-0-103-015-0 

Hearing Date: January 27, 2015 Owner: Russell & Gretchen Powers 

Hearing Time: 7:00 PM Size: 0.53 Acres 

Place: Assembly Chambers Zoned:    D-1 

 Municipal Building Site Address: 10497 Fox Farm Trail 

155 South Seward Street Accessed Via: Fox Farm Trail 

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 week 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 Chrissy McNally at christine.mcnally@juneau.org or at 586-0761. 

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

Date notice was printed: December 10, 2014 

Attachment CPlanning Commission Attachment IFile No.: USE2014 0017 

www.juneau.org/plancomm
mailto:christine.mcnally@juneau.org


   

 

 

 

           

 

 

  
 

 
  

  
 

            
            
            

  
   

  

 
 

 

  

 

  
 

  
 

   

 

    
         

 

 
 

 

 

 

  
  

 

 

 

CITY AND BOROUGH OF 

AU 
COMMUNITY DEVELOPMENT 

400 800 1200 1600 2000 2400 2800 3200 3600 4000 Feei 

O
TT

ER 
W

A
Y

 

Invitation to Comment 

Your Community, Your Voice 
On a proposal to be heard by the CBJ Planning Commission 

Packet Page 236 of 416 

10497 Fox Farm Trail 
Proposed bed & breakfast 
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155 S. Seward Street Juneau, Alaska 99801 

TO: 

Anapplicationhasbeensubmittedforconsiderationandpublichearingbythe 
PlanningCommissionforaConditionalUsePermitforayear-roundbedand 
breakfast locatedat10497FoxFarmTrail inaD1zoningdistrict. 

The results of 
the hearing 
will be posted 
online. 

Staff Report expected to be posted Monday, May 14, at 

https://beta.juneau.org/assembly/assembly-minutes-and-agendas 

Find hearing results, meeting minutes and more here as well. 
T I M E L I N E 

You may testify and bring 
up to 2 pages of written 
material (15 copies) in City 
Hall’s Assembly Chambers, 

Comments received during 
this period will be sent to the 
Planner, Amy Liu to be 
included in the staff report. 

Comments received during this period 
will be sent  directly to Commissioners 
to read over the weekend in 
preparation for the hearing. 

May 1 through 12 noon, Friday, May 18 Now through April 30, 2018 
HEARING DATE & TIME 

7:00 pm, May 22, 2018 
May 23 

Phone: (907)586-0715  Email: pc_comments@juneau.org 
Mail: Community Development, 155 S. Seward St, Juneau AK 99801 

Printed April 19, 2018 

155 S. Seward St., Juneau. 

Case No.: USE2018 0003 
Parcel No.: 4B2001030150 
CBJ Parcel Viewer: http://epv.juneau.org 

Attachment D
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From: Lisa Rollin <lrollin@gci.net> 
Sent: Thursday, May 3, 2018 2:12 PM
To: PC_Comments 
Subject: conditional use permit for year-round B & B at 10497 Fox Farm Trail 

I live next door to Gretchen Powers, and I support her application for a conditional use permit for a year‐round B & B at 
her home.  Gretchen (and her late husband, Rusty) have been good neighbors in the past, and I anticipate that she will 
continue to be respectful of my rights and responsive to my concerns. 

The issues that I am concerned about include limiting the maximum number of guests allowed at a time, providing 
adequate off‐street parking for that number of people, maintaining restrictions on noise from 9 PM‐7 AM, ensuring that 
any designated smoking area is far from any neighbors'  
windows and doors, limiting fires on the beach (due to proximity of neighbors' windows and doors), and managing 
guests' access of B & B property so as not to encroach on the neighbors' property. 

Thank you. 

Lisa Rollin 
789‐9116 

1 
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From: Mike McKrill <mmckrill@gci.net> 
Sent: Monday, April 30, 2018 3:14 PM
To: PC_Comments 
Subject: Conditional Use Permit for a year-round bed and breakfast at 10497 Fox Farm Trail 

Hi, 

I am a next door neighbor to this property and probably the neighbor who will be the most impacted by a decision to 
allow this conditional use. 

I am not the least bit excited about the prospect of having a bed and breakfast business right next door.  My biggest 
concern is that if this permit goes forward, there needs to be a condition set  for offstreet parking for any and all vehicles 
that will be using the property.  The street is quite narrow and ends in a cul‐de‐sac just past the subject property and 
right in front of my property.  People visiting the subject property have a strong tendency to park in front of my property 
and particularly right in front of my mailbox and newspaper box.  This is not acceptable to me and I think the only way to 
avoid this is for the permit holder to provide offstreet parking.  In addition, when there is snow in the winter, the 
problem is even more acute as the street tends to get narrower and narrower.  And school buses need every inch of 
room available to turn around in the cul‐de‐sac. 

My other main issue is with noise.  My bedroom window is directly adjacent to the deck of the subject property.  I am 
very concerned about noise on the deck and on the beach on late evenings. Hopefully there will be conditions attached 
to any permit pertaining to hours when noise must end.  And I hope that the city will provide a copy of any permit with 
conditions listed so that neighbors can see what has been allowed and what has been restricted.  And I also wonder 
what recourse the neighbors have if the permit is issued and the the conditions of the permit are not met by the owner 
of the business.  Will any offstreet parking that is a condition for the permit have to be in place before the business is 
started? 

Thanks for hearing my concerns, 

Mike McKrill 

10507 Fox Farm Trail 

1 
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From: Amy Liu 
Sent: Tuesday, April 24, 2018 4:49 PM 
To: Beth McKibben 
Subject: FW: Follow up re: CUP on Fox Farm Trail 

Beth, FYI. 

Amy Liu | Planner | City & Borough of Juneau 
(907) 586‐0764 | amy.liu@juneau.org 

‐‐‐‐‐Original Message‐‐‐‐‐
From: Amy Liu 
Sent: Tuesday, April 24, 2018 4:45 PM 
To: 'Ray Matiashowski' 
Subject: RE: Follow up re: CUP on Fox Farm Trail 

Ray, 

The Planning Commission will make the decision to approve or deny on May 22 at 7:00 PM. You and any other member 
of the public welcome to give public testimony in addition to submitting comments that will be included in the staff 
report. 

Please feel free to read the 2018 application, 2015 notice of decision, 2014/2015 staff report, and the subdivision plat. 
Let me know of your questions and comments. 

Amy Liu | Planner | City & Borough of Juneau 
(907) 586‐0764 | amy.liu@juneau.org 

‐‐‐‐‐Original Message‐‐‐‐‐
From: Ray Matiashowski [mailto:raym@kpunet.net] 
Sent: Tuesday, April 24, 2018 4:08 PM 
To: Amy Liu 
Subject: Re: Follow up re: CUP on Fox Farm Trail 

Sounds like the decision has already been made…by you. 

RM 
> On Apr 24, 2018, at 2:24 PM, Amy Liu <Amy.Liu@juneau.org> wrote: 
> 
> Ray, 
> 
> I've addressed your message line‐by‐line below. 
> 

> 

1 
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> 1) While I have not yet spoken to everyone in the impacted area, the ones I have spoken with told me that they do not 
support the CUP and that they provided comments during the prior application process. They feel that their comments 
on the original application were largely ignored by the CBJ at that time and they somewhat dispirited about the current 
process because of this. 
> 
> The perspectives of neighbors are valid, and I could not speak to individual interactions with CDD. However, I would 
point to a few examples in the staff report for the 2014 application of how public comment influenced conditions of 
approval. You were emailed the staff report on 4/23/18. Excerpts are shared below. 
> 
> "Staff received a call from one neighboring property owner that was concerned about guests using the neighborhood 
dock. Use of this dock requires paid membership and is accessed through a private property. When the applicants 
purchased the property they opted not to pay for rights to use the dock. The applicants have stated that they intend to 
establish guidelines for guests to protect the privacy of adjacent property owners. Based on the concerns of neighboring 
property owners, available off street parking and the International Building Code requirement previously mentioned, 
staff recommends a condition that the bed and breakfast be limited to eight guests, 2 per bedroom." 
> 
> " The neighbor to the north commented that they are concerned bed and breakfast guests will park in front of their 
property on the street (Attachment H). However, they have spoken to the applicants about their concerns and believe 
the applicants will maintain sufficient off street parking for guests." 
> 
> " With the recommended condition of 8 guests, the proposed bed and breakfast would have 10 individuals on site. 
There is the potential for guests gathered on the outdoor patio or beach to disturb neighbors to the north and south. 
There may also be additional noise from guests arriving and departing. The applicants have stated that they intend to 
establish guidelines for guests that will address noise. Based on adjacent property concerns, staff recommends that a 
condition be placed on the proposed use that outdoor events be limited to no later than 10 p.m. Monday through 
Thursday and midnight on Fridays and Saturdays. This condition along with the occupancy limit condition and with 
existing vegetative buffer between properties is expected to mitigate off site noise impacts." 
> 
> "Neighbors have commented that they are concerned with guests walking on the shorelines and any liability that may 
occur if there were an injury on their property. Staff informed the applicant of this concern and they intend to address 
trespassing with each guest." 
> 

> 
> 2) I’d like to know what role the comments of the affected neighbors play in this process? What weight is assigned to 
the comments of the affected neighbors? 
> 
> CDD administers CBJ Code, particularly Title 49. CDD evaluates a proposal for its consistency with CBJ Code. CDD 
receives and addresses public comment as it relates to CBJ Code. For example, if a property owner raised a fence that 
met all CBJ Code requirements, and a neighbor requested that the fence be taken down, CDD would ultimately 
determine that the fence could remain. This is because the property owner has a conditioned right to raise that fence 
per CBJ Code. 
> 
> As shown by the excerpts above, there were ways to condition approval of the bed and breakfast in a way that was 
consistent with CBJ Code and relevant to public comment. Nevertheless, we are analyzing the proposal again through 
the current conditional use permit application. Your comments will be included in the new analysis. 
> 

> 
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> 3) I don’t know if you’ve been out to Fox Farm Trail, and specifically to the applicant’s property, but if you do go out 
there you will see that this is a unique spot. 
> 
> I have not visited the site. It's important to note that the most recent plat of the subdivision both you and the 
applicant are in, dated 1989, shows that 30' from the meander line is "public park area". This public park area can be 
accessed via the dedicated footpath across the street from you, between Lot 16 and Lot 15. As such, members of the 
public walking along the beach in front of your lot is not a form a trespassing. 
> 

> 
> 4) "It’s on a dead‐end street so the guests will have no alternative ingress or egress to/from the property without 
going by everyone in the neighborhood. They will also have nowhere to walk or recreate without impacting others in 
the area. It really is not a good spot for a commercial undertaking of any kind, especially one that will bring additional 
visitors to the area. We did not choose to live in this area so that we can constantly be confronted with visitors to the 
area. This is greatly troubling to me and, apparently, to at least some of my neighbors." 
> 
> My comments on item 2 are also relevant here. As mentioned before, the applicant's House Rules and onsite 
management are designed to prohibit trespassing. And, the beach is actually platted as a public area. 
> 
> 

> 
> Ray, if you are still in conversation with neighbors who are against or have questions regarding the proposal, please 
feel free to have them email or call me. Email is better since I see messages sooner and more often than I check my 
voicemail. 
> 
> Regards, 
> 
> Amy Liu | Planner | City & Borough of Juneau 
> (907) 586‐0764 | amy.liu@juneau.org 
> 
> ‐‐‐‐‐Original Message‐‐‐‐‐
> From: Ray Matiashowski [mailto:raym@kpunet.net] 
> Sent: Tuesday, April 24, 2018 1:21 PM 
> To: Amy Liu 
> Cc: Ray Matiashowski 
> Subject: Re: Follow up re: CUP on Fox Farm Trail 
> 
> Hi Amy. Yes, I did receive your email last night and have spent time reading the contents. I have also been in touch 
with many of my neighbors regarding this Conditional Use Permit application. While I have not yet spoken to everyone 
in the impacted area, the ones I have spoken with told me that they do not support the CUP and that they provided 
comments during the prior application process. They feel that their comments on the original application were largely 
ignored by the CBJ at that time and they somewhat dispirited about the current process because of this. 
> 
> I’d like to know what role the comments of the affected neighbors play in this process? What weight is assigned to the 
comments of the affected neighbors? 
> 
> I don’t know if you’ve been out to Fox Farm Trail, and specifically to the applicant’s property, but if you do go out there 
you will see that this is a unique spot. It’s on a dead‐end street so the guests will have no alternative ingress or egress 
to/from the property without going by everyone in the neighborhood. They will also have nowhere to walk or recreate 
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without impacting others in the area. It really is not a good spot for a commercial undertaking of any kind, especially 
one that will bring additional visitors to the area. We did not choose to live in this area so that we can constantly be 
confronted with visitors to the area. This is greatly troubling to me and, apparently, to at least some of my neighbors. 
> 
> RM 
> 
> 
> 
> 
> 
> 
> 
>> On Apr 24, 2018, at 11:55 AM, Amy Liu <Amy.Liu@juneau.org> wrote: 
>> 
>> Ray, 
>> 
>> Ray, 
>> 
>> Please see my email, subject " CDD Follow‐Up on USE20180003, Part B" sent on 4/23/18 at 5:07 PM to read the 
House Rules. The preceding email, subject "... Part A" contains the 2015 notice of decision and 2014 staff report. Both 
emails were sent a few minutes prior to your message below, so let me know if there's any confusion about where they 
are in your inbox. 
>> 
>> I will try to find other documentation as they relate to your inquiry about the timing of the House Rules. 
>> 
>> Regards, 
>> 
>> Amy Liu | Planner | City & Borough of Juneau 
>> (907) 586‐0764 | amy.liu@juneau.org 
>> 
>> ‐‐‐‐‐Original Message‐‐‐‐‐ 
>> From: Ray Matiashowski [mailto:raym@kpunet.net] 
>> Sent: Monday, April 23, 2018 5:17 PM 
>> To: Amy Liu 
>> Cc: Ray Matiashowski 
>> Subject: Follow up re: CUP on Fox Farm Trail 
>> 
>> Hi Amy: 
>> 
>> Thanks for taking the time to talk with me this afternoon. I wanted to follow up on our conversation regarding the 
information you will be sending to me. In particular, I want to remind you that I am interested in seeing your 
documentation regarding the fact that the applicant had their “home rules” developed and in a written format prior to 
the due date and that they had simply forgotten to “hit the send button” as you stated. I believe this oversight may 
have been more significant than you indicated on the phone with me today. 
>> 
>> According to what you said to me today, the development and submission of the home rules was integral to 
addressing the concerns of the residents closest to the proposed Conditional Use Permit application. Again, I look 
forward to your documents showing that these home rules had indeed been developed prior to the due date and that 
the applicant had simply forgotten to send them to the Borough. You indicated to me today that this omission was what 
caused the entire CUP process to be redone, which is the process you are going through now. 
>> 
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>> I am also looking forward to seeing the additional information contained in your file for this particular project. Again, 
my family and I bought our home in August of 2015 and so we were not a part of the original application process. 
>> 
>> Thanks Amy. I look forward to working with you on this Conditional Use Permit application process. 
>> 
>> RM 
>> 
>> 
>> 
> 
> 
> <plat‐sprucepoint.pdf> 
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Invitation to Comment 

Your Community, Your Voice 
On a proposal to be heard by the CBJ Planning Commission 
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10497 Fox Farm Trail 
Proposed bed & breakfast 
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155 S. Seward Street Juneau, Alaska 99801 

TO: 

Anapplicationhasbeensubmittedforconsiderationandpublichearingbythe 
PlanningCommissionforaConditionalUsePermitforayear-roundbedand 
breakfast locatedat10497FoxFarmTrail inaD1zoningdistrict. 

The results of 
the hearing 
will be posted 
online. 

Staff Report expected to be posted Monday, May 14, at 

https://beta.juneau.org/assembly/assembly-minutes-and-agendas 

Find hearing results, meeting minutes and more here as well. 
T I M E L I N E 

You may testify and bring 
up to 2 pages of written 
material (15 copies) in City 
Hall’s Assembly Chambers, 

Comments received during 
this period will be sent to the 
Planner, Amy Liu to be 
included in the staff report. 

Comments received during this period 
will be sent  directly to Commissioners 
to read over the weekend in 
preparation for the hearing. 

May 1 through 12 noon, Friday, May 18 Now through April 30, 2018 
HEARING DATE & TIME 

7:00 pm, May 22, 2018 
May 23 

Phone: (907)586-0715  Email: pc_comments@juneau.org 
Mail: Community Development, 155 S. Seward St, Juneau AK 99801 

Printed April 19, 2018 

155 S. Seward St., Juneau. 

Case No.: USE2018 0003 
Parcel No.: 4B2001030150 
CBJ Parcel Viewer: http://epv.juneau.org 

mailto:pc_comments@juneau.org
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USE2018-0003 
Conditional Use Permit For A Year-

round Bed And Breakfast 

 

SITE
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CBJ Planning Commission Presentation 
May 22, 2018 

Amy Liu 

Vicinity Map 
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Site Zoning 
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D1, Single family and duplex 
residential development 

The applicant’s home meets the 
zoning district’s setback 
requirements. 
• The dwelling is 25 feet from 

the front, 40 feet from the 
rear, an average of 15.9 feet 
from the northern side, and 
50 feet from the southern side 

• The required setbacks for the 
D1 zoning district are 25 feet 
for the front, 25 feet for the 
rear, and 10 feet for the side 

Proposal 

The applicant requests a Conditional Use Permit for the development of 
a year round four bedroom bed and breakfast in a D-1 zoning district. 
• The existing home has four bedrooms, three of which would be used 

as guest rooms. 

CBJ 49.80.120 defines a bed and breakfast as, “a dwelling in which 
more than two bedrooms are used for commercial lodging provided by 
the owner or operator who lives on site”. 
• According to CBJ 49.25.300 Table of Permissible Uses, bed and 

breakfasts are allowed in the D-1 zoning district with an approved 
Conditional Use Permit. 
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Background 
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Conditional Use Permit, USE2014 0017 was approved on January 27, 2015 for 
the operation of a bed and breakfast at 10497 Fox Farm Trail with three 
conditions: 
1. The bed and breakfast shall not exceed a maximum occupancy of 8 guests 

and 2 owners/caretakers. 
2. Outdoor events shall be limited to 10 p.m. Monday through Thursday and 

midnight Friday and Saturday. 
3. The applicants shall submit a list of house rules that address noise, 

trespassing and parking to the Community Development Department. 

The applicant did not submit the list of House Rules prior to the permit’s 
expiration date, July 27, 2016, and thus did not meet condition #3. 

The applicant has included house rules in the application for USE2018 0003. 
The proposed bed and breakfast operation has not changed from that reviewed 

• Trespassing 
• On-street parking 
• Noise 
• Increased foot traffic along the waterfront 

in USE2014 0017. 

Public Comments 
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Site Description 
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• The lot is a 22,966 
square foot lot and 
bordered by trees. 

• Fox Farm Trail is a 
CBJ maintained 
roadway. Adjacent 
lots are developed 
with single family 
residences. 

The beach along the waterfront remains public land per State Policy on 
Navigability. 

II. Legal and Policy Guidelines Governing Management of Submerged Lands and Public Waters 

Public Waters 

(c) Ownership of land bordering navigable or public waters does not grant an exclusive right to 
the use of the water and any rights of title to the land below the ordinary high water mark are 
subject to the rights of the people of the state to use and have access to the water for 
recreational purposes or any other public purposes for which the water is used or capable of 
being used consistent with the public trust. 

Obstructions to Navigable Water 

(d) Free passage or use of any navigable water includes the right to use land below the ordinary 
high water mark to the extent reasonably necessary to use the navigable water consistent with 
the public trust. 

Boundaries of Navigable Waters 

2. Tidal Water Boundaries The boundary between tidal water bodies and private/public owned 
uplands is the Mean High Water Line. Mean high water line as defined by 11 AAC 53.900(15) is: 
The tidal datum plane of the average of all the high tides, as would be established by the 
National Geodetic Survey, at any place subject to tidal influence. 

Beach 
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Site Photo 

Site 
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The single family residence is 3,123 square feet with four bedrooms and three 
bathrooms. 
• The upper floor of the residence consists of a garage, dining room, living 

room, kitchen, one full bathroom and one bedroom. 
• The lower floor consists of three bedrooms, two bathrooms, and laundry 

facilities. There is access to a large deck from the bottom floor. 

The upper floor bedroom is for the owner/caretaker. The other three bedrooms 
are for guests. 
• The proposed bed and breakfast does not change the footprint or the exterior 

of the home 
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Traffic 
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A traffic impact analysis is not required. Staff does not anticipate traffic 
generated by the bed and breakfast to adversely affect traffic flow on 
Fox Farm Trail. 
• The property is located in a low density residential neighborhood. 

Traffic consists of residents leaving and returning to their residences. 
• According to the 9th Edition of the ITE Trip Generation Manual, a 

single-family home is estimated to generate approximately 10 
average daily trips (ADT). 

• The Manual does not include estimates for bed-and-breakfasts. There 
is an estimate for a “single hotel room”. Staff estimates that the three 
guest rooms will generate approximately 4 ADT per guest bedroom. 

• The combined total of all trips is 22 ADT. 

The total parking requirement is four spaces. Site provides six off-street 
spaces. House Rules prohibit on-street parking. 
• Per CBJ 49.40.210, the parking requirement for a bed and breakfast 

is one space per two guest bedrooms. 
• The parking requirement for a single family residence is two spaces. 
• A standard parking space is 8.5’ x 17’. 
• The site has a two car garage and a 20’ x 42’ driveway. The site can 

accommodate six vehicles, which exceeds the minimum parking 
requirement. 

Parking and Circulation 
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Public Health and Safety 
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Site meets health and safety standards. 
• The owner has upgraded the onsite septic system to meet Alaska 

Department of Environmental Conservation standards. 
• The owner has also upgraded the plumbing, heating, and alarm systems 

for smoke and carbon dioxide. 
• Lights illuminate the driveway and front door to the house to facilitate safe 

entry and exit. Glare from lights is shielded by surrounding vegetation. 

The Spruce Point Estates Declaration of Protective Covenants, Conditions, 
and Restrictions does not specifically mention uses that are restricted in the 
subdivision. 

The House Rules establishes conduct for guests and are intended to 
maintain neighborhood harmony. 
• Guidelines specifically prohibit on street parking, excessive noise, 

trespassing onto neighboring property, smoking, pets, and children 
younger than 12 years old. 

The CBJ Assessor expressed that she found nothing of concern regarding the 
bed and breakfast application. 

Property Value and Neighborhood Harmony 
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Conformity With Adopted Plans 
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The Comprehensive Plan identifies the need to promote independent and 
over-night travelers and promote “development that supports year-round 
visitor services and activities”. Further, Policy 5.4 in the Comprehensive 
Plan states: 

POLICY 5.4 TO ENCOURAGE TOURISM, CONVENTION AND OTHER 
VISITOR-RELATED SERVICES, WHILE PROTECTING JUNEAU’S NATURAL, 
CULTURAL AND ECONOMIC ATTRACTIONS FOR LOCAL RESIDENTS AND 
VISITORS ALIKE, AND TO PARTICIPATE IN THE ACCOMMODATION OF 
THE FUTURE GROWTH OF TOURISM IN A MANNER THAT ADDRESSES 
BOTH COMMUNITY AND INDUSTRY CONCERNS. 

A small locally owned and operated bed and breakfast meets the intent of 
this policy. 

1. Staff finds the application contains the information necessary to 
conduct full review of the proposed operations. 

2. The requested permit is appropriate according to the Table of 
Permissible Uses. The permit is listed at CBJ 49.25.300, Section 1.610 
for the D1 zoning district. 

3. The proposed development complies with the other requirements of this 
chapter. Public notice of this project was provided in the May 11 and 
May 21, 2018 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. A Public Notice Sign was posted on the 
subject parcel, visible from the public Right of Way. 

Staff’s Findings 
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4. No evidence is found to indicate that the proposed use, with 
conditions, will materially endanger the public health or safety. 

5. The proposed use, with conditions, will substantially decrease the 
value of or be out of harmony with property in the neighboring area. 

6. The proposed development is in general conformity with the 
Comprehensive Plan of the City and Borough of Juneau. 

Staff’s Findings 

It is recommended that the Planning Commission adopt the Director's 
analysis and findings and grant the requested Conditional Use permit. The 
permit would allow the development of a year-round bed and breakfast. 

The approval is subject to the following conditions: 

1.The bed and breakfast shall not exceed a maximum occupancy of 8 
guests and 2 owners/caretakers. 
2.Outdoor events shall be limited to 10 p.m. Monday through Thursday and 
midnight Friday and Saturday. 

Staff’s Recommendation 
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End of Presentation 
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PlANNING COMMISSION 
NOTICE OF DECISION 

Date: 
Case No.: 

May 23, 2018 
USE2018 0003 

Gretchen Powers 
10497 Fox Farm Trail 
Juneau, AK 99801 

Planning Commission 
(907) 586-0715 

PC_Comments@juneau.org 
www.juneau.org/plancomm 

l 55 S. Seward Street • Juneau. AK 99801 

Proposal: 

Property Address: 

Conditional Use Permit for a year-round bed and breakfast . 

10497 Fox Farm Trail 

Legal Description: 

Parcel Code No.: 

Hearing Date: 

Lot 11, Spruce Point Estates 

4B2001030150 

May 22, 2018 

The Planning Commission, at its regular public meeting, adopted the analysis and findings listed in the 
attached memorandum dated May 14, 2018, and approved a year-round four bedroom bed and 
breakfast to be conducted as described in the project description and project drawings submitted with 
the application and with the following conditions: 

1. The bed and breakfast shall not exceed a maximum occupancy of 8 guests and 2 
owners/caretakers. 

2. Outdoor events shall be limited to 10 p.m. Sunday through Thursday and midnight 
Friday and Saturday. 

Attachments: May 14, 2018, memorandum from Amy Liu, Community Development, to the CBJ 
Planning Commission regarding USE2018 0003. 

This Notice of Decision does not authorize construction activity. Prior to starting any project, it is the 
applicant's responsibility to obtain the required building permits. 
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Gretchen Powers 
Case No.: USE2018 0003 
May 23, 2018 
Page 2 of 2 

This Notice of Dedsion constitutes a final decision of the CBJ Planning Commission. Appeals must be 
brought to the CBJ Assembly in accordance with CBJ 01.50.030. Appeals must be filed by 4:30 P.M. on 
the day twenty days from the date the decision is flied with the City Clerk, pursuant to CBJ 01.50.030 (c). 
Any action by the applicant in reliance on the decision of the Planning Commission shall be at the risk 
that the decision may be reversed on appeal (CBJ 49.20.120). 

Effective Date: The permit is effective upon approvar by the Commission, May 22, 2018. 

Expiration Date: The permit will expire 18 months after the effective date, or Nov 22, 2019 if no 
Building Permit has been issued and substantial construction progress has not been 
made in accordance with the plans for which the development permit was 
authorized. Application for permit extension must be submitted thirty days prior to 
the expiration date. 

Project Planner: 
Amy Liu, Planner Ben aight, Chair 
Community Development Department Pia om mission 

Filed With City Clerk Date 

cc: Plan Review 

NOTE: The Americans with Disabilities Act (ADA) is a federal cMI rights law that may affect this development project. ADA regulations 
have access requirements above and beyond CBJ-adopted regulations. owners and designers are responsible for compliance with 
ADA Contact an ADA - trained architect or other ADA trained personnel with questions about the ADA-. Department of Justice (202) 
272-5434, or fax {202) 272-5447, NW Disability Business Technical Center (800) 949-4232, or fax (360) 438-3208. 
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May 31, 2018 
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DATE: May 12, 2018 

TO: Planning Commission 

FROM: Laura A. Boyce, AICP, Senior Planner 
Community Development Department 

FILE NO.: USE2017 0006 

PROPOSAL: Marijuana Cultivation Facility located in an Industrial (I) Zone. 

GENERAL INFORMATION 

Applicant: Taku Horticulture Company, LLC 

Property Owner: Dennis and Linda Mayer 

Property Address: 1758 Anka Street 

Legal Description: Lot 5A, Glacier Industrial III 

Parcel Code Number: 5B1201300050 

Site Size: 21,923 sf (0.503 acres) 

Comprehensive Plan Future 
Land Use Designation: LI (Light Industrial) 

Zoning: Industrial (I) 

Utilities: CBJ Water and Sewer 

Access: Anka Street 

Existing Land Use: Mini and private storage with a caretaker’s unit 

Surrounding Land Uses: North - Commercial use (I) 
South - Commercial use (I) 
East - Mini-storage, Storage (I) 
West - Commercial use with caretaker’s apartment (I) 
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Planning Commission 
File No.: USE 2017 0006 
May 12, 2018 
Page 2 of 14 

Vicinity Map 

ATTACHMENTS 

Attachment A: Conditional Use Permit application, including site plans 
Attachment B: Public Notice 
Attachment C: Previous Notice of Decision for USE2017 0006 
Attachment D: Property Appraisal information for Vital Statistics Building 
Attachment E: CBJ Property Appraiser Correspondence, April 28, 2018 
Attachment F: Similar Use Determination for Vital Statistics Building, TXT2002-00002 



 

  
 

    
  

 

 
 

  
  

  
 

  
   

 
 

 
 

  
     

 
 
 

  
   

 
 
 

  
 

 
  

 
  

Packet Page 263 of 416 

Planning Commission 
File No.: USE 2017 0006 
May 12, 2018 
Page 3 of 14 

PROJECT DESCRIPTION 

The applicant requests a Conditional Use Permit for the development of a 8,996 square foot 
marijuana cultivation facility in an existing storage facility in the Industrial (I) zone on Anka 
Street. Initially, the 3,108 square foot upstairs portion will be used for cultivation. If the 
business does well, then the operation will expand into the 5,888 square foot first floor area. 

BACKGROUND 

This Conditional Use Permit (USE2017 0006) was considered and approved by the Planning 
Commission on May 23, 2017, with six conditions (see Attachment C). A nearby property 
owner, Granite Mountain Properties, LLC., appealed the Planning Commission’s decision to the 
Assembly. A hearing officer was appointed for the proceedings. That appeal was settled and as 
part of the settlement agreement, the Planning Commission at its February 27, 2018, regular 
meeting, voted unanimously that a supplemental hearing would occur for USE2017 0006. The 
supplemental hearing is to include the original record, as well as any additional comments or 
materials. The Planning Commission will then decide whether to reaffirm the issuance of the 
Conditional Use Permit or to revoke it. 

The applicant has submitted an updated second floor site plan, dated May 8, 2018. The 
business is not in operation but the applicant has applied for a building permit (BLD2017 0694) 
in order to make improvements to the building for the marijuana cultivation business as 
provided in the Notice of Decision in Attachment C. 

The existing building is currently used for mini-storage and private storage. Included on the 
second floor is a caretaker apartment and private storage use. The storage use and the 
associated caretaker’s unit were approved by an Allowable Use Permit, USE96-0014, and Design 
Review Permit, DRP96-0044. A Variance (VAR96-0036) was denied in 1996 for a reduction in the 
required 5% vegetative cover. The building was constructed in 1996 with the required building 
permits (BLD-1205501 and BLD-1241301). Mini-storage use will continue on the first floor and 
the second floor will contain marijuana cultivation and the caretaker’s apartment. There are no 
other uses on the property. 

The applicant has indicated a potential expansion in the future on the first floor for additional 
cultivation space as well as marijuana retail. This Conditional Use Permit request includes the 
review for the first floor and second floor cultivation operations. A new Conditional Use Permit 
will be needed for any future retail operation. 
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Planning Commission 
File No.: USE 2017 0006 
May 12, 2018 
Page 4 of 14 

ANALYSIS 

The applicant has submitted an application with the State of Alaska Marijuana Control Board 
and will obtain a CBJ Marijuana License if both the state license and this Conditional Use Permit 
(CUP) are approved. The inspection required for the CBJ marijuana license will ensure that the 
applicant is held to the plans as submitted, special use requirements found in CBJ 49.65.1200, 
and any conditions required by this permit. 

According to CBJ 49.65.1245(e) an approved Conditional Use Permit for marijuana 
establishments is subject to review by the Commission every five years from the date of 
issuance. If this permit is approved review would be needed in 2023. 

Project Site – The subject lot was platted in 1995 (Plat No. 95-39). The subject lot has a width of 
100 feet and a depth of 216 feet, resulting in a lot area of 21,923 square feet. The minimum lot 
size in the Industrial zone is 2,000 square feet. Setbacks in the Industrial zone are ten feet for 
the front and rear yards and zero feet for the side yards. The existing two story structure 
exceeds all of the minimum required yard setbacks. No exterior modifications or additions to 
the structure are proposed. 

The 9,936 square foot commercial building contains two stories. The first floor, which is 
approximately 4,968 square feet, is used for mini-storage use. The second floor includes a 1,860 
square foot caretaker’s apartment and 3,108 square feet of storage use. Approximately 3,108 
square feet of the second floor is to be initially occupied by the cultivation use with a future 
expansion of 4,563 square feet on the first floor for additional cultivation use. The caretaker’s 
unit will remain. The applicant may apply for marijuana retail use in the future and will submit a 
Conditional Use Permit (CUP) for that use.  

Existing Uses Phase I Proposed Uses Expansion Proposed Uses 

First 
floor 

4,968 square feet total 
– mini-storage use 

Continued 4,968 mini-
storage use 

4,968 square feet of cultivation 
use (405 sf will be unused or 
for potential marijuana retail 
with an approved CUP) 

Second 
floor 

3,108 square feet 
storage use 

1,860 caretaker’s unit 

3,108 cultivation use 
1,860 caretaker’s unit 

3,108 cultivation use 
1,860 caretaker’s unit 

Total 
Uses 

8,076 storage use 
1,860 caretaker’s unit 

4,968 sf storage use 
3,108 sf cultivation use 
1,860 sf caretaker’s unit 

8,076 sf cultivation use 
1,860 sf caretaker’s unit 
(405 sf potential marijuana retail 

with an approved CUP) 
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Project Design – The 9,936 square foot existing building will undergo interior renovations in 
order to accommodate the cultivation of marijuana and meet state and local marijuana 
regulation requirements. There are three entrances into the proposed cultivation area; two 
external doors and one internal door. All will be secured with cameras, alarms, motion 
detectors, door locks, entry key pads, and restricted access. The cultivation area will be secure 
and accessed only by those with a Marijuana Handler Permit or escorted registered visitors.  

Only the second floor of the building has windows. There is one window each for the proposed 
cultivation office space, and the packaging and trimming rooms, for a total of two windows. The 
applicant has stated that they will block the windows with nontransparent material for any 
window in which product may be visible. Please refer to the site plans in Attachment A. 

The area where cultivation is proposed on the second floor is currently a single open space. The 
applicant intends to construct six rooms, all connected by a common hallway. The rooms will be 
used for marijuana cultivation including a room for blooming, vegetation, drying, trimming, and 
packaging. In addition, there will be space for storage, waste, an ADA restroom, and a secure 
lobby/entry area.  

On the first floor where cultivation is expected to expand in the future, the existing mini-
storage space will be converted to four rooms for cultivation use, including a room for 
blooming, extraction, drying, and trimming. Another ADA accessible restroom will be located on 
the first floor. 405 square feet of area on the first floor is proposed for future marijuana retail. If 
the applicants intend to pursue that use a separate Conditional Use Permit is required. 

CBJ 49.65.1245 identifies additional requirements for marijuana establishments. Those items to 
be reviewed are detailed below. 

Ventilation & Filtration/Odor – The applicant has indicated that three Mission Air Systems by 
Excel Air will be used for filtration purposes. These systems are a closed loop system and no air 
goes outside. The system sucks in fresh air from the outside, circulates the air, and cleans and 
scrubs it with the built in charcoal filters, and recirculates the air inside the building only. 
According the manufacturer (see Attachment A), absolutely no air is vented outside. Charcoal 
filters out odor and there will be four additional stand-alone charcoal filters in the bloom room. 
The first floor expansion area will include six charcoal filters in the cultivation area. Ultraviolet 
light (UV) filtration will also be used. The applicants, in order to address concerns by neighbors, 
have additionally improved the second floor space to ensure that no odor will escape. They 
have added vapor barrier to the entirety of the proposed cultivation area, as well as fire 
caulked all seams. The proposed air filtration system is similar to those used by other marijuana 
cultivation facilities currently operating. The Community Development Department has not 
received any odor complaints for any of the operating cultivation facilities. 
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The applicants will also use carbon dioxide for plant enrichment in the cultivation rooms. There 
will be a CO2 monitoring system that will keep levels within state and local compliance and an 
alarm will sound if the gas reaches an unsafe level. The proposed CO2 usage is in compliance 
with the state and local regulations. CO2 usage is subject to review by the CBJ Fire Marshal and 
will be inspected accordingly. 

Fungicides & Pesticides – The applicant proposes using natural pesticides for pest control. 
Azamax is the applicant’s preferred method, although a hydrogen peroxide solution may also 
be used. These are consistent with the pesticides list provided by the Alaska Department of 
Environmental Conservation to be used on marijuana crops provided by the Alaska Department 
of Environmental Conservation. 

Security – According to CBJ 49.65.1245(a)(2) applicants are required to submit a security plan. 
State regulations require exterior lighting, alarm systems, video monitoring, and commercial 
grade door locks. The site plan in Attachment A identifies the proposed security requirements, 
such as: 

 Restricted areas where unescorted visitors are not allowed to enter, 
 Exterior lighting, 
 Exterior cameras, 
 Interior cameras, 
 Interior motion detectors, 
 Locked doors and key pads for entry, and 
 Alarm sensors on doors and windows. 

The secure office space will house the surveillance hardware. The applicant’s indicate in their 
narrative in Attachment A that Doak’s Lock and Key will install and monitor the security system. 
The surveillance cameras will operate continually, that is twenty-four hours a day, seven days a 
week. Conditions are recommended requiring a detailed security plan that shows the field of 
vision of each security camera, as well as ensuring that cameras have unobstructed views of the 
doors and activity areas. The caretaker’s unit will also add another level of security. 

Waste disposal – The applicants propose to implement hydroponic cultivation methods which 
means there will be less growing medium needed per plant. Grow stones will be used as the 
preferred medium which require washing and reuse of the material. Wastewater will be 
disposed of in exterior landscaping. Plant waste will be kept to a minimum and unusable 
material will undergo special processing prior to disposal. 

For waste that cannot be reused, the applicant will grind up the waste and mix it with another 
organic material in order to render it unusable as required by state regulations. The waste will 
be stored in airtight containers in view of surveillance cameras. Staff recommends as a 
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condition of approval that all waste containing marijuana product shall be stored in a locked 
enclosure until transported to the CBJ landfill. 

Screening – CBJ 49.65.1245(a)(4) prohibits marijuana product from being visible to the general 
public from the right-of-way. As shown in the application materials only the second floor of the 
building has windows. The applicant has stated that any window to a room that includes 
product will be blacked out.  There is no ability to see into the facility from the public right-of-
way. With the first floor expansion, cultivation will take place in fully enclosed rooms.  

CBJ 49.15.330(g) identifies the general items that staff reviews for all Conditional Use Permits, 
those items are detailed below. 

Traffic – Traffic to and from the site will consist of employees and supply delivery. The applicant 
states that deliveries would not occur more than three times a week. Additional traffic will be 
generated by the existing mini-storage in the building along with the caretaker’s trips. The 
applicant anticipates four to six employees during the hours of 7 a.m. and 7 p.m., seven days a 
week. Supply deliveries such as CO2 will occur infrequently on a weekly or biweekly basis. The 
cultivation use likely results in minimal addition to the overall traffic generated by the use. 
Marijuana is harvested cyclically and, once packaged, a large amount could be transported in a 
single trip. 

CBJ 49.40.300 states that a traffic impact analysis is NOT required when a development is 
projected to generate less than 250 average trips in a day. Further, the expected traffic 
generated by this proposed application is no more than expected from other uses permitted in 
the district. 

Parking and Circulation – According to CBJ 49.40.210 the total number of parking spaces 
required for the proposed cultivation, mini-storage, and caretaker’s establishment is 10. There 
are already 17 parking spaces on site, one of which is a van-accessible parking space, as 
required by Code. 

Use Use parking 
space requirement  Size of use Parking spaces 

required 
Office 1 per 300 sf 106 sf 0.35 
Marijuana Cultivation 1 per 1,000 sf 2,973 sf 2.9 
Storage 1 per 1,000 sf 4,740 sf 4.7 
Caretaker unit 2 N/A 2 
Total 10 

CBJ 49.40.210(b)(3) requires that for 1 to 25 parking spaces, one space must be ADA accessible. 
Accessible spaces are required to be 13 feet by 17 feet, including an access aisle that measures 
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5 feet by 17 feet. The required number of standard parking spaces and ADA spaces per CBJ 
49.40.210(b)(1)&(b)(3)(C) already exist. One loading space is required by Code. Although the 
site plan shows adequate room for a loading space, this is not detailed on the plan. A condition 
requiring an revised site plan, approved by staff, illustrating the required parking and loading 
spaces prior to approval of a CBJ marijuana license is recommended. 

Noise – All marijuana associated activities take place inside the building. Minimal noise is 
expected. The site is in an Industrial zoning district. Noise is expected to be less than other uses 
that may be permitted outright in the Industrial Zone. 

Public Health or Safety – Several aspects of public health and safety related to a marijuana 
cultivation facility were addressed in previous sections of this report including CO2 use, security, 
the use of pesticides, and odor management. CO2 will be used in the cultivation process and 
governed by the requirements found in the International Fire Code and CBJ Title 19, the 
Building Code, and will be inspected by the Fire Marshall. CO2 levels used to grow marijuana are 
well below the safe limits for sustained human exposure prescribed by OSHA at 5,000 ppm. 
However, a CO2 monitoring system will be in place to alert if CO2 levels reach an unsafe 
threshold. 

The applicant has indicated that they plan to use a hydroponic cultivation method and use non-
toxic and organic means of pest control. Any risk of toxic substances being transferred to a 
consumer, or an employee, is significantly minimized by this growing method. 

The applicant’s proposal meets all the state and local requirements for security including an 
alarm system, video surveillance cameras, exterior lighting, commercial grade door locks, CO2 

level detection alarms, and appropriate signage. Finally, charcoal filters will be used in all grow 
rooms in the ventilation and filtration system to manage marijuana odor. Building modifications 
are being reviewed through the building permit process. The existing structure meets all zoning 
requirements for height and setbacks and will have to meet all applicable building and fire code 
requirements for fire safety. The Fire Marshall had no comments regarding this proposal. 

Habitat – No habitat regulated by CBJ Title 49 is affected by this proposal.  

Vegetative Cover – CBJ 49.50.300 requires five percent of the site be maintained with live 
vegetative cover. For this site, 1,096 square feet of vegetative cover is required. Review of 2013 
aerial photography as well as a site visit by staff confirmed that the vegetative cover 
requirement has not been met. A condition is recommended that vegetative cover totaling 
1,096 square feet shall be shown on a site plan, reviewed and approved by CBJ staff, and 
installed prior to issuance of a CBJ marijuana license.  The vegetative cover areas shown on the 
plans shall be maintained with live vegetative cover. 
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Property Value or Neighborhood Harmony – Adjacent existing uses in the neighborhood 
include mini-storage, a caretaker’s unit, warehousing, and general industrial uses. Higher traffic 
generators, such as Costco and Home Depot, are in the vicinity located on Commercial 
Boulevard. 

The marijuana cultivation facility is expected to produce less traffic, noise, and odor with its low 
number of employees, air filtration, and internal operation than these adjacent uses and should 
therefore have a neutral effect on the neighborhood. There is no evidence to suggest the use 
will have impact on property value or be out of harmony with the neighborhood. The CBJ 
Assessor has indicated that marijuana-related uses do not appear to have a negative impact on 
surrounding property values (see Attachment E). An adjacent property owner is concerned 
about the devaluation of his property and submitted a report dated May 22, 2017 (see 
Attachment D).  

The appraisal report submitted by Integra Realty Resources, dated May 22, 2017, is for property 
owned by Granite Mountain Properties, LLC., located at 5441 Commercial Boulevard. The 
building is currently leased to the State of Alaska for the Vital Statistics Building. On page 1, 
“Summary of Salient Facts and Conclusions”, the appraisal report lists the property as “Office 
use” for “Highest and Best Use – As If Vacant”. This determination is also detailed in the report. 
Page 31 of the report states there are four tests for determining the highest and best use, one 
of which is that the use is legally permissible. The report states the all of the four tests are met, 
but that is not accurate. The office use, reported as the highest and best use, is not legally 
permissible, and office uses are specifically prohibited in the Industrial zone, as discussed more 
below. The “legally permissible” test, one of the four required tests for determining highest and 
best use, does not appear to be met. Thus, the report’s conclusions based on this 
determination appear to not be correct. 

Office uses are not allowed in the Industrial zone. This is in direct conflict with summary on 
page 1 that lists “office use” as the highest and best use. Offices are listed in the Table of 
Permissible Uses as Category 3.000, Professional Office, Clerical, Research, Real Estate, Other 
Office Services. Use 3.050 (Offices of not more than 1,000 square feet) and Use 3.100 (Offices 
greater than 1,000 but not more than 2,500 square feet) are specifically prohibited in the 
Industrial district. Use 3.400 (Offices greater than 2,500 square feet) are only allowed in the 
Industrial district if they are adjacent to Glacier Highway, west of Industrial Boulevard. The 
property evaluated in the appraisal report does not meet those requirements. 

The Granite Mountain property received a Similar Use Determination in 2002, specifically for 
the Bureau of Vital Statistics Use (BVS). The Board of Adjustment in TXT2002-00002 specifically 
cited that the BVS use did not fit Use 3.400. The Board determined that the use was most 
similar to a Post Office, Use Category 15.100. In their findings the Board stated that, due to the 
like characteristics of sorting, storing, and the transmittal of documents and records, and since 
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both are public facilities, the Bureau of Vital Statistics was most similar in character to a post 
office (see Attachment F). If the Bureau of Vital Statistics were to discontinue its use, any future 
use would have to comply with the Industrial zone requirements. Office uses are not 
permissible in Industrial zoning districts and would not be permitted on this property. 

The CBJ Assessor provided comments regarding property values and marijuana uses, as well as 
comments regarding the appraisal report. See Attachment E for Ms. Potter’s comments. 

Included below are general comments in response to the report: 

 The appraisal includes anecdotal reports from Ketchikan regarding existing marijuana 
uses, but does not include any from Juneau. Juneau has a number of cultivation and 
retail establishments, to date, none have received any complaints regarding odor, off-
site impacts, crime, or any other issues. 

 The “Income Approach Subject to Hypothetical Condition” section of the report, 
beginning on Page 39, specifically beginning in the fourth paragraph, regarding 
neighboring nuisances states that the visual appearance of the subject property could 
become a “fortress”, which may include razor wire fencing, obtrusive lighting, and 
installing alarms. City Code does not allow razor wire fencing. Barbed wire fencing is 
allowed only outside of the roaded service area except in certain situations (CBJ 
36.20.057). The Bureau of Vital Statistics building would be allowed to install such 
fencing since it’s a government facility and meets one of the exceptions that allow for 
barbed wire fencing. Regarding lighting, the Land Use Code prohibits lighting that would 
impact off-site properties. Only “full cutoff” style lighting that allows for direct light only 
on the subject property is allowed (CBJ 49.40.230). Additionally, the requirements in CBJ 
49.65.1245 regarding marijuana uses were created specifically to minimize and mitigate 
for any external impacts from marijuana uses. 

 On page 42, in the second paragraph, the report states: “It is well known that marijuana 
cultivation facilities emit obnoxious odors.” While there is no source information listed 
for this fact, Title 49 of the Land Use Code specifically prohibits odor from marijuana 
establishments. CBJ 49.65.1260, Odor, states “All marijuana establishments shall utilize 
a ventilation and odor system that prohibits the detection of noxious odors from outside 
the licenses premises.” Odors are not allowed from marijuana establishments. To date, 
there have been no complaints, regarding odor or any other issues, against any 
marijuana uses in the CBJ. Additionally, these uses are permitted in the Industrial and 
Commercial zone districts only with approval of a Conditional Use Permit. Cultivation 
facilities can be permitted in the Rural Reserve and D-1 zone districts with additional 
restrictions. 
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Additionally, the purpose of the Industrial zoning district as stated by CBJ Title 49.25.420 is as 
follows: 

“I, industrial district. The I, 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.” 

As stated above uses allowed in this district are those expected to generate the external 
impacts, and there are performance standards in place to mitigate such impacts. This is also 
why uses such as offices, childcare, schools, and single family homes are specifically prohibited 
from the district. These non-industrial uses are generally intolerant of the noise, odors, glare, 
dust, and other impacts of industry. 

Conformity with Adopted Plans – The proposed project is located in Subarea 5 of the 2013 
Comprehensive Plan and has a land use designation of Light Industrial (LI). According to the LI 
land use designation definition found on page 148 of the Comprehensive Plan, small- to 
medium-scale food production and processing and other manufacturing processes should be 
allowed on these lands. The proposed marijuana cultivation facility is a similar type of use. 

Although the Comprehensive Plan definition of the LI land use designation does not specify 
marijuana cultivation as specific use, the Land Use Code, in the Table of Permissible Uses (CBJ 
49.25.300), does allow for marijuana cultivation in I zone districts with an approved Conditional 
Use Permit (use 14.200 Commercial Agriculture Operations, subsection 14.240 Marijuana 
Cultivation).  

Staff further reviewed the 2013 Comprehensive Plan for policies that may be relevant to the 
proposal: 

POLICY 5.1. TO DEVELOP AND SUSTAIN A DIVERSE ECONOMY, PROVIDING OPPORTUNITIES FOR 
EMPLOYMENT FOR ALL RESIDENTS. 

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 FACILITIES. 

POLICY 5.18. TO ENCOURAGE AND SUPPORT ENTREPRENEURSHIP AND INNOVATION IN THE 
ECONOMY OF JUNEAU AND SOUTHEAST ALASKA. 
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The proposed development would help to diversify the economy and is a new business as 
encouraged by these policies. The proposed marijuana cultivation facility is in general 
conformity with, and furthers the goals and policies in the 2013 Comprehensive Plan. 

FINDINGS 

CBJ 49.15.330 (e)(1), Review of Director's Determinations, states that the Planning Commission 
shall review the Director's report to consider: 

1. Whether the application is complete; 
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 conditional use permit complete? 

Yes. Staff finds the application contains the information necessary to conduct 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. 
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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 14.240 (Marijuana Cultivation) for the Industrial 
zoning district. 

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 May 11, 2018 and May 21, 2018 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. Additionally the proposed development 
complies with CBJ 49.65.1245 Marijuana establishment conditional use permits. 

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

No. The applicant has proposed a surveillance and security system that meets the minimum 
state and local regulations. Further, much of the use, aside from employee and other occasional 
delivery traffic, is contained indoors in a secure facility where unescorted non-employees are 
not permitted. 

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

No. The use is adjacent to storage, warehousing, and other industrial uses with similar and 
more intense off-site impacts such as noise and traffic. The proposed marijuana cultivation 
facility is not expected to decrease the value of or be out of harmony with property in the 
neighborhood. 

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

Yes. The proposed facility is in conformity with the CBJ Land Use Plan and the 2013 
Comprehensive Plan, specifically policies 5.1, 5.11, and 5.18. The development of private 
businesses in Juneau is supported by the Comprehensive Plan. Further, the Light Industrial land 
use designation supports manufacturing uses. 

Per CBJ 49.70.900 (b)(3), General Provisions, the Director makes the following Juneau Coastal 
Management Program consistency determination: 

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

N/A. This is not applicable to this application. 
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RECOMMENDATION 

It is recommended that the Planning Commission adopt the Director's analysis and findings and 
grant the requested Conditional Use permit. The permit would allow the development of an 
8,996 square foot marijuana cultivation facility in the Industrial zone. 

The approval is subject to the following conditions: 

1. All waste containing marijuana product shall be stored in a locked enclosure until 
transported to the CBJ landfill.  

2. Prior to approval of a CBJ marijuana license, a revised surveillance camera plan shall be 
submitted to ensure the room has adequate surveillance coverage. 

3. Prior to approval of a CBJ marijuana license, it shall be demonstrated that surveillance 
cameras have an unobstructed view of each doorway in the building. 

4. Prior to approval of a CBJ marijuana license, it shall be demonstrated that security 
cameras have an unobstructed view of areas of regular activity without sight blockage 
from lighting hoods, plants, fixtures, or other equipment in the building. 

5. Vegetative cover totaling 1,096 square feet shall be shown on a site plan, reviewed and 
approved by CBJ staff, and installed prior to issuance of a CBJ marijuana license. The 
vegetative cover areas shown on the plans shall be maintained with live vegetative 
cover. 

6. Prior to approval of a CBJ marijuana license, a revised site plan illustrating the required 
parking and loading spaces shall be submitted and approved by staff. 
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DEVELOPMENT PERMIT APPL/CATION 
CITY and BOROUGH of JUNEAU 

Date Received: 

Project Description 

Street Address 
1758 Anka St. 

Marijuana cultivation facility 

~g~I Oeseri_ptlon(s) of Parcel(s) (Subd 
Bu.ildjng B Suite Al 

Assessor's Parcel Number(s) 

01 

. - - - :a. . -. _,,, .. ,.8-. ~ , . . . .,.. _;f':;. ~, •• ,,.-'-1:~' ,.;;e 
Property Owner's Name n el"SQn: Woril Phone: 
Dennis/Linda Maver Dennis Mayer 907-723-7779 

Malling Address Home Phone: Fax Number: 

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

I am (we are) 1he owner(s)or lessee(s) of the property subject to 1his application and I (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 officials and employees of !he City and Borough of Juneau to Inspect my property as needed for purposes of this 

X a:: /1/4 -¼~_A Landowner~ Signature~ 

X 
Landowner/Lessee Signature Dale 

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 1he formal consent given above. Further. members of the Planning Commission may visit the property before the scheduled public 
hearing date. 

pp can s ame 
Taku Horticulture Co 
Malling Address 

8425 Valley Blvd. 

Bulldlng/Gradfng 
Permit 

City/State 
Pro eel Review and Ci Land Action 

Inquiry Case 
Fee In Lieu, Letter of ZC, Use Not Listed 

Mining Case 
Small La~ e, Rural, Extraction, !oration 

Sign Approval 
If more than one, fill in all a licable rmlt #'s 

Subdivision 
Minor Ma or, PUC, St. Vacation St Name Chan e 

Use Approval (Allowable, Conditional, Cottage Housing, 
Moblle Home Parks, Accesso A nt 

Variance Case 
De Minlmis and all other Variance case 

Wetlands 
Permits 

Zone Change 
llcatlon 

Other 
Describe 

on erson: o one: 
David L. Turner 907-723-0106 
Home Phone: Fax Number: 

Other Contact Phone Number(s): 
907-723-7963 Aaron Overton/907-209-4248 G.L. : 

-Public Notice SI n Form filled out and In the file. 
Comments: 

NOTE: DEVELOPMENT PERMIT APPLICATION FORMS MUST ACCOMPANY ALL OTHER COMMUNITY DEVELOPMENT DEPARTMENT APPLICATIONS 
MFORMS\'2ntn Annllr.ation.« R,,v{,-r,d NnvRmoor '2nn9 
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ALLOWABLE/CONDITIONAL USE PERMIT APPL/CATION 
Project Number Project Name (15 characters) case Number Date Received 

Ii, e 17 - CC, G ~/~/ // 
-~{ 

TYPE OF ALLOWABLE OR CONDITIONAL USE PERMIT REQUESTED t·;. 
';1 
::11 D A.ccessory Apartment""" (AAP) D Driveway in Right-of-Way (ADW) .. :,,., 
··. 

0 ,Gse Listed In §49.25.300 -~· (USE) ~ 
1/ 

(Table of Pennissible Uses) ~, Please list the Table of Permissible Uses Category: Marijuana Establishment ltt--zq-.5 1; 
1 """An Accessory Apartment Application will also be required. 

:Ii DESCRIBE THE PROJECT FOR WHICH AN ALLOWABLE OR CONDITIONAL USE APPROVAL IS 
\ NEEDED. '( 
.-.;1 li"Sbmdilrd marijuana cultivation. ,,J( 
.,} 
/i: ~ 
l> 
.·~ ., ,., 
. ~· 

IS THIS A MODIFICATION OF AN EXISTING APPROVAL? I No □ YES-Case# '11 ,,.,,,_. 

/ ,r 
Private storage ·.~, CURRENT USE OF LAND OR BUILDING(S): 

' .. . • 
f. 
;'l 
I, 

:1 PROPOSED USE OF LAND OR BUILDING(S): Marijuana cultivation / ~ri:)~ Sm~-- · ~ ., 
r ., 

:~ 
•J 

l(j° Public n On Site 
,. UTILITIES PROPOSED: WATER: Ill Public D On Site SEWER: -.. 
.,- , 
,' SITE AND BUILDING SPECIFICS: b 
.) 

Total Area of Lot d-. \ 0(1'3 ") square feet Total Area of Existing Structure(s) 99·rb _,, 
square feet r, 

.-f, ~(OD :,. Total Area of Proposed Structure(s) square feet 
:--~. 

' EXTERNAL LIGHTING: .~, 
Existing to remain II No □ Yes - Provide fixture information, cutoff sheets, and location of lighting fixtures ~-

i 

□ No I \ Proposed Yes - Provide fixture information, cutoff sheets, and location of lighting fixtures 
., 

PROJECT NARRATIVE AND SUBMITTAL CHECKLIST: '1 ,, 

~ Site Plan '¢,_ Existing and proposed parking areas (including 1' 

•I ~ Floor Plan of proposed buildings dimensions) and proposed traffic circulation 
•, 

~ Elevation view of existing and proposed buHdings 
I!] Existing Physical Features of the site (drainage, 

~; ~ Proposed Vegetative Cover 
habitat, hazard areas, etc.) 

For more information regarding the 
ALLOWABLE/CONDmONAL USE FEES 

Fees Check No. Receipt Date 
permitting process and the submittals 

Application Fees s 3Sc> 
required for a complete application, 
please see the reverse side. Admin. of Guarantee $ 

Adjustment s 

If you need any assistance filling out Pub. Not. Sign Fee $ so 
this form, please contact the Permit Pub. Not. Sign Deposit s IC>O 
Center at 586-0770. 

s ~ ( 6 {,; 7 l 't_ 2 I ?..r// 7 Total Fee ftf..rt. fCJ1/ 

NOTE: MUST BE ACCOMPANIED BY DEVELOPMENT PERMIT APPLICATION FORM 
Revised July 2015- l:\FORMSl2015 Applicllfions Pege1 of2 
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Community Development 

City & Borough of Juneau • Community Development 

155 S. Seward Street• Juneau, AK 99801 

(907) 586-0715 Phone • (907) 586-4529 Fax 

Marijuana Cultivation 

Case Number: 

Project Description: 

Applicant: 

Property Owner: 

Property Address: 

Parcel Code Number: 

Site Size: 

Zoning: 

Existing Land Use: 

Conference Date: 

Report Issued: 

List of attendees 

PAC20170009 

Change of use from storage and caretakers residence to marijuana 

cultivation 

Taku Horticulture Company, LLC 

Dennis Mayer 

1758 Anka St 

5B1201300050 

21923 sq ft 

Industrial 

Commercial mix 

3/1/2017@ 10:30 am 

3/2/2017 

Note: Copies of the Pre-Application Conference Report will be emailed, instead of mailed, to 

participants who have provided their email address below. 

Name Title Email address 

Troy Mayer Applicant northern lights@gci.net 

David Turner dturner907@yahoo.com 

Aaron Overton 

Ron King Chief Regulatory Surveyor Ron.King@Juneau.org 

Eddie Quinto Permit Staff Edward.Quinto@Juneau.org 

Kyle Paw Kyle.Paw@Juneau.org 

Dan Jager Fire Marshal Dan.Jager@Juneau.org 

Sven Pearson Sven.Pearson@Juneau.org 

Tim Felstead Planner Tim.Felstead@Juneau.org 

John Young Commercial Plans Reviewer John .Young@Juneau.org 

Neighborhood Association/Contact : N/ A 

Revised 10/30/13 
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Pre-Application Conference Final Report 

8. Ventilation and filtration/odor- some odor can be released as long as it will not annoy anyone. Title 49 

provides a definition of what is acceptable. Constant heavy smells are likely to draw complaints. 

9. Building -Add square footage to each room and label purpose of each room. Think about future 

expansion to the downstairs area. Give potential layout now. Mention possible future activities now. 

10. Fungicides, pesticides and fertilizer - mention what products you intend to use for these purposes. 

11. Screening - Marijuana product from being visible to the general public from the right-of-way. Suggest all 

windows should be screened {not able to see inside from exterior). Though 2nd floor office windows will 

not be required to be screened since they will not be visible to general public from Right of Way. 

Comment on this in the narrative. 

12. Fire District - Look at Fire handout attached. Technical details on the CO2 system should be provided. 

13. Traffic - Comment on number of employees. Number of deliveries for supplies and number of 

collections each week should be estimated. 

14. Engineering - NA 

15. Noise - Noise impacts are in keeping with the area. 

16. Drainage - No change to existing situation. 

17. Utilities - (water, power, sewer, etc.) - No additional water down sewer. Most operations have a closed 

system with water being put back into plants. General Engineering suggested releasing water as storm 

water or adding to outdoor vegetation. Suggest checking with AK DEC that this is allowed. 

18. Wetlands - N/ A 

19. Habitat - (Eagle, Riparian, etc.) - NA 

20. Hazard/Mass Wasting/ Avalanche/Hillside Endorsement - NA 

21. Flood - NA 

22. Plat or covenant restrictions - None observed that would affect operation 

23. Other Agency Reviews - (DOT&PF, Alc0hol Beverage Control Board, Corps of Engineers, DEC waste­

water, DNR, USF&WL, FAA, US Coast Guard, Corrections etc.)- Other relevant agencies will be copied 

into application for comment. 

List of required applications 

Based upon the information submitted for pre-application review, the following list of applications must 

be submitted in order for the project to receive a thorough and speedy review. 

1. Development permit Application 

2. Conditional Use permit application including: 

a. Narrative. What you have is a good start. Address additional points included in this report and 

break it into the relevant headings used in the attached staff report for another cultivation 

operation. 

b. Site plan showing parking and veeetative coverage {to release bond) 

c. Relevant building plans showing proposed layout, labelled rooms, room sizes, alarms locations, 

exterior lighting, camera locations (including field of vision), windows, doors etc. 

d. Photos of site (a planner will most likely need to come and do a site visit as well) 

Paee 3 of 4 
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Taku Horticulture Company, LLC 
David L. Turner 
1750 Anka St. 

Conditional Use Permit Application 

Building B, Ste. A 
Juneau, AK 99801 

907.723.0106 
ALASKA JUNEAU 

Parcel# 
Zone: Industrial 

Taku Horticulture Company, LLC, (THC), will operate as a marijuana cultivation facility. 
Our plan is to produce and sell marijuana to a wholesale market. 

The address is listed as industrial use. Our production facility will have very little, if any, 
impact on the surrounding businesses. First floor of the building is public storage owned and 
operated by D&L Rentals. Second floor is split into two units. One is a private residence and the 
other a private storage unit. The 69'x53' personal storage space will become our facility. Non­
load bearing walls will be built to allow separation of space. 

Depending on the marijuana market and growth of the company, there is a possibility of 
utilizing the storage unit space on the first floor. Tenants will be given notice of change in 
business. The entire building, with exception of watchman's apartment, will become the facility. 
About 2/3 of the first floor will be cultivation and the remaining 1 /3 will be split for extraction and 
retail. Solvent less extraction methods, ice extraction along with Rosin technology will be used 
for extracting cannabinoids. 

There are 12 parking spaces. Two of which are reserved for the private residence, 6 
spaces for public storage access and 4 spaces provided for THC. 

Automation of production means THC will operate 24 hours per day. Labor will be 
performed by 4-6 employees during the hours of 7 am to 7 pm, Sunday-Saturday. 

THC will contract a local security/alarm company, (Doak's Lock&Key), to install and 
maintain security surveillance equipment. Such devices as motion detectors, window/door 
alarms, cameras, monitors and storage for record keeping of security cameras. 

Surveillance cameras will be installed to allow a view of each entrance and exit of the 
building. The exterior of the building will have security lights illuminating a 20' radius. This will 
ensure clear footage of surveillance cameras on a 24 hour period. 

All doors entering the facility will remained locked, 24 hours per day. The only exception 
will be to allow employees to perform tasks related to the operation of the facility. 

Multiple surveillance cameras will be installed throughout the inside of the facility. 
Surveillance cameras will record on a 24 hour period. All surveillance footage will be stored and 
kept on a 40 day time period for review by official employees of THC, Juneau Police 
Department (JPD) or agent of state marijuana control office. Security signs will be posted 

RECEIVED 

MAR 2 0 2017 
PERMIT CENTER!CUu 
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throughout the interior and exterior of the premises. No loitering signs will also be posted on the 
exterior of premises. Employees will receive instruction on how to deter/recognize loitering. 

There will be a locked door outside of the waiting/lobby of the facility. A second heavy 
duty steel door with Bluetooth activated lock will lead into restricted access areas. A doorbell will 
notify employees of visitor/guests. A maximum of 4 visitors/guests are allowed a guided tour of 
cultivation areas only. Security, drying, mechanical, trimming rooms are off limits to 
visitors/guests. There will be marked borders and signs posted as precaution to visitors/guests. 
No admittance into the facility to minors. Visitors/guests will sign in a guest book with full name, 
duration of visit, purpose of visit, state ID number and signature. 

In the circumstance of a breach in security during non business hours, a manager or 
official employee will contact JPD, security monitoring company and owner of the business. 
Immediate action will be performed to secure the facility if needed. 

THC will implement hydroponic cultivation methods. This allows for little growing medium 
to be used, 1.5 liters of medium per plant. Grow stones is our choice of growing medium. The 
stones will be washed and reused. Waste water will be disposed of through exterior 
landscaping. Plant waste will be kept to a minimum. We plan on introducing a defoliation 
technique which will introduce an edible or usable product to the market. Undesirable plant 
material will undergo a process before disposal. All undesirable plant material will be entered 
into METRC, state regulations will apply. Mulching, mixing with dirt, waste water, then placed 
into an airtight container. The container will be stored in view of surveillance cameras for up to, 
no less then a 72 hour time period. This process breaks down the plant material and could then 
be used in compost if desired. 

State of the art technology, LED's will be applied to our lighting system. Our lamps will 
radiate 70% less heat than standard HID grow lights. High output fans will pull unwanted air 
through charcoal scrubbers and exhaust out of the building. Charcoal filters out 99.7% percent 
of undesirable odor in the air. In addition to environmental controls we will implement CO2 
enrichment through the cultivation rooms. A monitoring system will keep levels of CO2 within 
compliance with applicable state and local regulations/codes. 

RECEIVED 

MAR 2 0 2017 
PERMIT c ~ -- _ 

-ENrr: /?;r I .. ,,_) /) 
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3/10/2017 

\. B0o-118-6128 ext: 2 

Autopilot CO2 Generator LP 11310-18104 BTU APCG8LP: HydroGalaxy.com 

QSecure Checkout! Price Match Guarantee! 

•Fast, Free and Discreet Shipping on Thousands of Products! 

@<http://instagram.com/hydrogalaxy) 

ft My Account (http://www.hydrogalaxy.com/account.php) Iii' Check Order Status (/order-status/) 

Sign in (http://www.hydrogalaxy.com/login.php) or Create an account 
(http://Www.hydrogalaxy.com/login.php?action=create_account) 

ft Gift Certificates (http://www.hydrogalaxy.com/giftcertlficates.php) 

5Wish lists (http://www.hydrogalaxy.com/wishlist.php) 

~H~dro 5alaH~ 
(http://www.hydrogalaxy.com/cart.php) 

(http://www.hydrogalaxy.com/) 

Explore Our Store! 

Home (http://www.hydrogalaxy.com/) Shop (/categories/) Burbank Store (http://www.hydrogalaxy.com/burbank-store/) 

Blog (http://www.hydrogalaxy.com/blogging/) Brands (http://www.hydrogalaxy.com/brands.php) 

Sale (/an-sale/?sart=bestselling) fo,,_,,,: ., ' u,:;; ·" 

oaywithamazon Speed th~ough checkout 1W UseshippingJndpayment information 
, ,.._,,, I 1 '0::,J stored 111 your Amazon account. 

Home (http://www.hydrogalaxy.com) 

Dimensions: 

Width: 10.00 
Height: 18.00 
Depth: 15.00 

Product Description 

HVAC & Climate Control (http://www.hydrogalaxy.com/hvac-<:limate-<:ontrol/) Autopilot CO2 Generator LP 1131D-18104 BTU APCGBLP 

Autopilot (http://www.hyd roga laxy.com/bra n ds/ Autopi lot.htm I) 

Autopilot CO2 Generator LP 11310-18104 BTU APCG8LP *****'Nfii:C' a JZ:Vi-''N 

$474.95 $365.39 

(You save $109.56) 

~ Sign Up lo see what your friends ike. 

SKU: APCGBLP 

Weight: 22.00 LBS 

Quantity: 

Add To Cart Add to Wish list 

"!h:i ,, (http:/ Ip interest.com/pin/ create/b utto nnu rl= http://www. hyd roga laxy. com/ cli mate<ontro 
18-104-
btu/&media=http://cdn2,bigcommerce.com/server21OO/da4db/products/43820/images/101114/, 
c=2&descriptlon=Hydro Galaxy -Autopilot CO2 Generator LP 1131D-18104 BTU APCGBLP, $365.3 
control/co2-equipment/co2-generator-lp-11-310-18-104-btu/)) 
l_§_•l j 

R C -'Vru 
MAR 2 0 20;7 

pr: 
~MIT rl N 

I I _J?/('1 .JIJ 

http://www.hydrogalaxy.com/cli mate-control/co2-equipm ent/co2-generator-l p-11-310-18-104-btu/?gcli d= Cj OKEQiAuonGBR CaotXoycysvlM BEiQAcxVOnCCU F... 1 /4 
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3/10/2017 Autopilot CO2 Generator LP 11310-18104 BTU APCG8LP: HydroGalaxy.com 

CO2 Generator LP 11,310-18,104 BTU 21.2 CU/Fr Hr. 

Safest and most reliable CO2 generators on the market. 

The easiest way to accelerate plant growth. Carbon dioxide is one of the essential ingredients in green plant growth. The Autopilot CO2 Generator provides the 
carbon dioxide to meet maximum growing potential, and operates for only pennies a day. 

Autopilot CO2 generators feature powder-coated steel enclosures that resist moisture, rust and discoloration - providing years of trouble-free operation. 

Our two-stage safety pilot valve does not allow fuel to flow to the burner unless the pilot is lit, and will shut down the fuel supply in the event the unit falls or tips 
over. The solid state electronic ignition module creates a spark to light the burners. Autopilot CO2 generators are available in both propane and natural gas models. 

Features 

• Dual solenoid valves 
• Precision manufactured brass burners 
• Solid state electronic ignition module-no pilot light necessary 

• Tip over switch shuts off gas source If the unit falls or tips over 
• Shut down warning with LED error indicator light 
• Fabricated with all high quality components 
• Easy to operate 

Components 

8 pre-mounted brass burners 

12' gas hose and pressure regulator 

Hanging hardware kit 

24V power supply 

ifications 

• 1.S amps/120 volts 
• Provides 22 cubic feet per hr of CO2 
• For spaces largerthan 14' x 14' 

Other top rated products 

< 

Grower's Edge... Hydrofarm Jump Start .. , Grower's Edge.. . Super Sp router... Blau berg 4" Axial In line... Gro1 
p,ttp~~://yotpr) con !/gu/(zll1 ! UJth~tps:/ /yotr>-~.C!.ml/\11/ 11 1Jtgff.!Hps:!/yor.po,l. ,); ! 1i~i~oh:V\fyic~]~f-,-\prJ(yor.pu l.'!)1 n/go/i! JVq ! fJj)i•t.p,.;://y':.'>tpo C•); n/g1.',/<.'.~-1~·i! :() lthr,1 
*****(1) *****(4) *****(1) ... 
$17.99 $75.59 $10.79 $38.69 

Po\f.i~~1•~)d i.1y {htrp:/Jtny. yctpo,co:1 1/L:indln§~ pBf/~?I ~dltf~ct:.-.-.hHp:;,}S ?/y·/;2.F·".:_:JF\ ,.rw;\;,y,)tpt", coin•;~;.°!.t v01 ifl0:d~produn t f~Vi\'>\\1:; by 
_1/lii.fH.~&1Jt1n GHnpaign:·.:bt andtnr link._n--ivl\-~\V~.; \\1id5~0t v21\.•utn1, nh:,.litH) 1 widgr::t8.-!Hnl .~.:rn n ( •::· i :y,·11 ugala>:y.cu1n) 

lllllp://11y.yt,1pc ,'' )111/l: [, 111,s. .. b 'fr 

rev i cws--bv-., 

$31.49 $15 

yotpo 'utm cmnpmgn l-lnmding link reviews widget v2 'utm medium widget ·,utrn , 

***** 
[Z WRITE A REVIEW "'ASK A QUESTION 

Reviews (0) Questions (0) 

***** http://www.hydrogalaxy.com/cli m ate-control/co2-equipment/co2-generator-l p-11-310-18-104-btu/?gcli d=Cj0KEQiAuonGBR CaotXoycysvlM BEiQAcxV0nCC U F. .. 2/4 
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3/10/2017 

Search .. . 

Hydrofarm - Can 38-Special 150 Carbon Air Filter - No Flange 

• 

• 

• 

• 

• 
• Catalog 
• Climate Control 
• Air Purification 
• Can Filter Group 
• Can 38-Special 150 Carbon Air Filter - No Flange 

Can 150 
Recommended Max CFM: 1260 CFM 
Min CFM: 630 CFM 
Flange: 10" • 12" 
Outside Diameter: 38cm / 15" 
Height: 150cm / 59·• 
Total Weight: 138 lbs 
Carbon Bed: 2" 
Recommended fem: 

Filtered Air 
FAN CFM 
16" MoxFan 1410 
14" MoxFan 1230 
17.' MoxFan 1440 
lZ'ConFon HO 888 
10" MoxFan 907 

Watts 
322 
250 
480 
2:90 
227 

CAN 38-SPECIAL 150 CARBON AIR FILTER - NO FLANGE 

SKU: 
CF358651 
I 10"-12" - NoFlange----=-cF358651 T 

Suggested Retail 
$333.32 

• Overview 
• Specifications 
• Related Items 
• Product Info 

https:/lwww.hydrofarm.com/p/CF358651 3/5 
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From:Jumbo 

Sent: Tuesday, May 23, 2017 8:43 AM 
To: aaronoverton81@gmail.com 
Subject: Excel Air Systems 

Hey Aaron, 

All of our AC Systems are split systems with an outdoor condenser and indoor air handler. There is 
never any air from inside the sealed room being expelled by the AC system. We use the DX cooling 
process (direct expansion) meaning the coil inside the air handler absorbs the heat from the sealed 

room. Then the unit pumps the "hot gas" through the line set to the outdoor condenser which expels 
the heat only. We never take any of the air from inside and expel it to the outdoors. 

This is a traditional split system which is a closed loop unit. 

Thanks, 
Akash "Jumbo" Kumar . 

www.excelairsystems.com 
www.excelair.ca 
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Excel Odor Eliminator 

The Excel Odor Eliminator is perfect for any area 

where extreme smell is an issue. Unlike other filters 

this multistage filter will remove the harshest smells, 

giving you peace of mind. Either place the two piece 

unit inside your area or easily duct to and from your 

room, ensuring thorough air circulation past the 

primary and secondary filters, then through the 5 

trays of Custom Charcoal. Plug the bottom box 

blower into any 115V plug and it will start eliminating 

odor instantly. 

Packaged Contents 

• Bottom Box Blower with Fan 

• Top charcoal chassis 

• 5 x Charcoal trays 

• 1 x Large Pleated Filter 

• 1 x Throwaway Pre-Filter 

• 55Ibs of Custom Charcoal 

Dimension: 50" H x 25" W x 22" D 
Weight without Charcoal: 175Ibs 

Charcoal: Custom Shaled Coconut Charcoal (55Ibs) 

Filter 1: 2" High-Strength Dual-Ply Cardboard Frame 

0.17" W.G. 
Synthetic Media Composition 

88% Air Arrestance 

Filter 2: 4" Pleated Panel High-Strength Beverage 

Board 
1"W.G. 
MERV 11 

Synthetic Media Composition 

95-98% Air Arrestance 

Blower: Fasco D701 

115V 60Hz 

HP:½-½ 

RPM: 1075 2 Speed 

Amperage: 3.3 Low Speed -7.7A High Speed 
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"' 888-815-9763 Sales & Support Mon - Fri, 8am -5pm PST . ru:H:i rn 
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C 1~• t. r ,t .I 
From beginner packages to advanced! 

'Of! ,t,roc F' Ill ""'1 I S, I 
W Gro Pro Fabric Pots on sale now! 

....::.., rt cir 1l Lllldf:" L, n .. nt 
•• Expert growing advice and tips! 

Autopilot 8 Burner CO2 Generator (LP, NG & High 
Altitiude) 
I te~ , : A?C02GEN8 

Be the first lo re111ew this product 

a ut$pilot 

Your Prlce: 419. 70 
Availability: Sn 

Shipping: In stock ttems ship within 24 hours 

FREE Shipping! 

Ct o "l' , u CO2 Generator Modal • Required Fields 

I Choose an Option ... 

Additional Images 

Qty: Add to Ca.rt 

Overview Tech Specs Upgrades & Accessories Parts & Related Items 

Product Documents 

Autopilot 8 Burner CO2 Generator Instructions 

The easiest way to accelerate plant growth. Carbon dioxide Is one of the essential ingredients in green plant growth. 
The Autopilot CO2 Generator provides the carbon dioxide to meot maximum growing potont,al, and operates for only 
nn'lni" ll day 

Safest and most reliable CO2 generators on the market. 

Autopilot CO2 generators feature powder-coated steel enclosures that resist moisture, rust and discoloration. providing years of trouble-free operation. 

Our two-stage safety pilot valve does not allow fuel to ftow to the burner unless the pilot Is Ii~ and will shut down the fuel supply in the event the unit falls or tips 

over. The solid state elecironic ignition module creates a spark to light the burners. Autopilot CO2 generators are available in both propane and natural gas 

models. 

• Dual solenoid valves 

Precision manufactured brass burners 

Solid state electronic ignition module - no pilot light necessary 

TIP OVER switch shuts off gas source if the unit falls or tips over 

SHUT D0111/N warning with LED error indicator light 

Fabricated with all high quality components 

Easy to operate 

COMPONENTS 

• 8 pre-mounted brass burners 
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Pyrethrin- Wikipedia 

Pyrethrin 
From Wikipedia, the free encyclopedia 

The pyrethrins are a class of organic compounds normally derived from Chrysanthemum 
cinerariifolium that have potent insecticidal activity by targeting the nervous systems of 
insects. Pyrethrin is synthetically made by industrial methods, but it also naturally occurs in 
chrysanthemum flowers, thus is often considered an organic insecticide, or at least when is 
not combined with piperonyl butoxide or other synthetic adjuvants.flJ Their insecticidal and 
insect-repellent properties have been known and used for thousands of years. 

Pyrethrins are gradually replacing organophosphates and organochlorides as the pesticides of 
choice, since these other compounds have been shown to have significant and persistent 
toxic effects to humans. Because they are biodegradable compounds, pyrethrins are now 
widely regarded as being preferable to pyrethroids, which is the name of a group of synthetic 
analogues of pyrethrin that accumulate in the environment. Pyrethrins are considered to be 
low-toxicity pesticides from a human health standpoint. 

Contents 

• 1 Chemistry 
■ 2 History 
■ 3 Biosynthesis 
■ 4 Production 
• 5 Use as an insecticide 
■ 6 Toxicity 

• 6.1 Chronic pyrethrin toxicity in humans 
■ 6.2 Pyrethrum toxicity 

■ 7 Environmental effects 
■ 7 .1 Aquatic habitats 
• 7.2 Bees 

■ 8 References 
■ 9 External links 

https://en.wikipedia.org/w/index.php?title=Pyrethrin&printable=yes 

Page 1 of 6 

Chemical Structure of Pyrethrin, 
Pyrethrin I R = CH3, Pyrethrin II R = 
C02CH3 

5/23/2017 
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Chemistry 

Table 1. ?..~_ysical an~ Chemical Prope.~ie,~_ ~f.ry~~t,~rin. [ZJ[
3l[4][

5
J[

6ll7l 

Group ~cl~I ~cl~Il 
, , . .. .- ._,.,.-...... , .. ,. . - . ~ ·-· ... ,.. ~- . 

Pyrethrin I Cinerin I Jasmolin I Pyrethrin II Cinerin II 

Chemical 
structure ~ 7r~·,1y~ ,.-fr~',.p~ ,.p·~ 
Chemical 
formula 

Molecular 
:mass 
(g/mol) 

Boiling 
point (°C) 

• · ·· · ·· ······•·•>' ""'0•• ··•· 

C21H2sO3 

328.4 

170 
· "' ·· ·· · ·· · ·--· • ··• 

Vapor 
pressure 
(mm Hg) 

Solubility 
in water 
(mg/L) 

History 

2.02 X 10-5 

0.35 

C20H2sO3 

316.4 

136-138 

1.1 X 10-u 

3.62 

C21H30O3 C22H2sO5 C21H2sO5 C22H30O5 

330.4 372.4 360.4 374.4 

200 182-184 

4.8 X 10-7 3.9 xl0-7 4.6 X 10-7 1.9 X 10-7 

0.60 125.6 1038 214.8 

The pyrethrins occur in the seed cases of the perennial plant pyrethrum ( Chrysanthemum cinerariaefolium ), which has long been 
grown commercially to supply the insecticide. Pyrethrins have been used as an insecticide for thousands of years. It is believed that 
the Chinese crushed chrysanthemum plants and used the powder as an insecticide as early as 1000 BC. It was widely known that the 
Chou Dynasty in China widely used pyrethrin for its insecticide properties. (SJ Pyrethrins were identified as the potent chemical in the 
Chrysanthemum plants responsible for the insecticidal properties in the crushed flowers around 1800 in Asia. In the Napoleonic 

Wars, French soldiers used the flowers to keep away fleas and body lice.l81 

Biosynthesis 

Well after their use as insecticides began, their chemical structures were 

determined by Hermann Staudinger and Lavoslav Ruzicka in 1924_[9l 
Pyrethrin I (CnH2sO3) and pyrethrin II (CnH2sOs) are structurally related 
esters with a cyclopropane core. Pyrethrin I is a derivative of ( + )­
trans-chrysanthemic acid.P 0

l[IIJ Pyrethrin II is closely related, but one methyl 
group is oxidized to a carboxymethyl group, the resulting core being called 
pyrethric acid. Knowledge of their structures opened the way for the 
production of synthetic analogues, which are called pyrethroids. Pyrethrins 
are classified as terpenoids. The key step in the biosynthesis of the naturally 

I 
PPO~ -PPOH 

c:=::) 

Cyclopropanation reaction producing chrysanthemic 

acid 

occurring pyrethrins involves two molecules of dimethylallyl pyrophosphate, which join to form a cyclopropane ring by the action 

of the enzyme chrysanthemyl diphosphate synthaseY21 

Production 

Commercial pyrethrin production mainly takes place in mountainous equatorial zones. The commercial cultivation of the Dalmatian 

chrysanthemum takes place at an altitude of3000 to 6000 meters above sea levelP31 This is done because pyrethrin concentration 
has been shown to increase as elevation increases to this level. Growing these plants does not require much water because semiarid 
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conditions and a cool winter deliver optimal pyrethrin production. Another variety of 
Chrysanthemum used for the production of pyrethrins is the pyrethrum chrysanthemum. 
These flowers prefer to be grown in dry soils at a lower altitude than the Dalmatian 

chrysanthemum to optimize pyrethrin production?41 

Most of the world's supply ofpyrethrin and C. cinerariaefo/ium comes from Kenya, which 
produces the most potent flowers. Other countries include Croatia (in Dalmatia) and Japan. 
The flower was first introduced into Kenya and the highlands of Eastern Africa during the 
late 1920s. Since the 2000s, Kenya has produced about 70% of the world's supply of 

Page 3 of6 

pyrethrum.r15l A substantial amount of the flowers is cultivated by small-scale farmers who Tanacetum cinerariifolium 
depend on it as a source of income. It is a major source of export income for Kenya and 
source of over 3,500 additional jobs. About 23,000 tons were harvested in 1975. The active 
ingredients are extracted with organic solvents to give a concentrate containing the six types of pyrethrins: pyrethrin I, pyrethrin II, 

cinerin I, cinerin 11,jasmolin I, andjasmolin nY61 

Processing the flowers to cultivate the pyrethrin is often a lengthy process, and one that varies from area to area. For instance, in 

Japan, the flowers are hung upside down to dry which increases pyrethrin concentration slightly .r14J To process pyrethrin, the 
flowers must be crushed The degree to which the flower is crushed has an effect on both the longevity of the pyrethrin usage and 
the quality. The finer powder produced is better suited for use as an insecticide than the more coarsely crushed flowers. However, 

the more coarsely crushed flowers have a longer shelf life and deteriorate less. 1141 

Use as an insecticide 

Pyrethrin is most commonly used as an insecticide and has been used for this purpose since the l900sY6J ln the 1800s, it was known 
as "Persian powder", "Persian pellitory", and "z.acherlin". Pyrethrins delay the closure of voltage-gated sodium ion channels in the 
nerve cells of insects, resulting in repeated and extended nerve firings. This hyperexcitation causes the death of the insect due to loss 

of motor coordination and paralysis.1171 Resistance to pyrethrin has been bypassed by pairing the insecticide with synthetic 

synergists such as piperonyl butoxide. Together, these two compounds prevent detoxification in the insect, ensuring insect death.1181 

Synergists make pyrethrin more effective, allowing lower doses to be effective. Pyrethrins are effective insecticides because they 
selectively target insects rather than mammals due to higher insect nerve sensitivity, smaller insect body size, lower mammalian skin 

absorption, and more efficient mammalian hepatic metabolismP91 

Although pyrethrin is a potent insecticide, it also functions as an insect repellent at lower concentrations. Observations in food 
establishments demonstrate that flies are not immediately killed, but are found more often on windowsills or near doorways. This 

suggests, due to the low dosage applied, that insects are driven to leave the area before dying.[201 Because of their insecticide and 
insect repellent effect, pyrethrins have been very successful in reducing insect pest populations that affect humans, crops, livestock, 
and pets, such as ants, spiders, and lice, as well as potentially disease-carrying mosquitoes, fleas, and ticks. 

As pyrethrios and pyrethroids are increasingly being used as insecticides, the number of illnesses and injuries associated with 

exposure to these chemicals is also increasing.l211 However, few cases leading to serious health effects or mortality in humans have 

occurred, which is why pyrethroids are labeled "low-toxicity" chemicals and are ubiquitous in home-care productsY91 Pyrethrins are 
widely regarded as better for the environment, and can be harmless if used only in the field with localized sprays, as UV exposure 
breaks them down into harmless compounds. Additionally, they have little lasting effect on plants, degrading naturally or being 

degraded by the cooking process.l221 

Specific pest species that have been successfully control.led by pyrethrum include: potato, beet, grape, and six-spotted leafhopper, 
cabbage looper, celery leaftier, Say's stink bug, twelve-spotted cucumber beetle, lygus bugs on peaches, grape and flower thrips, 

and cranberry fruitworm.1231 

Toxicity 

Pyrethrins are among the safest insecticides in the market due to their rapid degradation in the environment. 

Similarities between the chemistry of pyrethrins and synthetic pyrethroids is that have a similar mode of action and almost identical 
toxicity to insects (i.e. both pyrethrins and pyrethroids induce a toxic effect within the insect by acting on sodium channels) 
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Some differences in the chemistry between pyrethrins and synthetic pyrethroids have the result that synthetic pyrethroids have 
relatively longer environmental persistence than do pyrethrins. Pyrethrins have shorter environmental persistence than synthetic 
pyrethroids because their chemical structure is more susceptible to the presence of UV light and changes in pH. 

It should be noted that they pose a toxic hazard normally not found in commercial pyrethroid to mammals and humans. While 
pyrethrum extract is composed of 6 esters which are insecticidal, the semi-synthetic pyrethroid is a composed of only one 
chemically active compound. As a result, the liver has to break down these additional chains first, which allows the toxicity levels to 
rise within the bloodstream, which can lead to hospitalization and even death. 

Therefore the use of pyrethrin in products such as natural insecticides and shampoos increases the likelihood of toxicity in mammals 
that are exposed. Medical cases have emerged showing fatalities from the use of pyrithrin, prompting many organic farmers to cease 
use. One medical case of an I I-year-old girl who used shampoo containing only a small amount (0.2% pyrethrin) to wash her dog. 
Prolonged exposure aggravated her respiratory tract cause by the compound in the shampoo, causing the girl to suffer from an acute 
asthma attack, from which she died two-and-a-half hours after first exposure to the shampoo.l24

] 

Recent reports show that accidental poisoning rates have steadily been increasing since the use of natural pyrethrins, prompting 
some countries to ban their use altogether. In the USA, the use ofpyrethrum in home bug sprays (ie. RAID) was banned in 2012 
shortly after cases of fatalities in children emerged, prompting an investigation by the FDA. l25

] 

Chronic pyrethrin toxicity in humans 

Chronic toxicity in humans occurs most quickly through respiration into the lungs, or more slowly through absorption through the 
skin.l261 Allergic reactions may occur after exposure, leading to itching and irritated skin as well as burning sensations.f271 These 

types of reactions are rare because the allergenic component of pyrethrin in semi-synthetic phritoids has been removed. £
231 The 

metabolite compounds of pyrethrin are less toxic to mammals than their originators, and compounds are either broken down in the 
liver or gastrointestinal tract, or excreted through feces; no evidence of storage in tissues has been found. 

Pyrethrum toxicity 

Exposure to pyrethrum, the crude form of pyrethrin, [231 causes harmful health effects for mammals. Pyrethrum also has an allergenic 
effect that commercial pyrethroids don't have. [23l In mammals, toxic exposure to pyrethrum can lead to tongue and lip numbness, 

drooling, lethargy, muscle tremors, respiratory failure, vomiting, diarrhea, seizures, paralysis, and deathP61 Unlike dogs, cats lack a 
liver enzyme that allows for glucuronidation that allows for metabolism of pyrethrin compounds. Exposure to even low doses may 
lead to toxicity in some cats. l29l Exposure to pyrethrum in high levels in humans may cause symptoms such as asthmatic breathing, 
sneezing, nasal stuffiness, headache, nausea, loss of coordination, tremors, convulsions, facial flushing, and swelling. [301 A 

possibility of damage to the immune system exists that leads to a worsening of allergies following toxicity. £261 Infants are unable to 
resourcefully break down pyrethrum due to the ease of skin penetration, causing similar symptoms as adults, but with an increased 
risk of death.£3 11 

Environmental effects 

Aquatic habitats 

In aquatic settings, toxicity of pyrethrin fluctuates, increasing with rising temperatures, water, and acidity. Run-off after application 
has become a concern for sediment-dwelling aquatic organisms because pyrethroids can accumulate in these areasY21 Aquatic life is 
extremely susceptible to pyrethrin toxicity, and has been documented in species such as the lake trout. Although pyrethrins are 
quickly metabolized by birds and most mammals, fish and aquatic invertebrates lack the ability to metabolize these compounds, 

leading to a toxic accumulation ofbyproductsY61 To combat the accumulation ofpyrethroids in bodies of water, the Environmental 
Protection Agency (EPA) has introduced two labeling initiatives. The Environmental Hazard and General Labeling for Pyrethroid 
and Synergized Pyrethrins Non-Agricultural Outdoor Products was revised in 2013 to reduce runoff into bodies of water after use in 
residential, commercial, institutional, and industrial areas. [33l The Pyrethroid Spray Drift Initiative updated language for labeling all 
pyrethroid products to be used on agricultural crops. l33

J Because of its high toxicity to fish and aquatic invertebrates even at low 
doses, the EPA recommends alternatives such as pesticide-free methods or alternative chemicals that are less harmful to the 
surrounding aquatic environment. l34l 
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Bees 

Pyrethrins are applied broadly as nonspecific insecticides. Bees have been shown to be particularly sensitive to pyrethrin, with fatal 
doses as small as 0.02 microgramsY1 Due to this sensitivity and pollinator decline, pyrethrins are recommended to be applied at 
night to avoid typical pollinating hours, and in liquid rather than dust form. [35l 
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■ Pyrethrin and Permethrin Toxicity in Dogs and Cats (http://www.peteducation.com/article.cfin?c=2+ 1677+ 1684&aid=2252) 
■ Wagner, S. L. (2000). "Fatal asthma in a child after use of an animal shampoo containing 

pyrethrin" (https://www.ncbi.nlm.nih.gov/pmc/articles/PMC107l005). The Western journal of medicine. 173 (2): 86-7. 
doi: 10.1136/ewjm. l 73.2.86 (https:/ /doi.org/10. l 136%2Fewjm. l 73 .2.86). PMC 1071005 
(https://www .ncbi.nlm.nih.gov/pmc/articles/PMC 1071005) 0· PMID 10924422 
(https://www .ncbi.nlm.nih.gov/pubmed/10924422). 

• Multiple Chemical Sensitivity Awareness, J. Edward Hill, MD, President & Executive Committee Member, AMA 
(http:/ /www.mcs-americaorg/ama.pdf) 

• Horton, M. K.; Rundle, A.; Camann, D. E.; Boyd Barr, D.; Rauh, V. A.; Whyatt, R. M. (2011). "Impact of Prenatal Exposure 
to Piperonyl Butoxide and Pennethrin on 36-Month 
Neurodevelopment" (https://www.ncbi.nlm.nih.gov/pmc/articles/PMC3065l42). Pediatrics. 127 (3): e699-706. 
doi:10.1542/peds.2010-0133 (https://doi.org/10.1542%2Fpeds.2010-0133). PMC 3065142 
(https://www.ncbi.nlm.nih.gov/pmc/articles/PMC3065 l 42) 0· PMID 21300677 
(https:/ /www.ncbi.nlm.nih.gov/pubmed/21300677). Lay summruy 
(http://www.sciencedaily.com/releases/2011/02/110210103715.htm)-ScienceDai/y (February 10, 2011). 

Retrieved :from "https://en.wikipedia.org/w/index.php?title=Pyrethrin&oldid=778428330" 

Categories: Pyrethroids · Plant toxin insecticides Biological pest control , Pest control · Insecticides 

• This page was last edited on 3 May 2017, at 01:52. 
• Text is available under the Creative Commons Attribution-ShareAlike License; additional terms may apply. By using this site, 

you agree to the Terms of Use and Privacy Policy. Wikipedia® is a registered trademark of the Wikimedia Foundation, Inc., a 
non-profit organization. 
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WHO WEARE// 

Excel Air Systems manufactures mission 
critical air systems for numerous markets 
such as technology, agriculture, emergency 
& disaster relief, exploration and event 
services. Our products are unique as they do 
not require a certified mechanic. We achieve 
this by employing skilled technicians to ! 
assemble and test each unit while providing 
extreme versatility utilizing specialty refrig­
erant grade re-sealable fittings at each con­
nection point. These speciality fittings allow ' 
any individual easy connection of any size 
system eliminating the need to braze, evacu­
ate and charge the systems. 

Currently Excel Air Systems offers several 
product lines ranging in capacities from 
24,000 BTU up to 60,000+ BTU. Each prod­
uct line has been uniquely developed to 
provide niche requirements with maximum 
efficiency. The XL Series is best suited for 
quick roll out where overall cost and porta­
bility is required. It's based on a split system 
design where there will be both an outdoor 
condenser and indoor air handler connected 
by a pre-charged refrigerant piping. 

The Stealth Series is designed for sound con­
scious installs as well as tremendous versa­
tility. The compressor is removed from the 
outdoor condenser and placed in a separate 
sound deadened box, eliminating all com­
pressor noise from the outdoors and provid­
ing simple compressor swap out. The Elite 
Series was developed to provide the ultimate 
in environmental control. It's built in mass de­
humidification system allows the operator to 
set and maintain both temperature and hu­
midity 365 days a year. Along with our flag 
ship products we offer a variety of add--On 
and stand alone air management products. 

Products such as UV Air Purification, Fabric 
Duct Air Distribution, Odor filtration and con­
troller systems. 

Excel Air Systems has extensive experience 
in providing mission critical air systems to 
niche markets across North America and be­
lieve very strongly in providing the best pos­
sible service and support. We look forward 
to assisting you with your environmental 
management needs! 

IVED 

MAY 15 2017 
PE i,,-.,i1 r CENTER/COD 

TOLL FREE » (877) 728-0757 

FAX » (877) 728--0757 

WEB » WWW.EXCELAIR.CA 

Packet Page 302 of 416 

Attachment A 



!fiAO<AGE CONTENTS 'f I 

» Outdoor Condensing Unit 
~ Indoor Air Handler 
" Sound Deadened Box 
» 40ft Pre-Charged Refrigerant Piping 
, Programmable Thermostat w/ Pre-Wired 

1 5ft Control Wire 
» 40ft 18/2 Control Wire 
= PVC Drain Trap 
• Step By Step Manual & Wiring Diagra.ms 

Plug and Play refrigeration fittings make air 
cooled units simple to install by yourself; with­
out the need of a costly certified installer. Each 
refrigeration line is pre-charged with the cor­
rect amount of refrigerant for your system. 
Just thread the fittings together and start\Jp 
your system! The fittings are re-sealable unlike 
the generic units on the mancet. meaning, if 
you need to take your system out for servic­
ing or relocating your unit no refrigerant is lost 
and can be simply re-installed. 

:ijECOty,MENDED AOD-ON'S II 

TOP PLENUM II 
Add a plenum to the top of the Air Handler 
to allow for easy ducting. 

FABRIC DUCT II 
Lightweight. zero condensation, easy setup, 
extremely versatile. 

DAMPER CONTROL PACKAGE II 
Control two rooms with one system using 
automatic dampers. 

UV AIR PURIFIER II 
Mount inside Indoor Air Handler and kill 
harmful spores and bacteria in your room. 

CONDENSATE PUMP II 
Pump condensation water from unit to drain 
source 20' away and 1 S' high. 

HEATER // 
Easily add~n 5-2SkW Heater to inside Air 
Handler to maintain nighttime temperatures. 

EXCEUUR.CA // TOLL FREE 877.728.0757 

STEALTH SERIES // 

The Stealth Series Air Cooled Air Condition• 
ing unit is Excel's newest product. It's all in the 
name; the Stealth Series is based on a Triple 
Split Design which allows for the compressor 
to be removed from the Outdoor Condensing 
Unit and placed in it's own sound deadened 
box, eliminating a ll compressor noise from 
the outdoors! The unit also comes with Plug 
and Play fittings making installations quick 
and simple. Available in sizes ranging from 
2.0 TON (24,000) to 5.0 TON (60,000 BTU). 

For more information contact your local store 
or visit us online at WWW.EXCElAIR.CA or call 
toll free (877) 728-0757. 

TON Bl\J'S AMPS PWR WEIGHT 

·"'EY BEN EATS II 
• Re-Sealable Plug and Play Fittings 
» All fittings are Brass (Rust Free) 
» Low Ambient Control on Outdoor Condenser 
• Vertical or Horizontal Mounting 
, Super Quiet Operation 
• Industries best support! 

DIMENSIONS SEALED ROOM , 
AIR HANDLER CONDENSER #UGlfT5 (1000W) 

2.0 24,000 11.4 .. 
6 3551bs 17.5 X 20.5 X 41 24 x24x27 6 

3.0 36,000 18.8 C") 
N 395lbs 17.5 X 20.5 X 47.5 24 x24 x 33 

4.0 48,000 26 
--. 

4701bs 24.5 X 20.5 X 55.5 29x29x30 CX) 

l_5.0 
s 

50515s ~4.5 X 20.51155:5-2h 29-x-al, 60,000 31.8 N 

•Based on RI 2 insulated sealed room at 80F outdoor temper.,ture, burning Co2. 
"Srandard unit is I Phase, 3 Phase is also available. 46CJV upon request. 
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, PACKAGE CONTENTS// 

>= Outdoor Condensing Unit 
• Indoor Air Handler 
• 40ft Pre-Charged Refrigerant Piping 
» Programmable Thermostat w/ Pre-Wired 

15ft Control Wire 
» 40ft 18/2 Control Wire 
" PVC Drain Trap 
» Step By Step Manual & Wiring Diagrams 

' . 
PLUG AND PLAY// 

Plug and Play refrigeration fittings make air 
cooled units simple to install by yourself; with­
out the need of a costly certified instaUer. Each 
refrigeration line is pre-charged with the cor­
rect amount of refrigerant for your system. 
Just thread the fittings together and startup 
your system! The fittings are re-sealable unlike 
the generic units on the market, meaning, if 
you need to take your system out for sennc­
ing or relocating your unit no refrigerant is lost 
and can be simply reconnected. 

RECOMMENDED A()O.QN'S // 

TOP PLENUM // 
Add a plenum to the top of the Air Handler 
to allow for easy ducting. 

FABRIC DUCT II 
Lightweight, zero condensation, easy setup, 
extremely versatile. 

DAMPER CONTROL PACKAGE// 
Control two rooms with one system using 
automatic dampers. 

UV AIR PURIFIER // 
Mount inside Indoor Air Handler and kill 
harmful spores and bacteria in your room. 

CONDENSATE PUMP // 
Pump condensation water from unit to drain 
source 20' away and 1S' high. 

HEATER // 
Easily add-on S-2SkW Heater to inside Air 
Handler to maintain nighttime temperatures. 

EXClLAIR.CA // TOLL FREE 877 .728.0757 

li1+li4Wi 
The XL Series Air Cooled Air Conditioning unit 
is Excel's flagship product and is built from a 
Split System design. The Split System design 
allows for the Indoor Air Handler to act as the 
blower inside while the Outdoor Condensing 
unit rejects indoor heat from the refrigerant to 
the fresh air outside. This unit comes equipped 
with Plug and Play fittings making it your best 
choice for quick and easy installations. The XL 
Series is available in sizes ranging from 2.0 
TON (24,000 BTU) to 5.0 TON (60,000 BTU). 

" Re-Sealable Plug and Play Fittings 
• All fittings are Brass (Rust Free) 
,, Low Ambient Control on Outdoor Condenser 
» Vertical or Horizontal Mounting 
• Industries best support! 

For more information contact your local store 
or visit us online at WWW.EXCELAIR.CA or call 
toll free (Sn) 728-07S7. 

• ., 
TON Bi\/'S AMPS PWR 

2.0 24,000 11.4 
2.5 30,000 13.8 • 6 
3.0 36,000 18.8 M 

N 

3.5 42,000 20.6 ...... 
co 

4.0 48,000 26 
0 
N 

5.0 60,000 31.8 

WEIGHT AIR HANDLER 

2801bs 17.5 X 20.5 X 41 
3151bs 17.5 X 20.5 X 47.5 
320lbs 17.5 X 20.5 X 47.5 
3801bs 21 X 20.5 X 51.5 
39516s 24.5 X 20.5 X 55.5 
43016s 24.5 X 20.5 X 55.5 

CONDENSER 

24x24x 27 
24x24 X 30 
24x 24x 33 
29 x29 x27 
29x29x30 
29x29x36 

. :a • • 

IUGHTS (1000W) 

6 
7 -8 

9 
10-11 

12 
15 

•Based on R12 insulated sealed room at BOF outdoor temperature, burning Co2. 
"St.lndard unit is 1 Phase, 3 Phase is also available. 460V upon request. 
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PACKAGE CONTENTS II 

• Outdoor Condensing Unit 
~ Indoor Air Handler 
" Additional Case Coil 
» 40ft Pre-Charged Refrigerant Piping 
~ Wired Dehumidistat 
• Programmable Thennostat w/ Pre-Wired 

15ft Control Wire 
• 40ft 18/2 Control Wire 
" PVC Drain Trap 
,, Step By Step Manual & Wiring Diagrams 

PLUG AND PLAY// 

Plug and Play refrigeration fittings make air 
cooled units simple to install by yourself; with­
out the need of a costly certified installer. Each 
refrigeration line is pre-charged with the cor­
rect amount of refrigerant for your system. 
Just thread the fittings together and start up 
your system! The fittings are re-sealable unlike 
the generic units on the market, meaning, if 
you need to take your system out for servic­
ing or relocating your unit no refrigerant is lost 
and can be simply re-installed. 

RECOMMENDED ADD-ONS// 

TOP PLENUM II 
Add a plenum to the top of the Air Handler 
to allow for easy ducting. 

FABRIC DUCT II 
Lightweight, zero condensation, easy setup, 
extremely versatile. 

UV AIR PURIFIER // 
Mount inside Indoor Air Handler and ki0 
hannful spores and bacteria in your room. 

CONDENSATE PUMP II 
Pump condensation water from unit to drain 
source 20' away and 15' high. 

EXCELP.IR.CA // TOLL FREE 877. 728.07 57 

The Elite Series is a complete mass dehumidi­
fication and air conditioning system. It offers 
ultimate control of both relative humidity and 
room temperature. The unit is built on the 
foundation of our XL Series system. This unit 
is completely Plug and Play as every connec­
tion point comes with re-sealable Plug and 
Play fittings making it your best choice for 
quick and easy installations. The Elite Series is 
designed for individuals who require the very 
best in environmental control. 

For more information contact your local store 
or visit us online at WWW.EXCEi.AiR.CA or call 
toll free (Sn) 728-0757. 

, Mass Dehumidification 
• Re-Sealable Plug and Play Frttings 
» Cold Weather Operation 
" Vertical or Horizontal Mounting 
» Industries best support! 
» Remove 400+ Pints per day! 

PAO(AGE SPECS lP!•a•1·M :51111 
TON BTV'S AMPS PWR 

2.0 24,000 11.4 . 
3 

3.0 36,000 18.8 
....., 
N 

4.0 48,000 26 
...... 
C0 

5.0 60,000 31.8 ~ 

WEIGHT AIR HANDLER 

36516 17.5 x 20.S x 60 

41516 17.Sx20.Sx74 

49Slbs 24.5 X 20.5 X 89 

5301bs 24.S x 20.5 x 89 

CONDENSER 

24x24 x27 

24 x24x33 

29x29x30 
29x29x36 

#UGKTS (1000W) PINTS 

6 

9 

160 

240 
12 320 
15 400 

•Bas«/ on RI 2 insulated sealed room at BOF outdoor temperature, burning Co2. 
"Standard unit is I Phase, 3 Phase is also available. 460V upon request. 

• • • 
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PACKAGE CONTENTS II 

• 2 Supply PJr Motorized Dampers 
» 2 Retum PJr Motorized Dampers 
• Top Plenum (Air Handler) 
• Bottom Plenum (Air Handler) 
• Digital Thermostat w/ 1 Sft Control Wire 
• lnstaflation and Wiring Guide 

A Damper Control Package is used to control 
the temperature in two rooms. Only one room 
per cycle will be controlled using only one Air 
Handler. There are two motorized dampers 
connected to the supply air and two motor­
ized dampers connected to the retum air. One 
set of dampers will be connected to Room 1 
(Supply and Retum) which will be configured 
as the "OPEN" state and one set of damp­
ers will be connected to Room 2 (Supply 
and Retum) which will be configured as the 
"CLOSED" state. 

'Nhen Room 1 is "ON" both the supply and re­
turn dampers will be open and the room's digi­
tal thermostat will become energized. 'Nhen 
Room 2 is "ON" the motorized dampers from 
Room 1 will close and Room 2 will open. On 
the flip Room 1 thermostat will tum off while 
Room 2 becomes energized. 

For more information contact your local store 
or visit us online at WWW.EXCELAIR.CA or call 
toll free (877) 728--0757. 

COMPONETS II 

» 4 Motorized Dampers 
• 2 Plenums (customized upon request) 
>, 1 Switchover Control (timer plug to allow 

control of the switchover times) 
» 1 Digital Thermostat 

Damper Control Package available for all XL 
Series and Stealth Series packages. 

,-

.. KEY BENEFITS II 

• Only 1 Air Handler and Condensing 
Package needed 

» Less expensive than 2 complete systems 
~ Precision Drive Motors with fail open safety 
• Manufacturer Limited Warranty 
u Easy Installation 
" Industries best support! 

FAIL OPEN MOTORIZED DAMPERS 

RECEIVED 
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• Bottom box blower with fan 
• Top charcoal chassis 
» 5 x Charcoal trays 
" 1 x Large Pleated Filter 
, 1 x Throwaway Pre-Filter 
• SSlbs of Custom Charcoal 
• Industries best support! 

f(:iMINATE'oooR ii 
The Excel Odor Eliminator is perfect for any 
area where extreme s mell is an issue. Unlike 
other filters this multistage filter will remove 
the harshest smells, giving you peace of mind. 
Either place the two piece unit inside your area 
or easily duct to and from your room, ensuring 
thorough air circulation past the primary and 
secondary filters, then through the 5 trays of 
Custom Charcoal. Plug the bottom box blow­
er into any 11 SI/ plug and it will start eliminat­
ing odor instantly. 

RECOMMENDED ADD-ON'S II 

TOP PLENUM // 
Add a plenum to the top of the Charcoal 
Chassis to a llow for easy ducting if not placing 
directly Excel Odor Eliminator in room. 

For more information contact your local store 
or visit us online at WWW. EXCELAIR.CA or call 
toll free (877) 728--0757. 

IKEYiENEFITS // 

» Removes very harsh smells 
» Easy access; 5 charcoal tray 
• 2 piece unit (box blower & filters) 
u Quiet, insulated blower box 
~ Will dean areas up to 800sqft 
» Can be ducted into desired area 

EASY SLIDE TRAYS 
MAKE CHANGING 
YOUR CARBON SIMPLE 

> 

EXCELAIR.CA // TOLL FREE 877.728.0757 

" Dimensions: S0#H x 25nw x 22ND 
" Weight without Charcoal: 17Slbs 
• Charcoal: Custom Shaled Coconut (SSlbs) 
» Filter 1: 1 • High-Strength Dual-Ply Card 

board Frame, 0.1 r W.G., Synthetic Media 
Composition, 88% Air Arrestance 

• Filter 2: 4 • Pleated Panel High-Strength 
Beverage Board Frame, 1" W.G., MERV 11, 
Synthetic Media Composition, 95-98% 
Ajr Arrestance 

» Blower. Fasco D701, 115V 60Hz, 1/5-1/2 HP, 
107S RPM 2 Speed, 3.3A LowSpeed-7.7A 
High Speed 

__ , 

~ 
• 

2000 CFM BLOWER FOR 
MORE AIR TURNS 
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PACKAGE CONTENTS II 

• 15' High quarrty polyester fabric ducting 
• Integrated hanging dips 
» 40' mounting cable 
» (2) Tensioners (5) Lock-Nuts (3) Eyebolts 
~ Plenum Mounting Strap 
» Zip-On end cap 

FABRIC DUCT// 

Ducting has never been easier with Excel Air 
Systems' new fabric air duct. Simply run the 
included tension cable from one end of the 
room to the other and attach the 1 S' section 
of fabric duct to the cable using the integrat­
ed clips. Using the supplied lock-down strap 
attach one end of the fabric duct to your top 
plenum on your Indoor Air Handler. It's that 
easy! Additional duct lengths can be added 
using the ducts' built-in :zipper system. The 
kit comes as a complete package with every­
thing you'll need to setup your duct. 

The fabric duct is made of high quality poly­
ester fabric. It's engineered for the specific 
CFM requirements on Excel Air System pack­
ages. Air is evenly distributed along the entire 
length of the duct through laser art preci­
sion air holes, ensuring no hot and cold spots 
within your space. It's permeable (2 cfrn per sq 
ft) fabric rejects the buildup of dirt and debris 
from sitting on top of the ducting also making 
it impossible for any condensation to form. 

When time, efficiency and overall design is 
considered there is no better solution for 
distributing air! 

For more information contact your local store 
or visit us online at WWW.EXCELAIR.CA or call 
toll free (877) 728-0757. 

KEY BENEATS JI 

• Extremely lightweight 
» Quick setup 
h Even airflow 
» Customizable 
~ Machine Washable 

EXCELAIR.CA//TOLL FREE 877.728.0757 

QUICK CUP EASILY SNAPS 
ONTO AIRCRAFT CABLE 

LASER CUT HOLES ALLOW FOR 
PREQSE AIR DISTRIBW[lQJtL----:=-:::::-7 
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KEY BENEFITS// 

11 Destroy mold, bacteria and spores 
• Ozone Free 
» Easily mounted to plenum or inside Indoor 

Air Handler 
~ 24v extremely low power consumption 
" Water Resistant 
< Scrubs your entire room volume of air 

hundreds of times per day! 

The Excel W Air Purifier is designed to change 
the molecular structure of the contaminants 
through DNA Sterilization and Photo-Oxidation 
using W-C (254nm), destroying both biological 
and chemical contaminants. It will kill mold, 
bacteria and viruses! Simply mount inside air 

KEY BENEFlTS // 

» Made specifically for Excel Indoor 
Air Handlers 

" Easily mount round ducting to your unit 
» Remove turbulence from air 
• Highly Recommended! 

EXCEL TOP PLENUM// 

Adding a plenum to your XL Series or Stealth 
Series system will greatly improve ease of in­
stallation and Indoor Air Handler efficiency. 
The box sits over the blower allowing to take 
the turbulence out of the air and send it down 
your ducting at a constant flow rate. 

For more information contact your local store 
or visit us online at WWW.EXCELAIR.CA or call 
toll free (877) 728--0757. 

• 

EXCELAIR.CA //TOLL FREE 877.728.0757 

handler or ductwork and easily wire the power 
supply to your existing 24v control board in 
your air handler. 

. $PEOFICATIONS // 

• 100% 2.54nm Spectrum, Germicidal W-C Bulb, 
Shielded Quartz Hot Filament, 18-32 VAC 
60Hz, 0.68A 16VA 

• RECEIVED 
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5000 WATT SLIDE IN HEATER// 

The SkW Heater is a great adcfltion to any XL 
Series or Stealth Series Indoor Air Handler. 
Maintain nighttime or winter temperatures 
with ease. Just slide the heater into an access 
door already made specifically for the heater. 
Plug the plastic connector onto the control 
board and use your existing power to the In­
door Air Handler. Next is to set your heating 
point on your digital thermostat that came 
with the e.xisting system then let it do its job! 

:CONDE~SATION PUMP// 

This pump allows condensation from the 
Indoor Air Handler to flow into the pump, 
then when the internal float raises the con­
densate water can be pumped a distance of 
20' a long with the capability of 15' vertically 
to a drain source. Comes with a 6' electri­
cal cord and 20' 3/8 tubing. Available in 
120/230V applications. 

For more information contact your local store 
or visit us online at WWW.EXCELAIR.CA or call 
toll free (877) 728-0757. 

~ -

• •-··u11111 

EXCELAIR.CA // TOLL FREE 877 .728.0757 

r 

KEY BENEFITS// 

• Add-on at anytime; slides into Excel Indoor 
Air Handler 

• Draws power from Indoor Air Handler 
• Great for maintaining nighttime temperatures 
» Controlled by digital thermostat that comes 

with the unit! 

l:l#i@l?f4 
» Automatic operation 
» Collect condensation from multiple sources 
• Pump condensation anywhere 
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The Excel UV Air Purifier is designed to change 
the molecular structure of the contaminants 
through DNA Sterilization and Photo-Oxi­
dation using UV-C (254nm), destroying both 
biological and chemical contaminants. It will 
kill mold, bacteria and viruses! Simply mount 
inside air handler or ductwork and easily wire 
the power supply to your existing 24v control 
board in your air handler. 

· CONDENSATE PVMP // 

This pump allows condensation from the 
Indoor Air Handler to flow into the pump, 
then when the internal float raises the con­
densate water can be pumped a distance of 
20' along with the capability of 15' vertically 
to a drain source. Comes with a 6' electri­
cal cord and 20' 3/8 tubing. Available in 
120/230V applications. 

0 

EXCELAIR.CA // TOLL FREE 877 .728.0757 

4HEATER (AIR HANDLER) I/ 

Add a SkW Heater into any Excel Air Systems 
Air Handler. Maintain nighttime temperatures 
with this easy to install electric heater. Install 
into the Air Handler and simply set your 
desired heating temperature. 

TOP PLENUM// 

Adding a plenum to your XL or Stealth Series 
system will greatly improve ease of installation 
an Indoor Air Handler efficiency. The box sits 
over the blower allowing to take the turbu­
lence out of the air and send it at a constant 
flow rate down the length of your ducting. 

For more information contact your local store 
or visit us online at WWW.EXCELAJR.CA or call 
toll free (877) 728-0757. 

FABRIC DUCT II 

High quality polyester fabric ducting. Eas­
ily run cable support system and attach the 
duct to the cable using integrated clips. 
Extremely lightweight and durable, zero 
condensation fabric and machine washable. 
Additional ducting can be added on using 
simple zipper system. 

FLEX UNESET // 

Flexible line sets are now a possibility. No more 
kinking or bending soft copper! Engineered 
with a polyamide sleeve, flex,ble aluminum 
barrier and weather resistant rubber cover 
this line set allowing for easy unit connections 
in any situation. Connecting your indoor and 
outdoor units has never been easier, just roll 
up the lines and take them with you. Rated for 
both R22 and R41 OA refrigerants. 
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40' 15 LIGHT ROOM // 

This layout shows our system installed in a 
40' long room. We are showing how the In­
door Air Handler can be installed at one end 
of the room followed by 2 x Fabric Duct Kits 
connected together to provide proper air­
flow throughout the space. Each kit is 15' 
and can be easily zipped together to give 30' 
continuous run. 

SECONDARY ROOM // 

This design shows a main room that has a 
constant heat load for 12 hours and a second­
ary room with an 18 hour heat load. We can 
achieve this by running a duct from the main 
room and have a 10" motorized damper with 
extra thermostat to control the 18 hour room. 

EXCELAIR.CA // TOLL FREE 877. 728.0757 

.;HE PERfiECT ROOM'# 

Two 5 Ton systems make for the perfect 30k 
room. One XL Series unit to cool 1 Sk and 
one Elite Series unit to cool the other 1 Sk 
during the day and dehumidify the whole 
room at night. 

This room design shows the Dual Room 
Damper Package installed with an additional 
1 O" motorized damper controlled by an ad­
ditional thermostat to control ,m 18 hour 
heat load. You must oversize your ale slightly 
to accommodate the other room. 

LARGE FAOUTY // 

In this example this is a large facility with 
60kW worth of heat load which will require 4 
x 5 Ton systems. We're also showing two dif­
ferent air handler positions to accommodate 
space planning. The left room shows the air 
handlers and fabric duct alternating positions 
on both sides of the room where the right 
room shows all the air handlers and fabric 
duct originating from the same side. 

40' CONTAINER // 

This room design shows a typical 40' ship­
ping container. We're showing two different 
hanging options for the Indoor Air Handler, 
vertical and horizontal. This provides extra 
flexibility depending on your space require­
ments. We have 2 x Fabric Kits to give us 30' 
of ducting to evenly disperse the air through­
out the room. 

MAY 15 2017 
PERMIT CENTER/COD 
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Er<C:i=L A IR 5 '-r'STEMS 

2.0 2.5 3.0 3.5 4.0 5.0 
COOLING 

6,000W 7,000 - 8,000W 9,000W 10,000 - 11,000W 12,000W 15,000W 
CAPACITY 

BlU'S 24,000 30,000 36,000 42,000 48,000 60,000 

SYSTEM AMPS 11.4 13.8 18.8 20.6 26 31.8 
POWER 208/230'1" 208/230V" 208/230V" 208/230V" 208/230V" 208/230V" 

AIR HANDLER 17.5X20.5X41 17.5 X 20.5 X 47.5 17.5 X 20.5 X 47.5 21 X 20.5 X 51.S 24.5 x 20.5 x 55.5 24.5 X 20.5 X 55.5 

AMPERAGE 1.4 2.3 2.6 2.8 2.9 4.1 

SUPPLY AIR 16.S x 16.5 x 18 16.5 X 16.5 X 18 16.5 X 16.5 X 18 20x 18x 18 24.5 X 18 X 18 24.5 X 18 X 18 
VERTICAL 17.5 X 20.5 X 18 17.5 x 20.5 x 18 17.5 x 20.5 x 18 21x20.5x18 24.5 x20.5 x 18 24.5 x 20.5 x 18 
RETVRNAJR 

HORIZONTAL 16.5 x 19.5 x 18 16.5 X 19.5 X 18 16.5 X 19.5 X 18 20x 19.Sx 18 23.5 x 19.5 x 18 23.5 x 19.5 x 18 
REl\.lRN AIR 

CONDENSER 24x24x27 24x 24x30 24x24x33 29x29x27 29x29x30 29x29x36 
AMPERAGE 10.0 11.5 16.2 17.8 23.1 27.7 
MJN. CIRCUIT 

12.3 14.2 19.9 21.9 28.5 34.3 
AMPACllY 

XL 280 315 320 380 395 430 PACKAGE WEJGITT 

I STEALTH 
PACXAGE WEJGITT 355 395 470 505 

*All measurements are in inches (Width x Depth x Height). Based on R12 insulated sealed room at BOF outdoor temperature, burning Co2. 
*Standard unit is 1 Phase, 3 Phase is also available. 460V upon request. 

MISSION CRITICAL AIR SYSTEMS 
EXCELAIR.CA // TOLL FREE 877. 728.0757 

RECEIVED 

MAY 15 2017 
PERMIT CENTER/COD 
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lfiMi¼tl 
The XL Series is best suited for quid< roll out 
where overall cost and portability is required. It's 
based on a sptrt system design where there wiO 
be both an Outdoor Condenser and Indoor Air 
handler comected by a pre<harged refrigerant 
piping. This system comes as a complete pack­
age along with re-sealable plug and play fittings 
at every connection point. 

STEALTI-f SERIES// 

The Stealth Series is designed for sound con­
scious installs as well as tremendous versatility. 
The compressor is removed from the outdoor 
condenser and placed into a separate sound 
deadened box. eliminating all compressor noise 
from the outdoors and providing simple com­
pressor swap out and overall system weight 
distribution. This system comes as a complete 
package along with re-sealable plug and play fit­
tings at every connection point. 

XL & STEALTH PKG CONTENTS II 

» Outdoor Condensing Unit 
» Indoor Afr Handler 
» 40ft Pre-Charged Refrigerant Piping 
» Digital Thermostat w/ Pre-Wired 

15ft Control Wire 
» 40ft 18/2 Control Wire 
» PVC Drain Trap 
» Step By Step Manual & Wiring Diagrams 

NOTE: Stealth Series comes with addi­
tional Pre-Charged Piping to make the Triple 
Split Connection. 

EXCELAIR.CA // TOLL FREE 877.728.0757 

lh1Hi4 ELITE SERIES// i@Si4 
» 2.0 ton • $4,810 
• 2.5 ton• SS,070 
» 3.0 ton• SS,460 
» 3.5 ton • S5,850 
• 4.0 ton = S6,240 
» S.0ton • S6,720 
flex lineset +S1,040 

The Elite Series was developed to provide the 
ultimate in environmental control. It's built in 
mass dehumidification system aDows the opera­
tor to set and maintain both temperature and 
humidity 365 days a year. This system comes as 
a complete package along with re-sealable plug 
and play fittings at every connection point. 

» 2.0 ton= S8,710 
» 3.0 ton • S9,7S0 
» 4.0 ton• S10,660 
• 5.0 ton,. $11,570 

• 2.0 ton • $6,500 
» 3.0ton•S7,150 
» 4.0ton • $7,99S 
• 5.0 ton • $8,450 
flex 6neset +S1,430 

ACCESSORIES// 

» Top Plenum= $130 
» Excel W Ajr Purifier = 5390 
» Heater SkW (Air Handler) • 5260 
» Nest WIFI Thermostat • S390 
» Standard Thermostat= $130 
• XL Flex Lineset • S1.495 
» Stealth Flex Lineset ~ S 1,88S 
» Condensate Pump• S130 
» Hanging Kit= S130 
• Excel Water Guardian • $23S 

For more information contact your local store 
or visit us online at WWW.EXCELAIR.CA or caD 
toO free (Sn) 728-07S7. 

DAMPER CONTROL PACKAGE II 

Control 2 rooms with 1 system. Package comes 
complete with motorized Supply Ajr and Re­
turn Air Dampers, Top/Bottom Plenums, Swi­
tchover Control Box, Digital Thermostat and 
Installation Manual. S2,210 

EXCEL ODOR ELIMINATOR// 

Charcoal Endosure, 5 trays, Large Primary Filter, 
SSlbs Custom Charcoal and Box Blower. S2,400 

FABRIC DUCT// 

1 S' Fabric Duct. Extremely lightweight, zero 
condensation fabric, machine washable. $6S0 

RECEIVED 

1 MAY 1 5 2017 
\PERMIT l,tlv 
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C ITY AND BOROUGH OF 

JUNEAU 
LASK.A'S CAPITAL OTY 

COMMUNITY DEVELOPMENT 

3000 3600 4200 4800 5400 6000 Fee< 

155 S. Seward Street Juneau, Alaska 99801 

TO: 

InvitaƟon to Comment 

Your Community, Your Voice 
On a proposal to be heard by the CBJ Planning Commission 

1758 Anka Street 
Proposed marijuana 

culƟvaƟon facility 

Costco 

L E M O N  C R E E K 
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An application has been submitted for consideration and public hearing by the 
Planning Commission for aConditional Use PermitforaMarijuana Cultivation 
Facility locatedat1758AnkaStreet in an Industrialzone. 

Staff Report expected to be posted Monday, May 14, at 
hƩps://beta.juneau.org/assembly/assembly-minutes-and-agendas 

Find hearing results, meeƟng minutes and more here as well. 
T I M E L I N E 

May 1 through 12 noon, Friday, May 18Now through April 30, 2018 
HEARING DATE & TIME 

7:00 pm, May 22, 2018 
May 23 

Comments received during Comments received during this period You may tesƟfy and bring The results of 
this period will be sent to the will be sent directly to Commissioners up to 2 pages of wriƩen the hearing 
Planner, Laura Boyce, to be to read over the weekend in material (15 copies) in City will be posted 
included in the staff report. preparaƟon for the hearing. Hall’s Assembly Chambers, online. 

155 S. Seward St., Juneau. 

Phone: (907)586-0715 Email: pc_comments@juneau.org 
Mail: Community Development, 155 S. Seward St, Juneau AK 99801 

Printed April 19, 2018 

Attachment B 

Case No.: USE2017 0006 
Parcel No.: 5B1201300050 
CBJ Parcel Viewer: hƩp://epv.juneau.org 

mailto:pc_comments@juneau.org


Community Development 
(907) 586-0715 

PC_Comments@juneau.org 
www.juneau.org/plancomm 

155 S. Seward Street • Juneau, AK 99801 
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PLANNINGCOMMISSION  

NOTICEOFDECISION  

Date:  May 25, 2017  
File No.:  USE2017 0006  

Taku Horticulture Company, LLC  
8425 Valley Blvd  
Juneau, AK 99801  

Proposal:  AConditional Use Permit for aMarijuana Cultivation facility in an Industrial  
Zone.  

Property Address:  1758Anka Street  

Legal Description:  Lot 5A, Glacier Industrial III  

Parcel CodeNo.:  5 B12 0 130 005 0  

Hearing Date:  May 23, 2017  

The Planning Commission, at its regular public meeting, considered the application, staff memorandum,  
supplemental materials, public comments, and then adopted the analysis and findings listed in the  
attached memorandum dated May , 2017, as supplemented at the hearing, and approved the  
Conditional Use permit for a marijuana cultivation facility to be conducted as described in the project  
description and project drawings submittedwith the application andwith the following conditions:  

1. All waste containingmarijuana product shall be stored in a locked enclosure until transported to 
the CBJ landfill. 

2. Prior to approval of a CBJ marijuana license, it shall be demonstrated that surveillance cameras 
have an unobstructed viewof each doorway in the building. 

3. Prior to approval of a CBJmarijuana license, it shall be demonstrated that security cameras have 
an unobstructed view of areas of regular activity without sight blockage from lighting hoods, 
plants, fixtures, or other equipment in the building. 

Attachment C 
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Packet Page 318 of 416 

Taku Horticulture Company, LLC  
File No.: USE2017 0006  
May 25, 2017  
Page 2 of 3  

4. Prior  to  approval  of  a  CBJ  marijuana  license,  a  revised  surveillance  camera  plan  shall  be 
submitted to ensure the roomhas adequate surveillance coverage. 

5. Vegetative  cover  totaling  1,096  square  feet  shall  be  shown  on  a  site  plan,  reviewed  and 
approved by CBJ staff, and installed prior to issuance of a CBJ marijuana permit. The vegetative 
cover areas shownon the plans shall bemaintainedwith live vegetative cover. 

6. Prior to approval of a CBJ marijuana license, a revised site plan illustrating the required parking 
and loading spaces shall be submitted and approved by staff. 

Attachments:  May 12, 2017, memorandum from Laura A. Boyce, AICP, Community Development, to  
the CBJ Planning Commission regarding USE2017 0006. 

This Notice of Decision does not authorize construction activity. Prior to starting any project, it is the  
applicant’s responsibility to obtain the required building permits.  

This Notice of Decision constitutes a final decision of the CBJ Planning Commission. Appeals must be 
brought to the CBJ Assembly in accordance with CBJ 01.50.030. Appeals must be filed by 4:30 P.M. on 
the day twenty days from the date the decision is filedwith the City Clerk, pursuant to CBJ 01.50.030 (c). 
Any action by the applicant in reliance on the decision of the Planning Commission shall be at the risk  
that the decisionmay be reversed on appeal (CBJ 49.20.120).  

EffectiveDate:  The permit is effective upon approval by the Commission,May 23, 2017.  

ExpirationDate:  The permit will expire 18 months after the effective date, or November 23, 2018, if  
no Building Permit has been issued and substantial construction progress has not  
been made in accordance with the plans for which the development permit was  
authorized. Application for permit extension must be submitted thirty days prior to 
the expiration date.  

Conditional use permits issued to marijuana establishments under CBJ chapter 49.65.1245(e)  
shall be subject to review by the commission every five years from the date of issuance. Such  
review shall be subject to CBJ 49.15.330 except that the commission may only amend or add  
conditions if necessary to ensure compliance with this title.  

Project Planner:  ________________________________  ________________________________  
  BenHaight, Chair  

______________________________________________ ___________ 
Laururaa A. Boyce, AICPPPPPPPPPPP,, Planner 

 Community DevelopmentDepartment  Planning Commission  
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Taku Horticulture Company, LLC  
File No.: USE2017 0006  
May 25, 2017  
Page 3 of 3  

________________________________   
_________________  

FiledWith City Clerk  Date  

cc:  Plan Review  

NOTE: The Americans with Disabilities Act (ADA) is a federal civil rights law that may affect this development project. ADA regulations  
have access requirements above and beyond CBJ adopted regulations. Owners and designers are responsible for compliance with  
ADA. Contact an ADA trained architect or other ADA trained personnel with questions about the ADA: Department of Justice (202)  
272 5434, or fax (202) 272 5447,NWDisability Business Technical Center (800) 949 4232, or fax (360) 438 3208.  
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Integra Realty Resources 
Seattle 

Appraisal of Real Property 

Vital Statistics Building 
Industrial Property 
5441 Commercial Blvd 
Juneau, Juneau Borough County, Alaska 99801 
Client Reference: 

Prepared For: 
Granite Mountain Properties LLC 

Effective Date of the Appraisal: 
May 22, 2017 

Report Format: 
Appraisal Report – Standard Format 

IRR - Seattle 
File Number: 154-2017-0211 
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Vital Statistics Building 
5441 Commercial Blvd 
Juneau, Alaska 
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Integra Realty Resources 600 University Street T 206-436-1190 
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Seattle Suite 310 F 206-770-7247 
Seattle, WA 98101 www.irr.com 

May 22, 2017 

Carl Zaruba 
Granite Mountain Properties LLC 
PO Box 34315 
Juneau, AK 99803 

SUBJECT: Market Value Appraisal 
Vital Statistics Building 
5441 Commercial Blvd 
Juneau, Juneau Borough County, Alaska 99801 
IRR - Seattle File No. 154-2017-0211 

Dear Mr. Zaruba: 

Integra Realty Resources – Seattle is pleased to submit the accompanying appraisal of the 
referenced property. The purpose of the appraisal is to develop an opinion of the market 
value of the leased fee interest in the property in its as is condition, as well as subject to a 
hypothetical condition in order to determine potential damages.  This appraisal employs the 
“before and after” methodology to determine the The client for the assignment is Granite 
Mountain Properties LLC, and the intended use is for litigation. 

This appraisal is limited in scope because an applicable approach to value is not being used. 
The client requested that we use only the most applicable approach to value and exclude 
other approaches that we might consider to be appropriate valuation methods for the 
subject. We determined that, notwithstanding the exclusion of an applicable approach, the 
scope of work performed is sufficient to develop a credible opinion of value given the 
intended use. 

The subject is an existing special purpose office property containing 9,553 square feet of 
rentable area and 10,360 square feet of gross building area. The improvements were 
constructed in 2002 and are 100% leased as of the effective appraisal date. The site area is 
0.58 acres or 25,452 square feet. 
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The appraisal is intended to conform with the Uniform Standards of Professional Appraisal 
Practice (USPAP), the Code of Professional Ethics and Standards of Professional Appraisal 
Practice of the Appraisal Institute, and applicable state appraisal regulations. 

To report the assignment results, we use the Appraisal Report option of Standards Rule 2-
2(a) of USPAP. As USPAP gives appraisers the flexibility to vary the level of information in an 
Appraisal Report depending on the intended use and intended users of the appraisal, we 
adhere to the Integra Realty Resources internal standards for an Appraisal Report – 
Standard Format. This format summarizes the information analyzed, the appraisal methods 
employed, and the reasoning that supports the analyses, opinions, and conclusions. 

Based on the valuation analysis in the accompanying report, and subject to the definitions, 
assumptions, and limiting conditions expressed in the report, our opinion of value is as 
follows: 

Value Conclusion AS IS 
Appraisal Premise Interest Appraised Date of Value Value Conclusion 
Market Value Leased Fee May 22, 2017 $2,500,000 

Extraordinary Assumptions and Hypothetical Conditions 
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The value conclusions are subject to the following extraordinary assumptions that may affect the assignment 
results. An extraordinary assumption is uncertain information accepted as fact. If the assumption is found to be 
false as of the effective date of the appraisal, we reserve the right to modify our value conclusions. 

1. It is assumed that there have been no physical changes to the subject property since our inspection on November 
1, 2016, other than ordinary physical deterioration and that all building  systems  are  functional.  

The value conclusions are based on the following hypothetical conditions that may affect the assignment results. A 
hypothetical condition is a condition contrary to known fact on the effective date of the appraisal but is supposed 
for the purpose of analysis. 
1. The second valuation scenario is based on the hypothetical condition that a marijuana cultivation operation is 

located at 1758 Anka Street, Juneau, adjacent to the east of the subject property. 

Our opinion of value, in the hypothetical scenario, is as follows: 

Value Conclusion HYPOTHETICAL 

Appraisal Premise Interest Appraised Date of Value Value Conclusion 
Market Value Leased Fee May 22, 2017 $1,375,000 

to $1,720,000 

The estimated damages are calculated as follows: 

$2,500,000 (As Is Value) - $1,375,000 = $1,125,000 

$2,500,000 (As Is Value) - $1,720,000 = $ 780,000 

The opinions of value expressed in this report are based on estimates and forecasts that are 
prospective in nature and subject to considerable risk and uncertainty. Events may occur 
that could cause the performance of the property to differ materially from our estimates, 
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Granite Mountain Properties LLC 
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such as changes in the economy, interest rates, capitalization rates, financial strength of 
tenants, and behavior of investors, lenders, and consumers. Additionally, our opinions and 
forecasts are based partly on data obtained from interviews and third party sources, which 
are not always completely reliable. Although we are of the opinion that our findings are 
reasonable based on available evidence, we are not responsible for the effects of future 
occurrences that cannot reasonably be foreseen at this time. 

If you have any questions or comments, please contact the undersigned. Thank you for the 
opportunity to be of service. 

Respectfully submitted, 

Integra Realty Resources - Seattle 

Kim M. Wold 
Certified General Real Estate Appraiser 
Alaska Certificate # 52 
Telephone: 206-436-1182 
Email: kwold@irr.com 
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Summary of Salient Facts and Conclusions 1 

Summary of Salient Facts and Conclusions 

Property Name Vital Statistics  Building  
Address 5441 Commercial Blvd 

Juneau, Juneau Borough County, Alaska 99801 
Property Type Industrial - Other 
Owner of Record Granite Mountain Properties, LLC 
Tax ID 5B1201300430 

Land Area 0.58 acres; 25,452 SF 
Gross Building Area 10,360 SF 
Rentable Area 9,553 SF 
Percent Leased 100% 
Year Built 2002 

Zoning Designation 
Highest and Best Use - As if Vacant 
Highest and Best Use - As Improved 
Exposure Time; Marketing Period 
Effective Date of the Appraisal 
Date of the Report 
Property Interest Appraised 

I, Industrial 
Office use 
Continued special purpose office use 
six months; six months 
May 22, 2017 
May 22, 2017 
Leased Fee 

Market Value Indications 
Cost Approach 
Sales  Comparison  Approach  
Income Capitalization Approach 

Market Value Conclusion 

Not Used 
Not  Used  
$2,500,000 ($261.70/SF) 
$2,500,000 ($261.70/SF) 

The values reported above are subject to the definitions, assumptions, and limiting conditions set forth in the accompanying report of which this 
summary is a part. No party other than Granite Mountain Properties LLC may use or rely on the information, opinions, and conclusions 
contained in the report. It is assumed that the users of the report have read the entire report, including all of the definitions, assumptions, and 
limiting conditions contained therein. 

Extraordinary Assumptions and Hypothetical Conditions 
The value conclusions are subject to the following extraordinary assumptions that may affect the assignment 
results. An extraordinary assumption is uncertain information accepted as fact. If the assumption is found to be 
false as of the effective date of the appraisal, we reserve the right to modify our value conclusions. 

1. It is assumed that there have been no physical changes to the subject property since our inspection on November 
1, 2016, other than ordinary physical deterioration and that all building  systems  are  functional.  

The value conclusions are based on the following hypothetical conditions that may affect the assignment results. A 
hypothetical condition is a condition contrary to known fact on the effective date of the appraisal but is supposed 
for the purpose of analysis. 
1. The second valuation scenario is based on the hypothetical condition that a marijuana cultivation operation is 

located at 1758 Anka Street, Juneau, adjacent to the east of the subject property. 

Vital Statistics Building 
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Quality Assurance 2 

Quality Assurance 

Delivering superior value is a top priority at IRR and we place a premium on feedback from our valued 
clients. By learning more about your experience with IRR, we will be better able to serve your needs – 
to enhance our products, service offerings, and client communications. 

Attached is a short survey applicable to this appraisal report and the service that you received. Please 
take a few minutes to share your experience of IRR with us. Your feedback will be reviewed by our 
Quality Control team. If you desire a follow-up telephone call, please provide your contact information 
and a member of our Quality Control team will contact you. 

Access the online survey here: quality.irr.com. 

Thank you in advance for assisting us with this important endeavor. Please feel free to contact your 
Local Office using the contact information provided within the letter of transmittal or our Quality 
Control team at quality@irr.com, with any questions or suggestions you may have. 

Vital Statistics Building 

Attachment D 

mailto:quality@irr.com
https://quality.irr.com


 

 

 

  
  

      

   
 

 
  

  
   

 
   

 

 
  

  
 

 
   
 

 
   

       
  

 
    

  

     
    

Packet Page 328 of 416 

General Information 3 

General Information 

Identification of Subject 
The subject is an existing special purpose office property containing 9,553 square feet of rentable area 
and 10,360 square feet of gross building area. The improvements were constructed in 2002 and are 
100% leased as of the effective appraisal date. The site area is 0.58 acres or 25,452 square feet. The 
property’s legal description is: 

Lot 3A, Glacier Industrial Subdivision No. 2, Plat No. 93-19, Juneau Recording District, 
First Judicial District, State of Alaska. 

Property Identification 
Property Name Vital Statistics Building 
Address 5441 Commercial Blvd 

Juneau, Alaska 99801 
Tax ID 5B1201300430 
Owner of Record Granite Mountain Properties, LLC 

Sale History 
There was a change of control of Granite Mountain Properties, LLC.  The acquisition included multiple 
real estate assets, personal property, and cash.  The acquisition price was undisclosed.  The LLC sale 
was necessary due to the death of the 100 percent owner/member and the desire of the estate 
executor to settle estate matters.  All liabilities were assumed by the buyer.  The date of the sale was 
August 22, 2016; however, closing took place in December 2016.  The properties/LLC interests were 
not listed and received limited market exposure. 

Pending Transactions 
To the best of our knowledge, there are no pending transactions involving the subject property. 

Purpose of the Appraisal 
The purpose of the appraisal is to develop an opinion of the market value of the leased fee interest in 
the property’s as is and subject to the hypothetical condition stated as of the effective date of the 
appraisal, May 22, 2017. As requested, we also estimate the damages expressed in a range of 
expected outcomes. The date of the report is May 22, 2017. The appraisal is valid only as of the stated 
effective date or dates. 

Definition of Market Value 
The Alaska Supreme Court defines Market value as: 

“The price in (terms of) money that the property could be sold for on the open market under fair 
conditions between an owner willing to sell and a buyer willing to buy, with a reasonable time allowed 

Vital Statistics Building 
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General Information 4 

to find a purchaser.  State v. 7.026 Acres, Sup. St. Op. No. 601, 466 P2d 364, 365; (1970). The opinion 
further reads, in part: “The highest and most profitable use for which the property is adaptable is to 
be considered, to the extent that the prospect of demand for such use affects the market value while 
the property is privately held.  Fair market value is normally based on a parcel’s fee simple value.” 

Definition of Property Rights Appraised 
Leased fee interest is defined as, “The ownership interest held by the lessor, which includes the right 
to receive the contract rent specified in the lease plus the reversionary rights when the lease expires.” 

Leasehold interest is defined as, “The right held by the lessee to use and occupy real estate for a 
stated term and under the conditions specified in the lease.” 

Lease is defined as: “A contract in which rights to use and occupy land, space, or structures are 
transferred by the owner to another for a specified period of time in return for a specified rent.” 

Source: Appraisal Institute, The Dictionary of Real Estate Appraisal, 6th ed. (Chicago: Appraisal 
Institute, 2015) 

Intended Use and User 
The intended use of the appraisal is for litigation. The client and intended user is Granite Mountain 
Properties LLC. The appraisal is not intended for any other use or user. No party or parties other than 
Granite Mountain Properties LLC may use or rely on the information, opinions, and conclusions 
contained in this report. 

Applicable Requirements 
This appraisal is intended to conform to the requirements of the following: 

 Uniform Standards of Professional Appraisal Practice (USPAP); 

 Code of Professional Ethics and Standards of Professional Appraisal Practice of the Appraisal 
Institute; 

 Applicable state appraisal regulations; 

Report Format 
This report is prepared under the Appraisal Report option of Standards Rule 2-2(a) of USPAP. As 
USPAP gives appraisers the flexibility to vary the level of information in an Appraisal Report depending 
on the intended use and intended users of the appraisal, we adhere to the Integra Realty Resources 
internal standards for an Appraisal Report – Standard Format. This format summarizes the information 
analyzed, the appraisal methods employed, and the reasoning that supports the analyses, opinions, 
and conclusions. 

Prior Services 
USPAP requires appraisers to disclose to the client any other services they have provided in 
connection with the subject property in the prior three years, including valuation, consulting, property 
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management, brokerage, or any other services. We have previously appraised the property that is the 
subject of this report for another client within the three-year period immediately preceding 
acceptance of this assignment. 

Scope of Work 
The client requested that we use only the most applicable approach to value and exclude other 
approaches that we might consider to be appropriate valuation methods for the subject. To determine 
the appropriate scope of work, we considered the client’s request in relation to the intended use of 
the appraisal, the needs of the user, the complexity of the property, and other pertinent factors. Our 
concluded scope of work is described below. 

Valuation Methodology 
Appraisers usually consider the use of three approaches to value when developing a market value 
opinion for real property. These are the cost approach, sales comparison approach, and income 
capitalization approach. Use of the approaches in this assignment is summarized as follows: 

Approaches to Value 
Approach Applicability to Subject Use in Assignment 
Cost Approach Applicable Not Utilized 
Sales Comparison Approach Applicable Not Utilized 
Income Capitalization Approach Applicable Utilized 

This assignment is considered to be limited in scope because an approach to value that usually would 
be applicable to the subject is not used. 

The income capitalization approach is the most reliable valuation method for the subject due to the 
following: 

 The probable buyer of the subject would base a purchase price decision primarily on the 
income generating potential of the property and an anticipated rate of return. 

 Sufficient market data regarding income, expenses, and rates of return, is available for 
analysis. 

The sales comparison approach is not applicable to the subject because: 

 This approach does not reflect the primary analysis undertaken by a typical investor-
purchaser. 

The cost approach is not applicable to the subject considering the following: 

 The age of the property makes estimates of accrued depreciation very subjective. 

 There is a limited land market, making estimates of underlying land value subjective. 

 This approach is not typically used by market participants, except for new properties. 
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Research and Analysis 
The type and extent of our research and analysis is detailed in individual sections of the report. This 
includes the steps we took to verify comparable sales, which are disclosed in the comparable sale 
profile sheets in the addenda to the report. Although we make an effort to confirm the arms-length 
nature of each sale with a party to the transaction, it is sometimes necessary to rely on secondary 
verification from sources deemed reliable. 

Inspection 
Kim M. Wold conducted an interior and exterior inspection of the property on November 1, 2016. 
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Economic Analysis Southeast Alaska Map 
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Juneau Area Analysis
Juneau is located on the mainland of Southeast Alaska, opposite Douglas Island. Juneau is 
geographically centered in the heart of the Inside Passage, along Gastineau Channel and lies 
900 miles northwest of Seattle, and 577 miles southeast of Anchorage.  The city and borough 
encompasses 2,716.7 square miles and 538.3 square miles of water, with a year round climate 
that is termed mild maritime.  Juneau is the both the economic as well as transportation hub 
of northern Southeast Alaska, providing supplies, services, and transportation to the outlying 
communities in the region.  Juneau International Airport has an ILS equipped runway serviced 
by Alaska Airlines and Delta Airlines. Several commuter and air taxi airlines operate from the 
airport as well. 

Juneau was originally a fish camp for Tlingit Indians.  Gold was discovered in approximately 
1900 and preceded the establishment of the City of Juneau.  The State Capitol was 
transferred from Sitka to Juneau in 1906, while Alaska was US Territory. 

The population of Juneau was 33,277 as of 2016. There are an estimated 12,342 households 
(average household size of 2.66 persons).  The percentage of residents in the 15 to 34-year 
old group is declining at a rate of approximately 1 percent per year, while the 45 to 64 year 
old age group is increasing at a rate of 3 percent per year.  Currently the median age is 35.3 
years. The 2014 median household income is $81,490. 

The economy of Juneau is broad based; however, federal, state, and local government 
employs approximately 41 percent of the workers in the community (7,000 jobs all totaled), 
and because of the high concentration of public sector employment, the job market is viewed 
as being relatively stable.  State employment, which is largely supported by oil revenues, 
remains the largest portion of Juneau’s economic base. 

Tourism is the largest private sector employer, providing over 2,200 jobs and contributing 
over $636 million counting all income from sources associated with the cruise industry.  The 
tourism industry is recovering after a significant drop in 2010.  Per capita tourist spending is 
slowly recovering.  The number of cruise passengers visiting Juneau over the past five years is 
shown as follows: 

2009 - 1,030,000 
2010 -    879,310 
2011 -    875,947 
2012 -    937,000 
2013 -    995,000 
2014 -    953,000 
2015 -    982,500 
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2016 - 1,015,100 

The decline in 2014 was attributed to a reduction in capacity.  The passenger count for the 
2016 season exceeded 1,000,000. Per capita spending by cruise passengers in 2015 injected 
at least $169,000,000 into the Juneau economy. 

Commercial fishing and mining play lesser roles in the Juneau economy. 

The percentage of employment by sector in Juneau in 2016 is shown on the following chart: 

A breakdown of the Services sector is shown on the following chart: 
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The Greens Creek Mine, which is located west of Juneau, is the largest silver producer in the 
United States. Employment, housing, and support services for Greens Creek Mine are 
provided in Juneau.  The Kensington Mine began production in July 2010. Currently, the 
Greens Creek Mine and the Kensington Mine have approximately 330 and 200 employees, 
respectively.  They have a combined payroll in excess of $50 million.  The average salary is 
$91,000 per miner. 

Juneau is well established as a service, supply, and medical center for the northern regions of 
Southeast Alaska.  Bartlett Hospital is a regional medical facility equipped with state of the art 
diagnostic equipment.  Big box retail establishments include Fred Meyer, Costco, and Home 
Depot. 

The fishing industry helps to diversify the local economy. DIPAC operates a salmon hatchery 
in Juneau.  The hatchery employs 40 persons and supports 650 jobs in the region and $25 
million in labor income.  Taku Smokeries and Alaska Glacier Seafoods have processing plants 
in Juneau.  There are several custom, value added processing plants, including Alaska Seafood 
and Northern Keta. The primary species harvested are the five species of salmon, shrimp, 
crab, halibut, and black cod.  Salmon prices have experienced a large year over year decline 
due to the effect of large harvests and the appreciating US Dollar. 

The residential housing market has an inadequate supply of single family residential units.  
Condominiums and apartments are more balanced as far as supply and demand. Recent sales 
are indicating some appreciation.  Several apartment projects are currently under 
construction or are in the planning stages.  The apartment market may become over built if 
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all of the proposed projects get built.  The City/Borough of Juneau is evaluating developing a 
residential subdivision at a cost exceeding $100,000 per lot. 

The Alaska Housing Finance Corporation’s 2015 Rent Survey indicated the following average 
adjusted apartment rental and vacancy rates. 

Apt Type Rental Amt Vacancy Rate 

 Efficiency  $  892   2.7%
 One  Bedroom   $1,072   1.8%
 Two  Bedroom   $1,330   3.6%  

Three Bedroom $1,836 6.2% 

The overall apartment vacancy factor in 2016 was 3.3 percent, based on a survey sample of 
1,062 units. The 2016 report did not provide specific rental and vacancy rates by unit type. 
At a rate this low, vacancy can be attributed solely to periodic unit turnover, and for all 
intents and purposes there are few, if any, vacant units in Juneau.  The average overall rent 
increase was 2.9 percent.  Excluding the efficiency units, the increase was 3.7 percent.  There 
have been several multi-family apartment and condominium complexes completed in the 
past 36 months and more units are under construction or planned.  The market for apartment 
rentals is more balanced, which may lead to limited rent increases over the near term. 

The commercial real estate market is stable, with supply and demand seemingly in balance.  
Pricing appears firm, but there appears to be lessee recognition of downside risk of the state’s 
economy.  Rent concessions may start to appear in 2017.  There is increased vacancy in the 
office and retail sectors outside the tourist district.  Industrial rentals are generally stable. 

Confidence toward the near-term future of Juneau’s residential sector of the economy in 
2017 has declined due to concerns over the state budget. 

Developers have single family, condominium, and apartment projects under construction.  
Most of these projects are targeted toward the lower and median price markets. Upper 
income oriented homes are slow to sell. Commercial construction is slow with a low level of 
speculative development.  Development of new residential subdivisions is commencing. The 
inventory of residential homes on the market is at a multi-year high. 

Due to projected declines in oil revenues to the State of Alaska, some market participants are 
taking a more cautious view of the economy and future real estate price expectations. 
Relative to the real estate market, residential and commercial mortgage funding is available 
for owner occupied and leased buildings.  Speculative construction or investor purchases 
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would be more difficult to finance.  The universe of local potential purchasers in the current 
economic environment is somewhat reduced. 

There are a number of public projects programmed over the next several years which are 
subject to state and/or federal funding.  The Juneau Ports and Harbor Department has 
programmed $71,000,000 in various projects over the next several years. 

The near term economic performance in Juneau is stable.  Mining will continue to be a 
stabilizing factor over the long-term, although a decline in gold and silver prices could become 
problematic due to high fixed costs of extraction. The near-term outlook for the tourism 
industry is for a moderate increase in passenger numbers and per capita spending. 

A significant factor that could adversely affect the future local economy is the fallout of the 
decline in oil prices.  The State of Alaska is projecting a 2017 budget deficit.  The 2016 budget 
included a sharp decrease in the capital improvement budget, which will adversely affect 
construction employment two to three years forward.  Some state employment is also at risk 
if state revenues continue at depressed levels. 

Some of the negative consequences of lower oil prices may be offset by lower energy costs to 
consumers as well as energy intensive industries. 

Commodity prices over the past two years have been in a steep decline.  Gold and silver have 
bottomed and have begun a recovery. Oil prices fell from approximately $100 per barrel to 
below $30 per barrel for West Texas Intermediate Crude.  Brent Crude has also fallen in a 
similar percentage as compared to West Texas Intermediate. 

There has been recent stabilization in the $50 to $55 per barrel range; however, there has 
been a recent fall below $50 per barrel.  Some analysts are projecting a recovery to about $70 
per barrel later in 2017 and a slow climb thereafter.  Other analysts are expecting continued 
lower oil prices over the next one to two years. 

Oil and metal prices hold the potential to have a significant effect on the Juneau economy and 
real estate market.  Oil’s economic influence is both direct and indirect.  Oil production on the 
North Slope is not expected to see any significant cuts in production as a result of lower 
prices.  The Alaska Journal of Commerce notes that most of the Alaska oil producers have 
capital budgets planned for two or three years in advance and that many of these projects are 
multi-year.  Therefore, there is a high probability that these capital projects will continue as 
scheduled.  Any production decline or loss of employment on the North Slope would have 
very limited impact on the Juneau economy. 
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Of greater concern is the loss of corporate income tax and royalty income declines that are 
anticipated to impact the State of Alaska capital and operating budgets. The State has budget 
reserves that can be utilized to offset the budget deficit over the near term; however, if oil 
prices remain depressed over a period of several years, there would likely be a restructuring 
required of state and local government operations.  Utilizing some of the permanent fund or 
implementation of new taxes is being considered to bridge the budget gap. 

Juneau has significant state employment as Alaska’s capitol.  Therefore, any across the board 
cuts would likely result in the loss of some state employment in Juneau.  If this were to occur, 
it is expected there would be secondary employment losses in the private sector as a result of 
the multiplier effect of the base industry. 

As long as the price of oil doesn’t remain depressed for more than a year, any potential 
damage to the Juneau economy may remain contained. 

The governor suspended spending on the Juneau access project. The road is expected to cost 
$574,000,000; however, as the Juneau Empire points out, the state only needs to provide 
$9,000,000 more in project funding, with the balance to be paid by the federal government.  
To date, the Juneau access project has had little impact on the Juneau economy and its 
cancelation would not be harmful to the local economy, but rather simply eliminates the 
future impacts of a large capital project. 

Another significant factor affecting the private sector economy is the strengthening of the US 
Dollar relative to other major foreign currencies.  While a strong dollar is viewed as a sign of 
national economic health, the strong dollar is a negative to US export industries.  Juneau has 
three private sector industries that are significantly affected by commodity prices and the 
strong dollar.  These industries are the fishing, tourism, and mining sectors. 

The tourism industry is one that is viewed to largely benefit from the decline in oil prices. US 
citizens constitute the largest portion of the Alaska tourism industry and should benefit with 
increased disposable income due to lower gasoline costs relating to transportation and lower 
costs of heating and cooling residences. The cruise ship industry is heavily energy dependent 
and should see lower operating costs with the potential to extend port times by increased 
sailing speed between ports.  Tour operators will also benefit by lower energy costs.  The 
probable result is increased discretionary spending by tourists in the Juneau market. 
The strong US Dollar may have a negative effect on foreign tourists visiting Alaska; however, 
the majority of foreign visitors are wealthy and would therefore have less impact than 
travelers on tight budgets. 

The seafood processing and fishing industries have a significant portion of their operating 
budget dedicated to energy costs.  Fishermen and tender operators in the Juneau economy 
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will enjoy the benefits of lower energy costs.  The processing industry is stressed, which has 
brought about recent sales and pending transactions, including Inlet Producers, Icicle 
Seafoods, Copper River Seafoods, Pacific Star Seafoods, and Salamatof Seafoods by well 
capitalized companies. 

The industry is adversely affected by low prices, strong US Dollar, increased minimum wages, 
visa restrictions, Russian embargo, etc. Low returns of pink and silver salmon in 2016 have 
led to increased pricing to fishermen and processors, but a shortage of product in the 
marketplace. Great Pacific Seafoods has filed for bankruptcy liquidation. 

The mining industry is also energy intensive.  The Greens Creek and Kensington mines are 
profitable at depressed levels of commodity and precious metals.  The benefits of lower cost 
energy should significantly lower production costs.  It is uncertain what the long-term effect 
of the US Dollar would have on precious metal prices. 

According to Wall Street analysts, the business and consumer benefits of lower energy prices 
relative to transportation and heating costs will increase profits and consumer discretionary 
spending, and would mitigate State of Alaska employment layoffs, should they occur. 

There are expected to be small changes in supply and demand within the Juneau real estate 
marketplace. There is very limited speculative construction in the commercial or industrial 
sectors that has taken place in Juneau over the past five years.  There is speculative 
construction in the residential sector, which could trigger a downturn.  There is average risk of 
an over-supply in the real estate market, unless a black swan event was to occur. 

Energy costs constitute one of the single greatest operating expenses of multifamily, 
commercial, and industrial properties in Juneau. Properties which are dependent on oil heat 
will see at least a near term benefit from lower oil prices. 

Economists are projecting a 1.5 to 2 percent GDP growth for 2017, which should provide 
support for the US economy; however, the Trump administration expects GDP growth in the 3 
to 4 percent range.  The 1st Quarter GDP was only 0.7 percent.  Therefore, significant 
increases in the subsequent quarters will be necessary to meet the administration projection. 
While most economists are predicting increased interest rates in the US, Federal Reserve 
interest rate policies are bearish after a 25 basis point increase in December 2016. The US 
Treasury security and bond yield curve is beginning to flatten. Coupled with low growth in 
Europe and Japan, and a slowing China economy, the interest rate trend could go in either 
direction.  It is noted that several European countries and Japan have adopted negative 
interest rate policies.  The US may have to adopt a similar policy to maintain a competitive 
balance on interest rates, international trade, and currencies. 
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If commercial mortgage rates fall, then equity dividend rates would increase if overall 
capitalization rates remain stable.  The opposite would also be true, which would make 
commercial real estate less attractive to investors. 

Banks operating in Alaska are significantly under lent relative to deposits.  This is creating 
significant competition, which is benefitting borrowers through lower rates and more 
favorable terms. 

Relative to the subject property, there is insufficient market activity to discern any major 
concern on the part of market participants. 
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Surrounding Area 

Location 
The subject is located in the Lemon Creek neighborhood of Juneau, on the southeasterly side of Egan 
Drive. 

Access and Linkages 
Primary highway access to the area is via the Egan Expressway and Glacier Highway. Public 
transportation is provided by Capital Transit and provides access to all areas of Juneau. Overall, the 
primary mode of transportation in the area is the automobile. Transportation linkages are good.  
Vehicular exposure of the subject has been continuously enhanced as development of the 
neighborhood continues and the Juneau population grows. 

Demand Generators 
Major employers in the neighborhood include Costco and Home Depot.  There is also a Wells Fargo 
Bank branch, Reliable Sheet Metal, Juneau Truss Manufacturing, Tyler Equipment Rental, Harry’s 
Plumbing, ALE&P office, Juneau Police Department, Alaska Department of Transportation facilities, 
Alaska Brewing Company, and a multitude of smaller retail, shop, office, and warehouse structures 
located in the neighborhood. 

Land Use 
The area is urban in character and approximately 90% developed. 

Land uses immediately surrounding the subject are predominantly industrial or commercial with 
typical ages of building improvements ranging from four to 30 years. Property types adjoining the 
subject include a brewery, mini storage, distribution warehouse, and vocational technical school. 

Outlook and Conclusions 
The area is in the mid stage of its life cycle. Recent development activity has been very limited due to 
the lack of vacant land and economic uncertainty. We anticipate that property values will remain 
stable in the near future. 
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Surrounding Area Map 
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Property Analysis 

Land Description and Analysis 

Land Description 
Land Area 0.58 acres; 25,452 SF 
Source of Land Area Past Appraisal 
Primary Street Frontage Commercial Blvd - 150 feet 
Shape Rectangular 
Corner No 
Topography Generally level and at street grade 
Drainage No problems reported or observed 
Environmental Hazards None reported or observed. 
Ground Stability  No  problems  reported  or  observed  

Flood Area Panel Number 
Date 
Zone 
Description 
Insurance Required? 

02110C1551D 
August 19, 2013 
X 
Outside of 500-year floodplain 
No 

Zoning; Other Regulations 
Zoning Jurisdiction 
Zoning Designation 
Description 
Legally  Conforming?  
Zoning Change Likely? 
Permitted Uses 

Other Land Use Regulations 

Utilities 

City/Borough of Juneau 
I 
Industrial 
Appears  to  be  legally  conforming  
No 
A wide variety of commercial and industrial development, including  
warehousing,  office,  retail,  and  commercial use  

None 

Service Provider 
Water City/Borough of Juneau 
Sewer City/Borough of Juneau 
Electricity  Alaska  Power  &  Light  
Natural Gas N/A 
Local Phone GCI 

We are not experts in the interpretation of zoning ordinances. An appropriately qualified land use 
attorney should be engaged if a determination of compliance with zoning is required. 
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Easements, Encroachments and Restrictions 
Based upon a review of the deed and property survey, there do not appear to be any easements, 
encroachments, or restrictions that would adversely affect value. Our valuation assumes no adverse 
impacts from easements, encroachments, or restrictions, and further assumes that the subject has 
clear and marketable title. 

Conclusion of Land Analysis 
Overall, the physical characteristics of the site and the availability of utilities result in functional utility 
suitable for a variety of uses including those permitted by zoning. We are not aware of any other 
particular restrictions on development. 
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Plat Map and Site Plan 
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Improvements Description and Analysis 
The subject is an existing special purpose office property containing 9,553 square feet of rentable area 
and 10,360 square feet of gross building area. The improvements were constructed in 2002 and are 
100% leased as of the effective appraisal date. The site area is 0.58 acres or 25,452 square feet. 

Improvements Description 

Name  of  Property  Vital Statistics  Building  
General Property Type Industrial 
Property Sub Type Other 
Competitive Property Class A-
Occupancy Type Single Tenant 
Percent Leased 100% 
Number of Tenants 1 
Tenant Size Range (SF) 9,553 - 9,553 
Number  of  Buildings  1 
Stories 1 
Construction Class C 
Construction Type Masonry 
LEED Certification – 
Construction Quality Good 
Condition Good 
Gross Building Area (SF) 10,360 
Rentable Area (SF) 9,553 
Percent Office Space 92% 
Land Area (SF) 25,452 
Floor Area Ratio (RA/Land SF) 0.38 
Floor Area Ratio (GBA/Land SF) 0.41 
Building Area Source Past Appraisal 
Year Built 2002 
Year Renovated – 
Actual Age (Yrs.) 15 
Estimated Effective Age (Yrs.) 12 
Estimated Economic Life (Yrs.) 40 
Remaining  Economic  Life  (Yrs.)  28  
Number of Parking Spaces 37 
Source of Parking Count Lease 
Parking Type Open 
Parking Spaces/1,000 SF GBA 3.57 
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Construction Details 

Foundation Concrete 
Structural Frame Concrete Block 
Exterior Walls Block 
Roof Membrane 
Clear Height in Feet 10' 
Column Spacing in Feet -
Dock Height Loading Doors – 
Drive-in  Doors  –  
HVAC Central 
Elevators – 
Sprinklers Dry 

Improvements Analysis 

Quality and Condition 

The quality and condition of the subject is considered to be superior to that of competing properties. 
This is a build-to-suit special purpose office building designed to accommodate the needs of the State 
of Alaska, Bureau of Vital Statistics. 

Functional Utility 

The improvements appear to be adequately suited to their current use, and there do not appear to be 
any significant items of functional obsolescence.  The building has an arctic entry with two single man 
door entries leading to a reception area.  There are four additional single man door entries located on 
the north, south, and east sides of the building.  The interior is partitioned into work areas with open 
office areas, private offices, conference room, break room, mechanical room, storage areas, and built 
in vault.  There are ADA compliant restrooms. 

Deferred Maintenance 
No deferred maintenance is apparent from our inspection. 

ADA Compliance 

Based on our inspection and information provided, we are not aware of any ADA issues. However, we 
are not expert in ADA matters, and further study by an appropriately qualified professional would be 
recommended to assess ADA compliance. 

Hazardous Substances 
An environmental assessment report was not provided for review and environmental issues are 
beyond our scope of expertise. No hazardous substances were observed during our inspection of the 
improvements; however, we are not qualified to detect such substances. Unless otherwise stated, we 
assume no hazardous conditions exist on or near the subject. 

Specific Features 
The building is Class C construction with concrete block perimeter walls.  Three sides of the building 
are covered with brick veneer .  The rear of the building has enameled steel siding.  The exterior wall 
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height is 12 feet.  There is a mansard roof design with a membrane roof covering.  The walls are 
insulated with R-21 insulation.  The roof is a concrete structure with R-40 rigid insulation.  The building 
is designed to accommodate a second floor.  The entry doors are anodized aluminum with thermal 
pane glazing.  Windows are anodized aluminum with thermal pane glazing. 

The interior floors are primarily carpeted with some sheet vinyl and painted concrete surfaces.  There 
is rubber tile in the arctic entry vestibule.  The walls are finished with plaster.  The ceiling is suspended 
acoustical tile. 

The break room has 6 feet of under counter cabinetry and laminate countertops.  There is also 8 feet 
of upper cabinetry. The cabinets are European style with laminate facing. 

The bathrooms have wall hung basins and toilets with ceramic tile wainscot.  There are ADA compliant 
grab bars and turning radii within the restrooms.  There is also a janitor’s sink.  Water and sewer 
service appears to have good functional utility. 

The building is equipped with a fire sprinkler system.  There is also an FM 200 fire suppression system 
for the vault that sucks all of the oxygen out of the vault should there be a fire. 

The electrical service is 110/220. There is a 50 gallon electric hot water heater. There is a 25 kW 
Generac Power Systems gen set which provides backup power to the building.  Interior lighting is 
predominantly recessed fluorescent fixtures.  There is adequate switching and receptacles. 

The building is equipped with a redundant HVAC system.  There are two Weil-McLane oil fired boilers 
that alternate operation time. There are two Trane air handling systems. There is also a Day oil 
storage tank that can feed the boiler or gen set during extremely cold weather.  There is an 
underground concrete vault that contains a double wall oil tank. 

Personal Property 
No personal property items were observed that would have any material contribution to market 
value. 

Conclusion of Improvements Analysis 
In comparison to other competitive properties in the region, the subject improvements are rated as 
follows: 

Improvements Ratings 
Visibility/Exposure  Average  
Design and Appearance Above Average 
Age/Condition Above Average 
% Office Above Average 
Loading Docks 
Clear  ceiling  heights  Average  
% Sprinklered Above Average 
Landscaping Average 
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Overall, the quality, condition, and functional utility of the improvements are above average for their 
age and location.  The improvements have special purpose attributes, including a large vault.  There 
are redundant mechanical systems, specialized fire protection, and backup power generation, as 
required by the State of Alaska in their lease RFP. 
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Subject property viewing northeast Subject property viewing east 

Rear and side elevations of the improvements Rear and side elevations of the improvements 

Interior office area Interior office area 
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Break room Conference room 

Lobby area Typical restroom 

Dual air handler system Back up power generation 
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Day oil tank Dual boiler system 

Vault entry 
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Floor Plan 
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Real Estate Taxes 
Real estate taxes and assessments for the current tax year are shown in the following table. 

Taxes and Assessments - 2016 
Assessed Value Taxes and Assessments 

Ad Valorem 
Tax ID Land Improvements Total Tax Rate Taxes Direct Assessments Total 
5B1201300430 $381,800 $1,650,500 $2,032,300 1.066000% $21,664 $0 $21,664 

Based on the concluded market value of the subject, the assessed value appears reasonable. 
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Highest and Best Use 

Process 
Before a property can be valued, an opinion of highest and best use must be developed for the subject 
site, both as if vacant, and as improved or proposed. By definition, the highest and best use must be: 

 Physically possible. 

 Legally permissible under the zoning regulations and other restrictions that apply to the site. 

 Financially feasible. 

 Maximally productive, i.e., capable of producing the highest value from among the 
permissible, possible, and financially feasible uses. 

As If Vacant 

Physically Possible 

The physical characteristics of the site do not appear to impose any unusual restrictions on 
development. Overall, the physical characteristics of the site and the availability of utilities result in 
functional utility suitable for a variety of uses. 

Legally Permissible 

The site is zoned I, Industrial. Permitted uses include a wide variety of commercial and industrial 
development, including warehousing, office, retail, and commercial use. To our knowledge, there are 
no legal restrictions such as easements or deed restrictions that would effectively limit the use of the 
property. Given prevailing land use patterns in the area, only office or retail uses are given further 
consideration in determining highest and best use of the site, as though vacant. 

Financially Feasible 

Based on our analysis of the market, it appears to be financially feasible to develop office and retail 
uses in the subject’s area on a build-to-suit basis for owner/user occupancy. 

Maximally Productive 

There does not appear to be any reasonably probable use of the site that would generate a higher 
residual land value than office or retail uses.  Accordingly, it is our opinion that an office or retail 
development is the maximally productive use of the property. 

Conclusion 

Development of the site for office or retail use on a build-to-suit basis is the only use that meets the 
four tests of highest and best use. Therefore, it is concluded to be the highest and best use of the 
property as if vacant. 
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As Improved 
The subject site is developed with a special purpose office building, constructed to suit the needs of 
the State of Alaska, Bureau of Vital Statistics, which is consistent with the highest and best use of the 
site as if it were vacant. 

The existing improvements are currently leased to the State of Alaska and produce a significant 
positive cash flow that we expect will continue. Therefore, a continuation of this use is concluded to 
be financially feasible. 

Based on our analysis, there does not appear to be any alternative use that could reasonably be 
expected to provide a higher present value than the current use, and the value of the existing 
improved property exceeds the value of the site, as if vacant. For these reasons, continued special 
purpose office use is concluded to be maximally productive and the highest and best use of the 
property as improved in both the as is and hypothetical scenarios. 

Most Probable Buyer 
Taking into account the size and characteristics of the property and its occupancy, the likely buyer is 
an investor. 
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Valuation 

Valuation Methodology 
Appraisers usually consider three approaches to estimating the market value of real property. These 
are the cost approach, sales comparison approach and the income capitalization approach. 

The cost approach assumes that the informed purchaser would pay no more than the cost of 
producing a substitute property with the same utility. This approach is particularly applicable when 
the improvements being appraised are relatively new and represent the highest and best use of the 
land or when the property has unique or specialized improvements for which there is little or no sales 
data from comparable properties. 

This approach, while applicable to the subject valuation, is not necessary in order to produce a 
credible estimate of value, and has not been developed. 

The sales comparison approach assumes that an informed purchaser would pay no more for a 
property than the cost of acquiring another existing property with the same utility. This approach is 
especially appropriate when an active market provides sufficient reliable data. The sales comparison 
approach is less reliable in an inactive market or when estimating the value of properties for which no 
directly comparable sales data is available. The sales comparison approach is often relied upon for 
owner-user properties. 

This approach is applicable, but has not been developed due to the lack of comparable sales data that 
would reflect the change, if any, in the property value subject to the hypothetical condition. 
Therefore, this approach has not been developed. 

The income capitalization approach reflects the market’s perception of a relationship between a 
property’s potential income and its market value. This approach converts the anticipated net income 
from ownership of a property into a value indication through capitalization. The primary methods are 
direct capitalization and discounted cash flow analysis, with one or both methods applied, as 
appropriate. This approach is widely used in appraising income-producing properties. 

This approach values the property in the as is physical and economic condition, as well as subject to 
the hypothetical condition.  Any difference in the two value estimates would be indicative of either 
appreciation or diminution of the subject property’s value. 

Reconciliation of the various indications into a conclusion of value is based on an evaluation of the 
quantity and quality of available data in each approach and the applicability of each approach to the 
property type. 

The methodology employed in this assignment is summarized as follows: 
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Approaches to Value 
Approach Applicability to Subject Use in Assignment 
Cost Approach Applicable Not Utilized 
Sales Comparison Approach Applicable Not Utilized 
Income Capitalization Approach Applicable Utilized 
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Income Capitalization Approach As Is 
The income capitalization approach converts anticipated economic benefits of owning real property 
into a value estimate through capitalization. The steps taken to apply the income capitalization 
approach are: 

 Analyze the revenue potential of the property. 

 Consider appropriate allowances for vacancy, collection loss, and operating expenses. 

 Calculate net operating income by deducting vacancy, collection loss, and operating expenses 
from potential income. 

 Apply the most appropriate capitalization method, either direct capitalization or discounted 
cash flow analysis, or both, to convert anticipated net income to an indication of value. 

The two most common capitalization methods are direct capitalization and discounted cash flow 
analysis. In direct capitalization, a single year’s expected income is divided by an appropriate 
capitalization rate to arrive at a value indication. In discounted cash flow analysis, anticipated future 
net income streams and a future resale value are discounted to a present value at an appropriate yield 
rate. 

In this analysis, we use only direct capitalization because investors in this property type typically rely 
on this method. 

Leased Status of Property 
The property is leased to a single tenant on a long-term lease. Pertinent lease terms are shown below. 

Lease Synopsis 
Lessor Granite Mountain Properties, LLC 
Lessee State of AK 
Leased SF 9,553 
Lease  Type  Full Service  
Tenant Paid Expenses None 
Owner Paid Expenses All 
Commencement 10/25/2002 
Expiration 10/21/2022 
Cancellation  Clause  
Term 240 months or 20.0 years 
Remaining  Term  65  months  or 5.4 years 

Base Rent & Escalations Period Months PSF/Yr Annual Rent 
Base Term 10/25/2002 - 10/24/2013 1 - 132 $31.35 $299,460 
Base Term 10/25/2013 - 133 - N/A $35.38 $337,951 

Current Rent $337,951 
Projected Rent - First Forecast Year $337,951 

Vital Statistics Building 

Attachment D 



 

 

   

 

     
 

 
 

 
 

   
   

    
 

 

 

 
 

  
  

 
 

   
  

 

      
   

    

 

 

 

       

      
 

 

Packet Page 361 of 416 

Income Capitalization Approach As Is 36 

Rental Analysis Factors 
The following elements of comparison are considered in our analysis of the comparable rentals. 

Rental Analysis Factors 

Expense Structure Division of expense responsibilities between landlord and tenants. 

Conditions of Lease Extraordinary motivations of either landlord or tenant to complete the 
transaction. 

Market Conditions Changes in the economic environment over time that affect the 
appreciation and depreciation of real estate. 

Location Market or submarket area influences on rent; surrounding land use 
influences. 

Access/Exposure Convenience to transportation facilities; ease of site access; visibility from 
main thoroughfares; traffic counts. 

Size Difference in rental rates that is often attributable to variation in sizes of 
leased space. 

Building Quality Construction quality, amenities, market appeal, functional utility. 

Age/Condition Effective age; physical condition. 

Economic Variations in rental rate attributable to such factors as free rent or other 
Characteristics concessions, pattern of rent changes over lease term, or tenant 

improvement allowances. 

The contract rent is utilized as this approach values the leased fee interest, which, in essence, means 
subject to the existing lease. 

Stabilized Income and Expenses 

Potential Gross Rent 
Potential gross rent is based on contract rent from the existing lease in place. Income is projected for 
the 12-month period following the effective date of the appraisal. In the following table, we compare 
potential income from contract rent to potential income from market rent. 

Potential Gross Rent 
Contract 

Potential Rent at Contract (1) Potential Rent at Market as % of 
Space Type SF Annual $/SF/Yr $/SF/Yr Annual Market 

Office 9,553 $337,951 $35.38 $35.38 $337,985 100% 

Total Subject 9,553 $337,951 $35.38 $35.38 $337,985 100% 

1 Contract rent for leased space; vacant space at market. 
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Vacancy & Collection Loss 

Based on the credit quality of the tenant, the length of the lease, and practices of typical investors in 
the market, no deductions for vacancy and collection loss are appropriate. 

Effective Gross Income 

Effective gross income is calculated at $337,951, or $35.38 per square foot. 

Expenses 
Expenses to be incurred in the operation of the subject property include licenses and fees, utilities, 
telephone, garbage, electricity, alarm monitoring, heat, repairs and maintenance, lot maintenance, 
professional fees, janitorial services, office expenses, insurance, and real estate taxes.  These expenses 
were provided by the property owner for the calendar year 2016 and are used in the income 
capitalization analysis. 

Management expense is estimated at 5 percent of effective gross income. 

Replacement reserves are necessary for the orderly replacement of short-life building components. A 
replacement reserve of 4 percent of effective gross income is estimated for the subject property. 

Net Operating Income 

Based on the preceding income and expense projections, stabilized net operating income is estimated 
at $206,138, or $21.58 per square foot. 
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Capitalization Rate Selection 
A capitalization rate is used to convert net income into an indication of value. Selection of an 
appropriate capitalization rate considers the future income pattern of the property and investment 
risk associated with ownership.  

Band of Investment Method 
Mortgage/Equity Assumptions 
Loan To Value Ratio 
Interest Rate 
Amortization (Years) 
Mortgage Constant 
Equity Ratio 
Equity Dividend Rate 

75% 
4.75% 

20 
0.0775 

25% 
10.00% 

Weighted Average of Mortgage and Equity Requirements 

Mortgage Requirement 
Equity Requirement 

75% 
25% 

x 
x 

7.75% = 
10.00% = 

5.82% 
2.50% 

Indicated Capitalization Rate 
Rounded 

8.32% 
8.30% 

Direct Capitalization Analysis 
Net operating income is divided by the capitalization rate to indicate the stabilized value of the 
subject. Valuation of the subject by direct capitalization is shown in the following table. 

Direct Capitalization Analysis 
Rent 

SF Space Type Applied  $/SF Annual $/SF Bldg. 
Income 

Base Rent 

Potential Gross Rent 9,553 $337,951 $35.38 
$0 $0.00 
$0 $0.00 

Vacancy  &  Collection  Loss  0.00%  $0 $0.00 
Expense Reimbursements $0 $0.00 

Effective Gross Income $337,951 $35.38 

Expenses 

Total Expenses $131,813 $13.80 

Net Operating Income $206,138 $21.58 
Capitalization  Rate  8.30% 
Indicated Value $2,483,585 $259.98 
Rounded $2,500,000 $261.70 
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Reconciliation and Conclusion of Value As Is 
The values indicated by our analyses are as follows: 

Summary of Value Indications 
Cost Approach Not Used 
Sales Comparison Approach Not Used 
Income Capitalization Approach $2,500,000 

Reconciled $2,500,000 

The income capitalization approach is the only approach used because it is the most reliable valuation 
method for the subject. The sales comparison and cost approaches are not used, even though one of 
these approaches usually would be an appropriate valuation method for the subject. Notwithstanding, 
we conclude that the scope of work performed is sufficient to develop a credible opinion of value 
given the intended use of the appraisal. Our value opinion follows. 

Value Conclusion AS IS 
Appraisal Premise Interest Appraised Date of Value Value Conclusion 
Market Value Leased Fee May 22, 2017 $2,500,000 

Income Approach Subject to Hypothetical Condition 

The income approach, subject to a hypothetical condition of a marijuana cultivation business being 
operated at 1758 Anka Street, adjacent to the subject property, will be developed using direct 
capitalization. The as is value estimate will be the control and the income capitalization approach, 
subject to the hypothetical condition, will serve as the change of value. The difference between the 
two value estimates will be attributable to the increase or diminution of value due to the hypothetical 
condition. 

The lease status of the property does not change in the immediate term; however, subsequent events 
could have the adverse effect of decreasing the quality, quantity, and durability of the income stream.  
What is certain is that there is no circumstance in the immediate near-term that would cause the 
subject property’s net operating income to increase due to the hypothetical condition. 

An extensive study of concerns and risks relative to the hypothetical condition has been conducted. 
What is clearly evident is that all ownership and investment risk of the subject property falls to the 
current owners, with limited opportunity to divest or mitigate the risk.  The risks present include those 
from an operation perspective, as well as resale.  The following discussion will identify the elevated 
ownership and investment risks presented due to the hypothetical condition. 

The presence of a marijuana cultivation operation adjacent to the subject property is what is identified 
in appraisal literature as a “neighboring nuisance.”  Neighboring nuisance is a concept developed by 
Randall Bell, MAI, who has written course materials as well as books presenting his studies and 
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conclusions of the effects of neighboring nuisance on property values.  As part of the neighboring 
nuisance, there are also concerns about legal issues and imposed conditions. Neighboring nuisance 
includes adverse external factors, undesirable acts, or forced events by another person or entity that 
affect the value of a property.  Studies have found that more expensive properties suffer greater 
damages than lesser cost properties exposed to the same conditions.  This, in part, can be explained 
by the fact that there is a smaller universe of potential purchasers for expensive properties than less 
costly properties. 

Among the neighboring nuisance concerns are the visual appearance of the marijuana cultivation 
facility. While the cultivation operators’ conditional use permit application indicates that they will 
install security cameras and specialized locks, there is nothing to prevent fencing the site with razor 
wire, installing obtrusive yard lighting, installing alarms, etc.  There are no prohibitions to turning the 
cultivation facility into a fortress.  Cultivation operations, which include the harvesting, processing, 
and wholesale of marijuana products, come with associated risks, including explosions, flooding, 
crime, loss of privacy to adjoining properties, and hold the potential to change the character of the 
neighborhood as a whole. Marijuana cultivation in the subject neighborhood is not a homogeneous 
land use.  Crime and the attraction of the criminal element to a cultivation facility is of great concern. 
For example, a 4,000 square foot cultivation facility could hold upwards of $500,000 worth of 
inventory or cash, which would be very attractive to the criminal element.  It is also well known that 
the cultivation and retail marijuana businesses are cash operations due to the fact that banks are 
precluded by Federal law from handling the proceeds of sale of a controlled substance. 

The question arises, will more cultivation and retail operations be attracted to the neighborhood once 
a cultivation facility is established?  There are two concerns with this proposition.  One concern is 
related to affordability of rents for existing businesses in the neighborhood if marijuana businesses 
increase neighborhood rent levels.  There is also the concern of compatibility with surrounding 
businesses.  It is noted that many businesses, including retailers, will not locate in close proximity to 
marijuana cultivation and retail businesses.  It has been noted in the Ketchikan marketplace that a 
cultivation and a separate retail operation are soon to open near the Seaborne Marine Industrial 
Complex.  The owner of the industrial complex intends to construct a fence separating the park from 
the two marijuana businesses, as well as construct a new access road to the park due to his concern 
that the public would associate him with the marijuana business.  The capital cost may well exceed 
$100,000. 

It is also noted that a new retail store opened in the 100 block of Stedman Street in Ketchikan.  There 
were at least three vacant storefronts immediately adjacent to the retail business.  At this time, it is 
not possible to determine whether the vacancies are a near-term phenomenon or will become long-
term vacancies or will cause falling rent levels. 

The owner/lessor of the subject property has the potential to be declared in default of the lease by 
the State of Alaska, Department of Administration. Said default could result in the immediate 
termination of the lease, necessitate costly capital expenditures, and potentially jeopardize lease 
renewal.  There are multiple lease clauses that could lead to a declaration of default. 

Heidi Lengdorfer, Chief of Health Analytics and Vital Records for the State of Alaska, stated in an email 
dated May 19, 2017, that: “One detail I foresee being an issue is the air filtration system, as we 
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mentioned on the phone. Since we can already smell the results of the brewery across the street, or 
the dump when the winds change, I’m not sure that it would be able to handle any byproducts of the 
cultivation facility in its current state.  If there is any detectable smell from the facility, it would need 
to be eliminated (State of Alaska workplaces are drug-free, after all).  While I don’t have any evidence, 
I am also concerned about exposing irreplaceable vital records to anything other than clean, climate 
controlled air.” 

Behrends Mechanical has taken under advisement the concerns regarding the HVAC/air filtration 
system of the Vital Statistics Building.  Initial concerns are related to the capital cost of installing a 
higher quality air filtration system, maintenance/materials, and higher operating costs. 

There is considerable lease renewal risk present for the subject property.  The current State of Alaska 
lease expires in 2022.  This leaves approximately five years remaining in the lease term.  There are no 
renewal options held by the tenant and a new RFP for a facility to house the Bureau of Vital Statistics 
would be expected in 2022.  The renewal risk is elevated for the subject property due to the special 
purpose improvements that were required by the original RFP and lease specifications, should the 
State not re-lease the property. The special improvements include a vault with specialized air 
filtration and fire protection systems.  The mechanical systems are redundant, which is a super 
amenity for which the State was willing to pay a higher lease rate, but would have no practical value 
for any other tenant besides the Bureau of Vital Statistics.  The property would have very limited 
market appeal should the State decide not to renew the lease. 

The State of Alaska has the ability to craft an RFP that would effectively eliminate the subject 
property’s location from submitting a conforming bid for the new lease by simply including a provision 
that the facility cannot be located in proximity of a marijuana cultivation or retail facility.  The location 
specification could be less obvious so as to be beyond appeal.  Alternatively, if the subject property 
was vacated, removal of the vault and construction of tenant improvements may prove to be 
uneconomic. Should this be the case, then the net rentable area of the subject property would be 
substantially reduced and the redundant mechanical systems would become functionally obsolete. 

Failure of the State of Alaska to negotiate a new lease in the subject property creates lease up risk.  
Given the size of the improvements and the value range, there would be a diminished pool of 
potential tenants attracted to the subject property.  This diminished pool of potential tenants reduces 
the ability of the owner/lessor to obtain market rent prevailing in the area due to the proximity of a 
grow operation.  There could also be an extended period of vacancy. 

The property also faces risk of increased operating expenses. Based on a conversation with a 
commercial lines insurance broker. There are three alternatives that may face the property.  The first 
is that coverage is placed and there is no premium increase.  The second is that insurance is placed, 
but the premium is increased.  The third is that coverage is denied.  This is the worst of outcomes, 
because this would be a material breach of loan covenants and could result in foreclosure as well as a 
breach of the lease.  Every property is individually underwritten relative to risks.  Therefore, there is 
no ability to address insurability without review by an underwriter. 

Insurance cost escalations are highly possible due to the fact that the adjacent property would likely 
be uninsured, lacking property or liability coverage.  There are currently conflicts between State and 
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Federal laws that create insurance issues.  Insurance coverage may be denied for any losses caused by 
marijuana activity on the basis that marijuana remains illegal under Federal law. As a hypothetical 
example, should an explosion occur at the cultivation facility which, in turn, damages the subject 
improvements, then the insurer of the subject improvements would have to recover against the 
cultivation facility, which lacks insurance and operates a cash business.  Based on this hypothetical, 
the insurance company covering the subject property may view the risks of explosion, criminal 
activity, and other potential liabilities as justification for charging a higher premium for the subject 
property or simply denying coverage. 

There may also be increased capital costs for the air handling system if upgrades are needed.  It is well 
known that marijuana cultivation facilities emit obnoxious odors. Some people have high levels of 
sensitivity.  The owner of the subject property, as well as the State of Alaska, would have a high 
interest in providing a safe and comfortable workplace. 

Should additional air filtration be required, there would be an increase in maintenance costs for 
changing out the air filters.  Electrical consumption would also likely increase due to equipment 
operation. 

Litigation risk would be a substantial concern for the owners of the subject property, as well as 
prospective purchasers.  Market participants who own or seek to purchase highly valued commercial 
real estate have no interest in purchasing a lawsuit through their ownership or purchase activities.  
The City/Borough of Juneau ordinances regarding marijuana cultivation and retail operations offer no 
protection to adjacent property owners as far as compensation for business loss or diminution of 
property values.  The City/Borough of Juneau has been ineffective in controlling odors from the 
garbage facility and the Alaskan Brewery.  There are likely other examples in the Juneau marketplace 
of City/Borough of Juneau failures to ensure homogeneous land uses. 

Claims for damages to the subject property can only be made after a loss is incurred.  There are few 
opportunities for preemption or mitigation of lawsuits due to the adjacent marijuana cultivation 
operation.  Any costs incurred would most likely be borne by the subject property owner, with no 
recourse to other parties. 

Marijuana cultivation is a cash business that doesn’t use bank accounts.  Therefore, there is limited 
ability by the subject property owners to seize assets should they be successful in pursuing a damage 
lawsuit against the adjacent property owner.  There would be substantial cost and time expenditures 
for pursuing litigation claims should a damage occur. No matter how good and warranted a lawsuit 
may be, there is no guarantee of success in the courtroom. 

Lastly, there would likely be no ability to recover any damages from the City/Borough of Juneau for 
their failure to enact or properly execute ordinances to protect the subject property from marijuana 
cultivation activities. 

While there are numerous articles reflecting real estate value trends due to the legalization of 
marijuana cultivation, those that have been reviewed lack a scientific basis for their conclusions.  They 
tend to be extremely biased/pro marijuana.  Many of these studies have cited empirical evidence such 
as the Case Schilling Housing Study showing residential value trends in Denver. While residential 
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values have increased in Denver since the 2012 enactment of marijuana legalization, the attribution of 
the increases in value solely to marijuana is highly questionable.  It should be noted that there was a 
substantial in-migration of new residents moving to Colorado, and to Denver in particular, after the 
legalization of marijuana.  There is no support that legalized marijuana produced or caused the in-
migration.  The State legislature also passed legislation giving new condominium purchasers the right 
to sue developers for defects, which effectively shut down the construction of low and moderate 
priced condominiums. This law produced greater demand for existing residences.  Lastly, there was 
no control group used to show that housing appreciation in Denver was extraordinarily attributable to 
legalization of marijuana.  It should be noted that nationwide, residential housing values bottomed in 
the 2011-2012 time period and have seen moderate to strong appreciation in most urban areas across 
the United States. 

Some appraisers in Colorado and Washington report that rents have increased for industrial 
cultivation space as well as retail stores dispensing marijuana.  Relative to the industrial cultivation 
space, rents paid often reflected a premium of 15 to 200 percent over competing space for non-
marijuana cultivation use; however, the premium rents are misleading and somewhat taken out of 
context.  First of all, the initial leases of industrial marijuana cultivation properties took place in 
blighted and severely deteriorated areas of Denver. Therefore, properties that had little or no 
preexisting demand prior to marijuana legalization suddenly became attractive to the marijuana 
industry, as many of these properties were vacant and run down.  Government agencies were 
encouraged to see that substantial capital investments were made to blighted properties that were 
converted to facilitate marijuana cultivation.  The leased facilities were mostly industrial buildings that 
were older (1950s and 1980s).  In contrast, the Lemon Creek neighborhood is an attractive and highly 
valued area with no blight conditions present. 

Another misrepresentation regarding premium rental rates for marijuana cultivation is the fact that 
many of the leases involve renovated facilities, tenant improvements, upgraded electrical systems, 
plumbing fire suppression, security systems, and other costs that were built into the lease rates. 

Some of the premium rents are also attributable to lessor perceptions of higher risks leasing to a 
marijuana cultivation business.  Most of these businesses are under-capitalized and, due to the fact 
that they are cash businesses, there is little financial recourse for a lease default.  Lessors are 
inconvenienced due to the fact that their rents must be paid in cash as no bank will currently take 
deposits from a marijuana cultivation business. Should the property be mortgaged by a federally 
regulated lender, the owner takes the risk that the operation of a marijuana cultivation facility may 
cause the lender to declare default and seek immediate repayment of the loan balance.  The real 
estate may also be uninsurable if occupied by a marijuana cultivation facility, which places a loss risk 
on the lessor. 

One appraisal study conducted in Colorado indicated that even if the net operating income produced 
by a marijuana cultivation facility rental was greater than that of the competing market, due to the 
higher levels of risk, those properties were valued at capitalization rates ranging from 12 to 15 
percent, relative to the market rate of 7 to 8 percent. Thus, there was no increase in overall property 
values attributable to the introduction of the marijuana industry. 
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An article published by Realtors.com dated November 7, 2016, stated that: “Colorado homes within a 
half mile of a marijuana business often have lower property values than homes in the same county 
that are further out.  But not all marijuana businesses are a buzz kill for home values.  Neighborhoods 
with grow houses are the least desirable, with an 8.4 percent price discount, but retail shops, 
especially with the rise of a new generation of stylish pot boutiques, have almost no negative value.” 

The same article continues:  “Grow houses tend to bypass the most desirable, upscale neighborhoods 
and find their way into more inexpensive ones.  The places with the highest number of marijuana 
businesses per capita are Elyria, Swansea, Globeville, and West Northeast Park Hill, according to the 
Denver Post.  All three are low income neighborhoods. 

Perhaps that’s partly due to the literally stinky business of growing cannabis.  Even with the use of air 
purification systems, the odor tends to permeate the immediate area, so many folks don’t want to live 
near large grow sites.” 

It is concluded that the subject property will not increase in value due to the adjacent location of a 
marijuana cultivation operation. 

Reconciliation and Conclusion of Value Subject to Hypothetical Condition 
Based on the preceding analyses, it is our conclusion that the subject property, subject to the 
hypothetical condition, would command an overall capitalization rate in the 12 to 15 percent range, 
due to the extraordinary risks of ownership, impaired marketability, and extreme difficulty in receiving 
compensation for any damages that may be incurred.  The subject’s value, subject to the hypothetical 
condition, is calculated as follows: 

$206,138 (NOI) / 12% (OAR) = $1,717,817 (Rounded to $1,720,000) 

$206,138 (NOI) / 15% (OAR) = $1,274,253 (Rounded to $1,375,000) 

Damage Calculation 
The damage, or diminution in value, to the subject property, subject to the hypothetical condition of a 
marijuana grow operation being located on the adjacent parcel, is calculated as follows: 

Market Value As Is - $2,500,000 $2,500,000 

Less Hypothetical MV - $1,720,000 $1,375,000 

Damage to Subject - $ 780,000 $1,125,000 
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Extraordinary Assumptions and Hypothetical Conditions 
The value conclusions are subject to the following extraordinary assumptions that may affect the assignment 
results. An extraordinary assumption is uncertain information accepted as fact. If the assumption is found to be 
false as of the effective date of the appraisal, we reserve the right to modify our value conclusions. 

1. It is assumed that there have been no physical changes to the subject property since our inspection on November 
1, 2016, other than ordinary physical deterioration and that all building  systems  are  functional.  

The value conclusions are based on the following hypothetical conditions that may affect the assignment results. A 
hypothetical condition is a condition contrary to known fact on the effective date of the appraisal but is supposed 
for the purpose of analysis. 
1. The second valuation scenario is based on the hypothetical condition that a marijuana cultivation operation is 

located at 1758 Anka Street, Juneau, adjacent to the east of the subject property. 

The opinions of value expressed in this report are based on estimates and forecasts that are 
prospective in nature and subject to considerable risk and uncertainty. Events may occur that could 
cause the performance of the property to differ materially from our estimates, such as changes in the 
economy, interest rates, capitalization rates, financial strength of tenants, and behavior of investors, 
lenders, and consumers. Additionally, our opinions and forecasts are based partly on data obtained 
from interviews and third party sources, which are not always completely reliable. Although we are of 
the opinion that our findings are reasonable based on available evidence, we are not responsible for 
the effects of future occurrences that cannot be reasonably foreseen at this time. 

Exposure Time 
Exposure time is the length of time the subject property would have been exposed for sale in the 
market had it sold on the effective valuation date at the concluded market value. Based on the 
concluded market value stated previously, it is our opinion that the probable exposure time is six 
months. 

Marketing Period 
Marketing time is an estimate of the amount of time it might take to sell a property at the concluded 
market value immediately following the effective date of value. We estimate the subject’s marketing 
period at six months in the as is value scenario.  The marketing time for the hypothetical condition 
valuation is estimated at 12 to 24 months due to the likelihood of an extended due diligence period 
required by potential purchasers, a diminished pool of purchasers, and the perception of greater risk. 
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Certification 
We certify that, to the best of our knowledge and belief: 

1. The statements of fact contained in this report are true and correct. 

2. The reported analyses, opinions, and conclusions are limited only by the reported 
assumptions and limiting conditions, and are our personal, impartial, and unbiased 
professional analyses, opinions, and conclusions. 

3. We have no present or prospective interest in the property that is the subject of this report 
and no personal interest with respect to the parties involved. 

4. We have previously appraised the property that is the subject of this report for another client 
within the three-year period immediately preceding acceptance of this assignment. 

5. We have no bias with respect to the property that is the subject of this report or to the parties 
involved with this assignment. 

6. Our engagement in this assignment was not contingent upon developing or reporting 
predetermined results. 

7. Our compensation for completing this assignment is not contingent upon the development or 
reporting of a predetermined value or direction in value that favors the cause of the client, the 
amount of the value opinion, the attainment of a stipulated result, or the occurrence of a 
subsequent event directly related to the intended use of this appraisal. 

8. Our analyses, opinions, and conclusions were developed, and this report has been prepared, 
in conformity with the Uniform Standards of Professional Appraisal Practice as well as 
applicable state appraisal regulations. 

9. The reported analyses, opinions, and conclusions were developed, and this report has been 
prepared, in conformity with the Code of Professional Ethics and Standards of Professional 
Appraisal Practice of the Appraisal Institute. 

10. The use of this report is subject to the requirements of the Appraisal Institute relating to 
review by its duly authorized representatives. 

11. Kim M. Wold made a personal inspection of the property that is the subject of this report on 
November 1, 2016, in conjunction with a previous appraisal assignment. 

12. No one provided significant real property appraisal assistance to the person(s) signing this 
certification. 

13. We have experience in appraising properties similar to the subject and are in compliance with 
the Competency Rule of USPAP. 

14. As of the date of this report, Kim M. Wold the Standards and Ethics Education Requirements 
for Candidates/Practicing Affiliates of the Appraisal Institute.  
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Kim M. Wold 
Certified General Real Estate Appraiser 
Alaska Certificate # 52 
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Assumptions and Limiting Conditions 

This appraisal and any other work product related to this engagement are limited by the following 
standard assumptions, except as otherwise noted in the report: 

1. The title is marketable and free and clear of all liens, encumbrances, encroachments, 
easements and restrictions. The property is under responsible ownership and competent 
management and is available for its highest and best use. 

2. There are no existing judgments or pending or threatened litigation that could affect the value 
of the property. 

3. There are no hidden or undisclosed conditions of the land or of the improvements that would 
render the property more or less valuable. Furthermore, there is no asbestos in the property. 

4. The revenue stamps placed on any deed referenced herein to indicate the sale price are in 
correct relation to the actual dollar amount of the transaction. 

5. The property is in compliance with all applicable building, environmental, zoning, and other 
federal, state and local laws, regulations and codes. 

6. The information furnished by others is believed to be reliable, but no warranty is given for its 
accuracy. 

This appraisal and any other work product related to this engagement are subject to the following 
limiting conditions, except as otherwise noted in the report: 

1. An appraisal is inherently subjective and represents our opinion as to the value of the 
property appraised. 

2. The conclusions stated in our appraisal apply only as of the effective date of the appraisal, and 
no representation is made as to the effect of subsequent events. 

3. No changes in any federal, state or local laws, regulations or codes (including, without 
limitation, the Internal Revenue Code) are anticipated. 

4. No environmental impact studies were either requested or made in conjunction with this 
appraisal, and we reserve the right to revise or rescind any of the value opinions based upon 
any subsequent environmental impact studies. If any environmental impact statement is 
required by law, the appraisal assumes that such statement will be favorable and will be 
approved by the appropriate regulatory bodies. 

5. Unless otherwise agreed to in writing, we are not required to give testimony, respond to any 
subpoena or attend any court, governmental or other hearing with reference to the property 
without compensation relative to such additional employment. 

6. We have made no survey of the property and assume no responsibility in connection with 
such matters. Any sketch or survey of the property included in this report is for illustrative 
purposes only and should not be considered to be scaled accurately for size. The appraisal 
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covers the property as described in this report, and the areas and dimensions set forth are 
assumed to be correct. 

7. No opinion is expressed as to the value of subsurface oil, gas or mineral rights, if any, and we 
have assumed that the property is not subject to surface entry for the exploration or removal 
of such materials, unless otherwise noted in our appraisal. 

8. We accept no responsibility for considerations requiring expertise in other fields. Such 
considerations include, but are not limited to, legal descriptions and other legal matters such 
as legal title, geologic considerations such as soils and seismic stability; and civil, mechanical, 
electrical, structural and other engineering and environmental matters. Such considerations 
may also include determinations of compliance with zoning and other federal, state, and local 
laws, regulations and codes. 

9. The distribution of the total valuation in the report between land and improvements applies 
only under the reported highest and best use of the property. The allocations of value for land 
and improvements must not be used in conjunction with any other appraisal and are invalid if 
so used. The appraisal report shall be considered only in its entirety. No part of the appraisal 
report shall be utilized separately or out of context. 

10. Neither all nor any part of the contents of this report (especially any conclusions as to value, 
the identity of the appraisers, or any reference to the Appraisal Institute) shall be 
disseminated through advertising media, public relations media, news media or any other 
means of communication (including without limitation prospectuses, private offering 
memoranda and other offering material provided to prospective investors) without the prior 
written consent of the persons signing the report. 

11. Information, estimates and opinions contained in the report and obtained from third-party 
sources are assumed to be reliable and have not been independently verified. 

12. Any income and expense estimates contained in the appraisal report are used only for the 
purpose of estimating value and do not constitute predictions of future operating results. 

13. If the property is subject to one or more leases, any estimate of residual value contained in 
the appraisal may be particularly affected by significant changes in the condition of the 
economy, of the real estate industry, or of the appraised property at the time these leases 
expire or otherwise terminate. 

14. Unless otherwise stated in the report, no consideration has been given to personal property 
located on the premises or to the cost of moving or relocating such personal property; only 
the real property has been considered. 

15. The current purchasing power of the dollar is the basis for the values stated in the appraisal; 
we have assumed that no extreme fluctuations in economic cycles will occur. 

16. The values found herein are subject to these and to any other assumptions or conditions set 
forth in the body of this report but which may have been omitted from this list of Assumptions 
and Limiting Conditions. 

17. The analyses contained in the report necessarily incorporate numerous estimates and 
assumptions regarding property performance, general and local business and economic 
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conditions, the absence of material changes in the competitive environment and other 
matters. Some estimates or assumptions, however, inevitably will not materialize, and 
unanticipated events and circumstances may occur; therefore, actual results achieved during 
the period covered by our analysis will vary from our estimates, and the variations may be 
material. 

18. The Americans with Disabilities Act (ADA) became effective January 26, 1992. We have not 
made a specific survey or analysis of the property to determine whether the physical aspects 
of the improvements meet the ADA accessibility guidelines. We claim no expertise in ADA 
issues, and render no opinion regarding compliance of the subject with ADA regulations. 
Inasmuch as compliance matches each owner’s financial ability with the cost to cure the non-
conforming physical characteristics of a property, a specific study of both the owner’s financial 
ability and the cost to cure any deficiencies would be needed for the Department of Justice to 
determine compliance. 

19. The appraisal report is prepared for the exclusive benefit of the Client, its subsidiaries and/or 
affiliates. It may not be used or relied upon by any other party. All parties who use or rely 
upon any information in the report without our written consent do so at their own risk. 

20. No studies have been provided to us indicating the presence or absence of hazardous 
materials on the subject property or in the improvements, and our valuation is predicated 
upon the assumption that the subject property is free and clear of any environment hazards 
including, without limitation, hazardous wastes, toxic substances and mold. No 
representations or warranties are made regarding the environmental condition of the subject 
property. Integra Realty Resources – Seattle, Integra Realty Resources, Inc., Integra Strategic 
Ventures, Inc. and/or any of their respective officers, owners, managers, directors, agents, 
subcontractors or employees (the “Integra Parties”), shall not be responsible for any such 
environmental conditions that do exist or for any engineering or testing that might be 
required to discover whether such conditions exist. Because we are not experts in the field of 
environmental conditions, the appraisal report cannot be considered as an environmental 
assessment of the subject property. 

21. The persons signing the report may have reviewed available flood maps and may have noted 
in the appraisal report whether the subject property is located in an identified Special Flood 
Hazard Area. We are not qualified to detect such areas and therefore do not guarantee such 
determinations. The presence of flood plain areas and/or wetlands may affect the value of the 
property, and the value conclusion is predicated on the assumption that wetlands are non-
existent or minimal. 

22. Integra Realty Resources – Seattle is not a building or environmental inspector. Integra Seattle 
does not guarantee that the subject property is free of defects or environmental problems. 
Mold may be present in the subject property and a professional inspection is recommended. 

23. The appraisal report and value conclusions for an appraisal assume the satisfactory 
completion of construction, repairs or alterations in a workmanlike manner. 

24. It is expressly acknowledged that in any action which may be brought against any of the 
Integra Parties, arising out of, relating to, or in any way pertaining to this engagement, the 
appraisal reports, and/or any other related work product, the Integra Parties shall not be 
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responsible or liable for any incidental or consequential damages or losses, unless the 
appraisal was fraudulent or prepared with intentional misconduct. It is further acknowledged 
that the collective liability of the Integra Parties in any such action shall not exceed the fees 
paid for the preparation of the appraisal report unless the appraisal was fraudulent or 
prepared with intentional misconduct. Finally, it is acknowledged that the fees charged herein 
are in reliance upon the foregoing limitations of liability. 

25. Integra Realty Resources – Seattle, an independently owned and operated company, has 
prepared the appraisal for the specific intended use stated elsewhere in the report. The use of 
the appraisal report by anyone other than the Client is prohibited except as otherwise 
provided. Accordingly, the appraisal report is addressed to and shall be solely for the Client’s 
use and benefit unless we provide our prior written consent. We expressly reserve the 
unrestricted right to withhold our consent to your disclosure of the appraisal report or any 
other work product related to the engagement (or any part thereof including, without 
limitation, conclusions of value and our identity), to any third parties. Stated again for 
clarification, unless our prior written consent is obtained, no third party may rely on the 
appraisal report (even if their reliance was foreseeable). 

26.  The conclusions of this report are estimates based on known current trends and reasonably 
foreseeable future occurrences. These estimates are based partly on property information, 
data obtained in public records, interviews, existing trends, buyer-seller decision criteria in the 
current market, and research conducted by third parties, and such data are not always 
completely reliable. The Integra Parties are not responsible for these and other future 
occurrences that could not have reasonably been foreseen on the effective date of this 
assignment. Furthermore, it is inevitable that some assumptions will not materialize and that 
unanticipated events may occur that will likely affect actual performance. While we are of the 
opinion that our findings are reasonable based on current market conditions, we do not 
represent that these estimates will actually be achieved, as they are subject to considerable 
risk and uncertainty. Moreover, we assume competent and effective management and 
marketing for the duration of the projected holding period of this property. 

27. All prospective value opinions presented in this report are estimates and forecasts which are 
prospective in nature and are subject to considerable risk and uncertainty. In addition to the 
contingencies noted in the preceding paragraph, several events may occur that could 
substantially alter the outcome of our estimates such as, but not limited to changes in the 
economy, interest rates, and capitalization rates, behavior of consumers, investors and 
lenders, fire and other physical destruction, changes in title or conveyances of easements and 
deed restrictions, etc. It is assumed that conditions reasonably foreseeable at the present 
time are consistent or similar with the future. 

28. The appraisal is also subject to the following: 
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Extraordinary Assumptions and Hypothetical Conditions 
The value conclusions are subject to the following extraordinary assumptions that may affect the assignment 
results. An extraordinary assumption is uncertain information accepted as fact. If the assumption is found to be 
false as of the effective date of the appraisal, we reserve the right to modify our value conclusions. 

1. It is assumed that there have been no physical changes to the subject property since our inspection on November 
1, 2016, other than ordinary physical deterioration and that all building  systems  are  functional.  

The value conclusions are based on the following hypothetical conditions that may affect the assignment results. A 
hypothetical condition is a condition contrary to known fact on the effective date of the appraisal but is supposed 
for the purpose of analysis. 
1. The second valuation scenario is based on the hypothetical condition that a marijuana cultivation operation is 

located at 1758 Anka Street, Juneau, adjacent to the east of the subject property. 

29. This appraisal is limited in scope because an applicable approach to value is not used. 
Therefore, the credibility of the value conclusion must be considered within the context of the 
intended use. 
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Addendum A 

Appraiser Qualifications 

Kim M. Wold 

EXPERIENCE 
Employed by the Ketchikan Gateway Borough from January 1976 to October 1978 as a Junior 
Appraiser with subsequent advancement to an Appraiser position.  The position involved the 
revaluation of approximately 5,000 properties within the Ketchikan Gateway Borough. 

Founded Alaska Appraisal Associates, Inc. and served as President and Chief Appraiser from 
October 1978 to 2017.  Also associated during this period with Hugh A. Thompson and 
Associates Inc. of Redmond, Washington. 

In 2017, Alaska Appraisal Associates, Inc. was purchased by Integra Realty Resources – 
Seattle.  Director and Appraiser with IRR April 2017 to Present. 

PROFESSIONAL TRAINING 
Attended numerous and appraisal related courses presented by the American Institute of 
Real Estate Appraisers, Northwest Center for Professional Education, Marshall Valuation 
Service, University of Alaska, and the International Right of Way Association. 

Completed courses sponsored by the American Institute of Real Estate Appraisers and the 
Appraisal Institute in conjunction with the University of Portland, University of Colorado, 
University of San Diego, and Arizona State University.  These courses include: 

Basic Valuation Principles 1978 - Course 1A 
Residential Valuation 1978 - Course 8 
Capitalization Theory 1979 - Course 1B 
Case  Studies  1981  - Course  2-1  
Appraisal Report Writing 1981 - Course 2-2 
Investment Analysis 1982 - Course 6 
Standards of Professional Practice 1983 - Course 2-3 
Litigation Valuation 1985 - Course 4 
Standards of Professional Practice 1991 - Course 410/420 
State Certification/License - Residential 1991 
State Certification/License - Commercial 1991 
Highest & Best Use and Market Analysis, 1993 - Course 520 
Advanced Residential Report Writing, 1995 - Course 500 
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Standards of Professional Practice, 1997 - Course 410/420 
Automated Valuation Models, 1999 
Technical Inspection of Real Estate, 1999 
Internet and Appraising, 1999 
Standards of Professional Practice, 2000 - Course 410/420 
Law and Value; Communication Corridors, Tower Sites, 

and Property Rights, 2001 
Attacking & Defending an Appraisal in Litigation, 2001 
Valuation of Detrimental Conditions in Real Estate, 2002 
Appraisal Litigation Practice and 

Courtroom Management, 2003 
The Road Less Traveled; Special Purpose Properties, 2004 
Hospitality Properties, 2004 
Standards of Professional Practice, 2004 
Rates & Ratios; Making Sense of GIMs, OARs & DCF, 2004 
Supporting Capitalization Rates, 2004 
Condominiums, Co-Ops, and PUDs, 2006 
What Clients Would Like Their Appraisers to Know, 2006 
Residential Highest and Best Use, 2007 
Standards of Professional Practice, 2007 
Current Issues and Misconceptions in the Appraisal Process, 2007 
Business Practices and Ethics, 2009 
Uniform Standards of Professional Appraisal Practice, 2009 
Highest and Best Use and Market Analysis, 2009 
Understanding the New Interagency Appraisal and Evaluation Guidelines, 2011 
General Appraiser Site Valuation & Cost Approach, 2011 
Self Storage: Emerging Core Asset, 2011 
Appraisal Curriculum Overview, 2011 
Fundamentals of Separating Real Property, Personal Property, 

and Intangible Business Assets, 2012 
Standards of Professional Practice, 2013 
Uniform Standards of Professional Appraisal Practice Update, 2014 
Litigation Appraising – Specialized Topics, 2014 
Forecasting Revenue, 2015 
Review Theory, General, 2015 

PROFESSIONAL LICENSING 
Licensed by the State of Alaska, Department of Commerce and Economic Development, 
Division of Occupational Licensing, in September, 1991 as a General Real Estate Appraiser. 
Current license expires June 30, 2017. 
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PROFESSIONAL AFFILIATIONS 
Senior Member - National Association of Review Appraisers and 
Mortgage Underwriters 
Associated Member - Appraisal Institute 
Fee Appraiser - Federal Housing Authority (FHA/HUD #2218) 

AREAS APPRAISED IN ALASKA 
Areas in which appraisals have been completed include Bristol Bay, Bethel, Anchorage, 
Haines, Hoonah, Juneau, Yakutat, Sitka, Wrangell, Petersburg, Craig, Klawock, Hydaburg, 
Metlakatla, Thorne Bay, Hollis, Ketchikan, Unalaska, Chignik, St. Paul Island, and numerous 
remote locations throughout Southeast Alaska. 

Appraisals have also been completed in the Seattle metropolitan area. 

TYPES OF PROPERTIES APPRAISED 
Single and multi-family residential, income producing properties, special purpose properties 
such as sawmills and fish processing plants, tidelands, logging camps, grocery stores, 
shopping centers, aviation facilities.  Extensive experience appraising urban and remote 
acreage of varying highest and best uses such as residential, commercial, industrial, 
agricultural, forestry, mining claims, tidelands, recreational, etc. 

TYPES OF APPRAISALS 
Appraisals have been conducted for a multitude of purposes including market value, 
insurance, estate, ad valorem, eminent domain, charitable contributions, syndication, etc. 

SPECIAL PROJECTS 
Served as a member of the Ketchikan Gateway Borough Land Selection Committee evaluating 
municipal land selections (1980). 

Appraised State lands in the Ketchikan and Prince of Wales Island area to assist in 
reconstituting the University of Alaska Land Trust (1987). 

Served as a member of the Alaska Mental Health Land Valuation Panel evaluating Southeast 
Alaska lands to settle the Weiss v. State of Alaska litigation (1988). 

Conducted physical and legal attribute identification of Southeast Alaska lands and improved 
properties for the reconstitution of the Mental Health Land Trust (1993). 

PUBLISHED ARTICLES 
No published articles in the preceding 10 years. 
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EXPERT WITNESS 
Testified as an expert witness in proceedings before the U.S. Bankruptcy Court. Testified in 
the Superior Courts within the States of Alaska and Washington in regard to real estate and 
business valuations.  Testified before the Boards of Equalization for the Ketchikan Gateway 
Borough and the City of Craig. Testified in Internal Revenue Service tax appeal hearings. 

Specific Cases Testified – In re: Salmon Falls Resort, LLC, US Bankruptcy Case No. K09-00301-
DMD; Trident Seafoods Corporation v. Commonwealth Insurance Company; Case No. 2010-
CV-00214-RAJ; In re: Alaska Fur Gallery, US Bankruptcy Case No. A09-00196-DMD; Carrie L. 
McLaughlin v. Gary L. Looney, Case No. 1KE-11-12 CI; State of Alaska, DOT/PF v. Sears 
Roebuck & Co., Case No. 3AN-11-07799 CI 

APPRAISAL CLIENTS 
Government Agencies - Federal Deposit Insurance Corporation, Alaska Native Health Service, 
Alaska Renewable Resource Corporation, Alaska Department of Natural Resources, Alaska 
State Building Authority, Alaska Housing Finance Corporation, Bureau of Indian Affairs, U.S. 
Department of Agriculture -Forest Service, Ketchikan Public Utilities, Metlakatla Housing 
Authority, National Oceanic & Atmospheric Administration. 

Municipalities - Cities of Craig, Klawock, Petersburg, Ketchikan, Thorne Bay, Whittier; 
Ketchikan Gateway Borough; City/Borough of Juneau; City/Borough of Sitka; Haines Borough 

Financial Institutions - Alaska Pacific Bank, Commercial Fisheries and Agricultural Cooperative 
Bank, First Bank of Ketchikan, First National Bank of Anchorage, Seafirst Mortgage 
Corporation, Tongass Federal Credit Union, Ward Cove Credit Union, KeyBank National 
Association, Wells Fargo Bank, Frontier Bank, Federal National Mortgage Association, First 
Heritage Bank, Alaska Growth Capital, Native American Bank, Cascade Bank, True North 
Federal Credit Union, Northrim Bank, Toyota Financial Services, Banner Bank 

Fisheries - Craig Fisheries, E.C. Phillips Cold Storage, Ward Cove Packing Company, Wrangell 
Seafoods, Silver Lining Seafoods, Excursion Inlet Packing Co., Hoonah Seafoods, Canadian 
Fisheries Co., North Pacific Processors, Sitka Sound Seafoods, Norquest, YKI Fisheries, 
Salamataof Seafoods, Pacific Star Seafoods, Ocean Beauty Seafoods, Trident Seafoods, Pelican 
Seafoods, Westward Seafoods, Harbor Crown Seafoods, Alyeska Seafoods, Maruha Nircho, 
Silver Bay Seafoods 

Forestry - Alaska Timber Corporation, Louisiana Pacific Corporation, Georgia Pacific 
Corporation, Pacific Forest Products, Mitkof Lumber, Wrangell Forest Products, Valentine 
Logging, Sealaska Timber Corporation, Whitestone Logging. 
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Native Corporations - AHTNA, Inc., Cape Fox Corporation, Sealaska Corporation, Shaan Seet 
Corporation, Kootznoowoo Inc., Klawock-Heenya Corporation, Ketchikan Indian Corporation, 
Tlingit-Haida Regional Housing Authority, Klukwan, Inc., Huna Totem, Gold Belt Corporation, 
Central Council of Tlingit & Haida Indian Tribes of Alaska 

Tourism - Waterfall Resort, Yes Bay Lodge, Clover Pass Resort, Whale Pass Lodge, Hyda-Way 
Lodge, King Salmon Motel, Tides Inn, Royal Executive Suites, Scandia Inn, Beachcomber Inn, 
Driftwood Lodge, Mink Bay Lodge, Juneau Travel Lodge, Stikine Inn, Fireweed Lodge, 
Leonard’s Landing, Sure Strike Lodge, El Capitan Lodge, Rocky Point Lodge, Juneau Hotel 
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About IRR 

Integra Realty Resources, Inc. (IRR) provides world-class commercial real estate valuation, counseling, 
and advisory services. Routinely ranked among leading property valuation and consulting firms, we are 
now the largest independent firm in our industry in the United States, with local offices coast to coast 
and in the Caribbean. 

IRR offices are led by MAI-designated Senior Managing Directors, industry leaders who have over 25 
years, on average, of commercial real estate experience in their local markets. This experience, 
coupled with our understanding of how national trends affect the local markets, empowers our clients 
with the unique knowledge, access, and historical perspective they need to make the most informed 
decisions. 

Many of the nation's top financial institutions, developers, corporations, law firms, and government 
agencies rely on our professional real estate opinions to best understand the value, use, and feasibility 
of real estate in their market. 

Local Expertise...Nationally! 

irr.com 
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CITY AND BOROUGH OF 

JUNEAU 
OFFICE OF THE ASSESSOR 

April 28, 2018 

Laura Boyce 
Senior Planner 
Community Development 
City and Borough of Juneau 

155 S. Seward St. Rm. 114 
Juneau, AK 99801 

Phone: (907)586-5220 
Fax: (907)586-4520 

Subject: Assessor statement regarding proposed marijuana cultivation use in Industrial District 

Good afternoon Laura, 

Per your request, I am responding to the question about the impact marijuana grow facilities have on real 
estate values. Juneau is still new to licensed grow facilities and at this time do not appear to have any 
impact on property values either way. The demand is greater than availability. Findings on the impact 
from other states have been noted below. 

There are two main real estate markets; residential and commercial/industrial. I will address both, but as 
Juneau prohibits growing facilities in residential neighborhoods, my initial focus is on commercial zoned 
areas only. Below I have included the web links of several positive impact reviews. 

1) A Real Estate Boom, Powered by Pot By DAVID GELLES APRIL 1, 2017 

https ://www.nytimes.com/2017/04/01/busin ess/a-rea I-estate-boom-powered-by-pot. htm I 
Denver has emerged as America's de facto pot capital. Since Colorado legalized marijuana for 
recreational use in 2012, hundreds of stores selling pot have opened, and enormous growing operations 
have set up shop. Legal cannabis sales topped $1 billion in the state last year. 

The impact on the local real estate market has been equally big. 
From 2009 to 2014, 36 percent of new industrial tenants were marijuana businesses, according to the 
report on the city from CBRE Research, a commercial real estate company. Nearly four million square 
feet of industrial space was being used for cultivation in 2015, according to the report, about 3 percent of 
the city's warehouse space. Warehouse vacancy rates in Denver fell to just 3.7 percent in 2015, down 
from 7.5 percent in 2010. 

The industry has taken especially deep root among the low-slung warehouses in north Denver. Buildings 
used for growing marijuana are easy to spot - many are distinguished by extra lights and security 
cameras. But "I wouldn't have to point it out," said Brian Vicente, a partner at Vicente Sederberg, a 
Denver law firm that specializes in marijuana issues. "You can smell it." 

Retail spaces are just as hot. By 2015, there were upward of 200 marijuana stores in Denver, occupying 
high-end storefronts and former gas stations. 

The spike in demand has been good for landlords, who often charge two to three times market rates for 
spaces used for cultivation or sales. 

2) The Marijuana Business Is Really the Real Estate Business By Will Yakowicz 

https://www.inc.com/will-yakowicz/the-big-opportunity-in-marijuana-ls-real-estate.html 
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Since 2013, many cannabis entrepreneurs have seen their warehouse rents skyrocket after they'd spend 
tens of thousands of dollars to convert the space into a marijuana growing operation. Owning your real 
estate lets you avoid that financially crippling scenario entirely, says Patti Zanin, an independent real 
estate agent in Denver who serves weed clients. 

Zanin says buildings zoned as "fight industrial" that have been vacant for years are now the most valuable 
properties in the area thanks to the marijuana industry. Properties go so quickly, Zanin says, that a 
secondary market has blossomed--well-heeled companies will buy a property, get a license, and sell the 
whole package to smaller businesses. 

After spending over $1 million to build out the 40,000-square-foot warehouse Medicine Man rented on 
Nome Street near the Denver airport, Vander Veer and her brothers Andy and Pete Williams decided to 
buy it. The brothers and sister got it for $2.5 million in 2014 and it's now worth $6 million (they recently 
sold it). 

"It's the green boom here in Colorado and real estate is at a premium, 11 Vander Veer says. "If you own a 
building that is zoned properly, not including any improvements, it's worth millions. 11 

3) Oregon marijuana growers vie for real estate as they prepare for recreational market. By Noelle 
Crombie (The Oregonian, Jan. 20, 2015). 

Oregon marijuana growers vie for real estate as they prepare for recreational market (link is external), 
Growers estimate that it costs between $400 and $1,000 to produce a pound of cannabis, which sells for 
between $2,100 and $3,000 per pound on the retail market. 

Longtime medical marijuana growers who've quietly tended plants in their basements say they're looking 
to upgrade to warehouses. Producers already in warehouses plan to expand. 

They're snapping up real estate, in some cases competing with each other for the same locations. Real 
estate agents say growers are paying well above market price to lease buildings, particularly in the 
Portland area, essentially reserving space until the Oregon Liquor Control Commission crafts rules for 
cannabis cultivation. 

Six years ago, when Mike Anderly, 37, moved his plants out of his basement and into a commercial 
warehouse in St. Johns, the rent was $1,100 a month. Today the same space goes for $2,500. He spends 
about $6,000 a month renting two commercial spaces. 

"There is such limited commercial space, especiolly in Multnomah County - and Multnomah County is the 
sweet spot - people are paying exorbitant rates," said Anderly, whose marijuana production business is 
called Cloud City Gardens. 

4) Will Legal Marijuana Give Home Prices a New High? By Yuiqing Pan and Clare Trapasso 
(Realtor.com Real Estate Opportunities Nov 7 2016 ) 

http:/ / www.realtor.com/ news/trends/leqalizinq-mariiuana-gets-housinq-prices-hiqh 
How pot gets home valuations higher . The prospects of employment-as well as the desire to legally 
grow, buy, enjoy, and otherwise self-medicate with weed-have led to an increased demand for housing. 
Simply put, more people seem to move to states with legalized marijuana, boosting home prices. "The 
legalization affects both the demand and the supply in the residential housing market, 11 says University of 
Mississippi economics professor Cheng Cheng, one of the authors of a study on how legalizing retail 
marijuana in Colorado has given a lift to local real estate. Areas where it's legal are "going to attract 
more home buyers, including marijuana users as well as entrepreneurs and job seekers. 11 

Legal marijuana draws transplants to Colorado. Since the first shops opened their doors on Jan. 1, 2014, 
the median home sale price in the state has shot up from $248,000 in the first half of 2014 to $298,000 in 
the first half of 2016, according to the realtor.com analysis. That's partly due to the state's population 
surge, rising 1.9% from July 1, 2014, to July 1, 2015, according to the U.S. Census. That makes it the 
second-fastest-growing state in the nation, just behind North Dakota. There's no direct evidence tying 
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the legalization of the drug to the population boom, but real estate agents say more of their clients are 
relocating to the state because of it. "About 60% to 70% of my clients are buyers coming in from out of 
state," says real estate broker Rona Hanson, of Need Room to Grow Realty in the Denver suburb of 
Lakewood, CO. She specializes in selling homes where buyers can grow their own cannabis.Home prices 
tend to be higher in the roughly 60 Colorado cities and towns where cannabis is legal than the more than 
200 where it's not. For example, where cannabis is legal, the median sold price was $302,500 in the 
second quarter of 2016, according to the realtor.com analysis. That's 13% higher than the $267,200 
median sold price in the more than 200 localities where the green stuff is illegal. In addition, homes have 
been appreciating by 12% annually since 2014 where it's legal. That's compared with just 9% in areas 
where it's illegal. 
Why small towns can get the biggest highs They can give sorely needed economic support to struggling 
small towns. For example, Colorado's rural Clear Creek County, a local mine that has provided the bulk of 
the county's tax revenue plans to close within the next few years. However, some of that money is being 
replaced by the marijuana industry, which kicked in more than $125,000 this year through August, 
according to the state's Department of Revenue. "We have more tax revenue for schools," says area 
Realtor Joshua Spinner, of Clear Creek Realty Colorado. "There are people moving to our county because 
it is more rural and they do want to grow." Another big beneficiary is Edgewater, just 15 minutes outside 
Denver. The tiny town has about a half-dozen dispensaries that stay open hours later than those in 
Denver. Could it be a coincidence median sold home prices in Edgewater have jumped 18% annually since 
2014, compared with 13% in Denver? 

I also located reports on potential negative impacts of marijuana cultivation facilities, but the problems 
were focused around outdoor growing in residential areas. I also reviewed an appraisal prepared by Kim 
Wold, a fee appraiser from Washington. Mr. Wold's property appraisal included a hypothetical list of 
negative effects of marijuana cultivation operations in his 2017 appraisal for a Juneau property located 
at 5441 Commercial Blvd. This location is in an industrial zoned area of Lemon Creek. The property is 
directly across the street from a major local brewery and a facility for hazardous waste and .5 miles from 
the landfill. The appraisal described marijuana cultivation facilities as a "neighboring nuisance"; an 
external influence that could impact surrounding property owner's rights to peaceful, quiet enjoyment 
of their property from lights, odors, noise, visual appearance, as well as air and water pollution were 
included as reasons in hypothetical conditions. I would like to supplement his opinion with my own. 

Community Development, CBJ Law Dept and the Assembly worked very hard to establish regulations 
where cultivation operations would not impact their neighbors. Noise, odors and any potential 
environmental contamination as described in the appraisal have been addressed in local codes. 

Some specific concerns from the report I would like to address; 
1. Visual appearance -All cultivation operations in Juneau must be indoors. Due to security 

concerns there may be gates and fences installed, no different than many other industrial 
operations. Appropriate lighting, alarms and security cameras are not considered obtrusive in 
this area but could be a deterrent to potential criminal activity. The concern the operation 
would look like a fortress is for the protection of the occupant and is not a blight, as are junk and 
storage yards may be. 

2. Criminal element - This is the reason for extra security. Typical cultivation operations do not 
operate as retail outlets for several reasons. Cultivation requires scrupulous sanitation practices 
and a controlled environment to eliminate risks of bugs, mold and other pests, including 
humans. Lighting and water use is no different than for operations growing tomatoes, flowers 
and other plants cult ivated indoors. 
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3. Odors or concern for damage to interior walls -Appropriate air filtration systems eliminate any 
concern for exterior odors, unlike the operations of waste management or the brewery. 
Appropriate paint or wall and ceiling covering protect the interior walls from any impact of 
lingering odors or moisture damage. 

4. Explosions or flooding - Explosion risk in a marijuana cultivation operation has no greater risk 
than one's own home. Butane and other explosive compounds are not utilized in the growth 
process. Flooding or fire is possible in any type of industrial operation. Is it possible? Yes. Is it 
likely? No. 

5. Insurance -Any building lease carries a risk of tenant defaulting or causing damages. This is 
what security deposits and posting bonds to cover the risks are for. 

Respectfully, 

Robin Potter ACAA Ill 
Assessor, Finance Department 
City & Borough of Juneau 
155 S. Seward Street 
Juneau, AK 99801 
907.586.0333 
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CITY/BOROUGH OF JUNEAU * ALASKA'S CAPITAL CITY 

Dirk Lovig 
1751 Anka St. 
Juneau, AK 99801 

BOARD OF ADJUSTMENT 
NOTICE OF DECISION 
Date: September 5, 2002 

File No.: TXT2002-00002 

Applicatio11 Fm. ·· Cude LlterprctaLiun· iu1d Similar Use Determi.uatio.u. 

Legal Description: Boroughwide 

Parcel Code No.: Boroughwide 

Hearing Dates: January 22, 2002 
August 13, 2002 

The Planning Commission, acting as Board of Adjustment, at its regular public meeting held on 
January 22, 2002, considered a request for an interpretation of the code and a similar use 
determination according to Section 49.20 of the Land Use Code. 

The Board of Adjustment (Board), after reviewing the staff report, hearing public testimony and 
deliberation, rejected the findings of Staff listed in the attached memorandum dated January 16, 
2002. These findings concluded that the Bureau of Vital Statistics facility was a use listed in the 
Table of Permissible Uses under use Category 3.400. 

However, the Board did find that the Bureau of Vital Statistics (BVS) facility has a unique use, 
given its function of storing, maintaining, and retrieval of vital statistics, and therefore does not 
fit under any use specifically listed in the Table of Permissible Uses. In addition, the Board 
made a determination according to Section §49.20.320 of the Land Use Code that the Bureau of 
Vital Statistics facility is similar in use to the category 15 .100, Post Office, of the Table of 
Permissible Uses. The Board found that the BVS facility was similar to this use category 
because it is public building, which falls under the general heading of Category 15.000 
Miscellaneous Public and Semipublic Facilities. Further, the Board found the facility most 
similar to the specific Use Category 15 .100, Post Office, because of their like characteristics of 
sorting, storing, and transmitting of documents and records. 

---------155 So. Seward Street, Juneau, Alaska 99801-1397 ---------
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Dirk Lovig 
File No.: TXT2002-00002 
September 5, 2002 
Page 2 of3 

The decision of the Board was subsequently appealed to the Assembly of the City and Borough 
of Juneau (Assembly), which vacated the decision of the Board because the decision was not 
supported by substantial evidence in light of the whole record. The case was remanded to the 
Board for further proceedings. 

On August 13, 2002 the Board held a hearing on the matter, receiving additional evidence and 
testimony from staff, the applicant, and the appellant. After considering the additional evidence 
as well as evidence introduced and considered at the January 22, 2002 hearing, the Board re­
affirmed its determination that the BVS facility is a unique use which is not specifically listed in 
the Table of Permissible Uses. The use is unique given its function of storing, maintaining, 
protecting, and retrieving vital statistics, a use seldom replicated within the State and unlikely to 

·~·- -· ·---ever be-established agairrin• Juneau unless as a ·repla~emeni of-the proposed 'faciiiry. It i"s·.notea · ·-· 
that the unique aspect of the BVS facility was acknowledged by all parties. 

The Board also determined that the BVS facility is of the same general character as a Post Office 
facility, a use that is listed in the Table of Permissible Uses as a Conditional Use Permit 
requiring Planning Commission approval in the I - Industrial zone, in which the proposed facility 
is located (Category 15.100). Based on evidence in the record and reviewed at the hearings, the 
Board finds as follow in support of the determination that the BVS facility is of the same general 
character as a Post Office facility: 

► The BVS facility is a public building, which falls under the general heading Category 15.000 
Miscellaneous Public and Semipublic. Facilities. 

► Although there are several sub-categories under Category 15.000, Post Office, Category 
15.100, is of the same general character as the BVS facility because of their like­
characterizations of sorting, storing and transmitting of documents and records. 

► A similar percentage (5%) of floor area in the BVS facility is devoted to public use as in a 
local Post Office (10%). 

► A similar small percentage (22.5%) of floor area in the BVS facility is devoted to use as 
office space as is the case in a Post Office (10%). 

► Handling of goods is conducted on-site for both facilities. 
► Both the BVS and Post Office facilities function to serve the special needs of the documents 

and not staff. 
► Both facilities are located in public buildings 
► Both facilities require relatively high levels of security 

Attachments: 
♦ General use Characteristics: Post Office, Bureau of Vital Statistics, Storage Facilities, -

document prepared by CBJ Community Development Department staff. 
♦ Comparison ofBVS to Post Office - document presented to Planning Commission by Mr . 

. Dirk Lovig 
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Dirk Lovig 
File No.: TXT2002-00002 
September 5, 2002 
Page 3 of3 

This Notice of Decision constitutes a final decision of the CBJ Board. Appeals must be brought 
to the CBJ Assembly in accordance with CBJ §01.50.030. Action by the appellant in reliance on 
the decision shall be at the risk that the decision may be reversed on appeal. Appeals must be 
filed by 4:30 P.M. of the day twenty days from the date the decision is filed with the City Clerk, 
pursuant to CBJ §01.50.030 (c). 

Effective Date: The permit is effective upon approval by the Board. 
August 28, 2002 

. . 
Project Planner: 

Board of Adjustment 

cc: Plan Review 
John Hartle, CBJ Law Department 

NOTE: The Americans with Disabilities Act (ADA) is a federal civil rights law that may affect this 
development project. ADA regulations have access requirements above and beyond CBJ - adopted 
regulations. Owners and designers are responsible for compliance with ADA Contact an ADA - trained 
architect or other ADA trained personnel with questions about the ADA: Department of Justice (202) 
272-5434, or fax (202) 272-5447, NW Disability Business Technical Center 1 (800) 949-4232, or fax 
(360) 438-3208. 
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General Use Characteristics: Post Office, Bureau of Vital Statistics, Storage Facilities 

Post Office Buildings have the following general characteristics: 

• Majority of building space used for unloading, sorting/processing and loading 
material (60-70% of floor space). 

• 10% of floor space dedicated to public use. 
• 10% of floor space dedicated to general office use. 
• High volume of customers, primary use of structure to serve public. 
• Multiple loading docks, heavy truck traffic. 
• Public facility-owned and operated by the government and not a private corporation. 
• Protects material processed on site-building constructed to insure material safety 

(inspection gallery). 
• As a federal building, not subject to land use or building code review. Buildings are 

not required to obtain local permits for construction or operation. 
______ . ____ .! __ J)esigu.ec,i for custom.er ser.vice-. .large ntlrnber Qfparking._spac.~.,..lot layout for truc..Jc __ _ 

use and maneuvering, multiple loading zones. Post office buildings are specifically 
constructed for the expected use. 

• Operation of facility requires many employees. 

The Bureau of Vital Statistics building in Juneau Alaska, has the following general 
characteristics: 

• A large vault to store valuable documents, approximately 3,000 square feet in size, 
covering 30% of the building (total building size is approximately 10,000 square feet) 

• A need for document security-contains construction features to ensure document 
protection (primarily a large vault). The building is uniquely constructed for its 
intended use and not suitable for other office/industrial uses. 

• Approximately 43% of the total floor space dedicated to processing documents by 
clerical and office staff. 

• 5% of total floor space for public use. 
• High volume of customers, primary use of structure to serve public. 
• Public facility-owned and operated by the government and not a private corporation. 
• Operation of facility requires many employees. 

Storage Facilities as listed under 10.210 in the Table of Permissible Uses, All storage 
within completely enclosed structures, have the following general characteristics: 

• 50% or more of the building's floor space dedicated to storage of goods or materials. 
• Office uses on site are accessory to the primary storage use and occupy less than 50% 

of the floor space. 
• Not designed to service a high volume of customers. 
• Access to material storage area is limited and few employees on site. 
• Have either a commercial or public use. · 
• Operation of facility requires few employees. 
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Number of 

Percent of 
Percent of 

Handling 
Loading Typical Handling 

Public or floor area Zones- Number of 
Private 

floor area devoted to and Actual vs. On-~•me 
Facility Term of of goods: 

Ownership 
devoted to Sorting of Required Employees 

Security Storage -On site 
public use use as Documents Needs -Off site 

office by Zoning 
' Code 

Bureau of 
Vital Public 5% 22.5% High 1, 1 High Vault Long On site 
Statistics 

Inspectors/ 
Post Office Public 10% 10% High 1,10 High Inspection Short On site 

Gallery 
Close 

Storage 
Public or 

Circuit 
Facilities 

Private 
0% ~1% Low 1,1 Low Camera, Long Off site 

Typical Security 
Guard 

Sources: 
Bureau of Vital Statistics building: 

Calculations of floor space from drawings submitted to CDD department/or building permit, BLD200;-00J09, stamped received on March 20th
, 2002. 

Information on number of customers and ownership from documents contained in the official Appeal Record for TXT2002-00002. 

Post Office: 
Calculations of floor space and attributes of Post Office based on discussion with Juneau Post Master, .Kent Eriksen and site visit of Valley Post Office on Monday 
August 12'1', 2002. information on the total building size from CDD building permit file. . 

Storage Facilities: 
Typical building size used here is 10,000 square/eel. This number is an average of the size of the last three storage facilities receiving Allowable Use permits. 
Staff recognizes that storage facilities can be much larger than I 0, 000 square feet. However, for the pi;rposes of comparison, 10,000 square feet has been used. 
Determination of other attributes of this building (such as high volume of customers, number of emp/oy.ies required on site) based on staff knowledge of typical 
operations. 
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Comparison of BVS to Post Office 

BVS Factor Post Office 

The function of a BVS building, and The function of thePost Office, and 
it's staff is to serve the documents, Function it's staff is to serve the documents 
unlike a Standard Office Building unlike a Standard Office Building 
where the stored documents where the stored documents 
serve the needs of the staff serve the needs of the staff 
BVS will be a state function in a Post Office are either federally 
building owned by a private party owned or contracted spaces 
This is the case with several Public Building operated by private parties. In 
buildings in Juneau. BVS will be either case, they are public. 
ope-n [otriepuo11c ··- ·- ·--·· ·-- - ' • .. " .. . . . ··· - = ··- ... .... ·-~ - ... , __ - ···---

Long term storage of documents Post Offices store mail for short 
in the very secure facility. Secure Storage periods of lime but the mail is 

vital and the storage is secured. 
BVS processes incoming P.O employees receive incoming 
documents, cataloging, scanning Processing mail, process, catalog, and dispatch 
storing, retrieving and copying to be delivered as well as delivering 
them lo boxes within the Post Office. 
BVS employees sell copies of P.O. employees' sell postal 
records to walk in customers as Customer Service services to walk-in customers as 
well as through the mail, internet, well as other means. 
phone and fax. 
BVS must be open and accessible Post Offices must be open and 
during normal business hours and Public Access accessible during normal business 
serves about 20 walk-ins per day. hours. 
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ALASKA STONE & CONCRETE 
General ContraC1or Specializing in Masonry Construcrion • License 121682 

1751 Anka Street, Juneau, Alaska 99801 

(907) 780-6984 • ~x 780-4025 • ascmasonry@aol.com 

Much has been said about maintaining the integrity of industrial property for strictly 
industrial use. And the proximity of office workers may disrupt the function of industrial 
activities. But CBJ zoning, and TPU allows for far more in an industrial zone than just 
what one may perceive as heavy industrial use. The following projects are allowed in the 
same industrial area that this building is in: 

~ · Restaurants, Bars and :N-ightclu!is 
• Theaters 
• Parks and open spaces 
• Single family dwelling 
• Single family detached accessory apa11ment 
• Child care home 
• Day care home 
• Home occupations 
• Mobile homes on individual lots 
• Convenience stores 
• Trade, Vocational or Commercial schools 
• Social, fraternal clubs and lodges, union balls, yacht clubs and similar uses 
• Bowling alleys, billiard halls and pool balls 
• Outdoor recreation facility's 
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* CITY AND BOROUGH OF 

JUNEAU 
LASKA'S CAPITAL CITY 

600 1200 1800 2400 3000 3600 4200 4800 5400 6000 Feet 

155 S. Seward Street Juneau, Alaska 99801 

Invitation to Comment 

Your Community, Your Voice 
On a proposal to be heard by the CBJ Planning Commission 

Costco 

L E M O N C R E E K 
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TO: 

1758 Anka Street 
Proposed marijuana 

cultivation facility 

Anapplicationhasbeensubmittedforconsiderationandpublichearingbythe 
PlanningCommissionforaConditionalUsePermitforaMarijuanaCultivation 
Facility locatedat1758AnkaStreet inan Industrialzone. 

The results of 
the hearing 
will be posted 
online. 

Staff Report expected to be posted Monday, May 14, at 

https://beta.juneau.org/assembly/assembly-minutes-and-agendas 

Find hearing results, meeting minutes and more here as well. 
T I M E L I N E 

You may testify and bring 
up to 2 pages of written 
material (15 copies) in City 
Hall’s Assembly Chambers, 

Comments received during 
this period will be sent to the 
Planner, Laura Boyce, to be 
included in the staff report. 

Comments received during this period 
will be sent  directly to Commissioners 
to read over the weekend in 
preparation for the hearing. 

May 1 through 12 noon, Friday, May 18 Now through April 30, 2018 
HEARING DATE & TIME 

7:00 pm, May 22, 2018 
May 23 

Phone: (907)586-0715  Email: pc_comments@juneau.org 
Mail: Community Development, 155 S. Seward St, Juneau AK 99801 

Printed April 19, 2018 

155 S. Seward St., Juneau. 

Case No.: USE2017 0006 
Parcel No.: 5B1201300050 
CBJ Parcel Viewer: http://epv.juneau.org 

mailto:pc_comments@juneau.org
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USE2017 0006 CUP for Marijuana 
Cultivation 

Planning Commission Presentation 

May 22, 2018 

Additional Materials 

– Email from Granite Mountain Properties, LLC. – 
5/18/2018 
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USE2017 0006 

 

 

VICINITY MAP FOR 
GLACIER INDUSTRIAL Ill LT 5A 

250 125 250 Feet 
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Applicant: Taku Horticulture, LLC. 

Property Owner: Dennis & Linda Mayer 

Property Address: 1758 Anka Street 

Property Size: 21,923 square feet 

Comprehensive Plan 

Land Use Designation: Light Industrial (LI) 

Zone District: Industrial (I) 

Utilities: CBJ Water & Sewer 

Access: Anka Street 

Existing Use: Storage Facility with 
caretaker’s unit 

Proposed Use: Marijuana Cultivation 
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Zoning Map 

Industrial 

Industrial 

General 

Commercial 

D-18 

Industrial Zone District Purpose 

3 

From Title 49, the Land Use Code: 

The I, 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. 
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SECOND FLOOR PROPOSED PLAN l,u.",,,...,. 
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First Floor 
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Proposed Uses 

Existing Uses Phase I Proposed Uses Expansion Proposed Uses 

4,968 square feet of cultivation 
First 4,968 square feet total Continued 4,968 mini- use (405 sf wi ll be unused or 
floor - mini-storage use storage use for potential marijuana retail 

with an approved CUP) 

Second 
3,108 square feet 

3,108 cu ltivation use 3,108 cultivation use 
floor 

storage use 
1,860 caretaker's unit 1,860 caretaker's unit 

1,860 caretaker's unit 

4,968 sf storage use 
8,076 sf cu ltivat ion use 

Total 8,076 storage use 1,860 sf caretaker's un it 
Uses 1,860 caretaker' s unit 

3,108 sf cultivation use 
(405 sf potential marijuana retail 

1,860 sf ca reta ker's un it 
with an approved CUP) 

Site Photos 
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Site Photos 

Site Photos 
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IEl!lil3 
STORAGE 

ENTRY / EXIT 

mmJ 
TAKU HORTICULTURE CO. 

ENTRY/ EXIT 
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Site Photos 

Site Photos 
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Analysis 
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STANDARD CONDITIONAL USE PERMIT REVIEW CRITERIA 

 Parking and Circulation 

 Traffic 

 Noise 

 Lighting 

 Public Health and Safety 

 Property Value and Neighborhood Harmony 

 Conformity with Comprehensive Plan 

Conditional Use Permit Application Submittal 
Requirements Per Ordinance 2015-38 

 Security Plan 

Waste Disposal Plan 

 Ventilation & Filtration Plan 

 Carbon Dioxide Use Disclosure 

Mold Prevention Methods 

Analysis 
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Conformity with Comprehensive Plan 
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Light Industrial (LI) land use designation. 

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; car, boat, and heavy equipment sales; 
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. 

POLICY 5.1 TO DEVELOP AND SUSTAIN A DIVERSE ECONOMY, 
PROVIDING OPPORTUNITIES FOR EMPLOYMENT FOR ALL RESIDENTS. 

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 

POLICY 5.18. TO ENCOURAGE AND SUPPORT ENTREPRENEURSHIP AND 
INNOVATION IN THE ECONOMY OF JUNEAU AND SOUTHEAST ALASKA. 

POLICY 10.7. 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 THE FUTURE 
COMMERCIAL AND INDUSTRIAL USES. 

10.7-IA2 – Identify and protect from land use conflicts potential sites for light 
industrial and heavy industrial uses. 

Chapter 5, Economic Development – 

Page 57: 

Industrially-zoned areas in Lemon Creek (near Costco) and near the airport 
have been encroached upon by non-industrial uses that have generated traffic 
congestion, higher land prices and lease rates, and commercial neighbors who 
are intolerant of the noise, odors, glare, dust, and other impacts of industry. 

SUPPORT PUBLIC FACILITIES. 

Conformity with Comprehensive Plan 
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Conformity with Comprehensive Plan 
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Industrial Use definition, page 237: 

The manufacture, fabrication, processing, or reduction of any article, 
substance, or commodity or any other treatment thereof in such a manner as to 
change the form, character or appearance thereof. In addition, trucking 
facilities, warehousing, storage facilities, businesses serving primarily industry, 
and similar enterprises. 

Page xiv: Steering Committee Priority Actions – Allow for industrial and 
commercial growth in strategically located areas 

Conclusion, page 10: Lemon Creek has acted as a natural barrier between 
predominately residential uses to the north of the creek and predominately 
industrial/commercial uses to the south…. 

Page 19, call out box: Strengths – central location with vacant land available 
for commercial and housing development; flat, industrially zoned land; mix of 
uses that spur activity. 

Goal 3, Action 3, page 21: Allow for industrial and commercial growth in 
strategically located areas. 

Conformity with Lemon Creek Plan 
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Conformity with Lemon Creek Plan 
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Chapter 7, Economic Development, page 61: 

The Lemon Creek area has some of the most heavily used industrial and 
commercial areas in Juneau. These areas are located in Lemon Flats and 
along Glacier Highway. Twenty-two percent of all of the industrially zoned land 
in the borough is located in the Lemon Creek area. Additionally, the area has 
39 percent of the Borough’s General Commercial lands and 18 percent of the 
Light Commercial lands. 

There continues to be demand for more industrially zoned land throughout the 
borough. Opening up more industrially zoned lands for industrial development 
might be achieved in the area, although doing so might increase the need for a 
second access road to divert traffic away from Anka Street and Glacier 
Highway intersection. There is a fair amount of underdeveloped land in the 
Lemon Creek area that is currently being used by commercial development but 
is zoned industrial and could be redeveloped for industrial uses. 

STORAGE 
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PIPEFITTERS USE2005-21 
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STORAGE 

USE2000-00019 
STORAGE MINI STORAGE–WAREHOUSE & 
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RECYCLING CENTER W/CARETAKER – USE96-18 USE2000-0081 
USE94-07 

USE96-14 USE97-0012 
USE2009-0020 

OFFICE 
WAREHOUSE 

AUTO 

SALES 
PUBLIC WORKS 

WAREHOUSE/ 
VACANT VACANT

HAZARDOUS WASTE ALASKAN BREWERY 
IND ALASKAN BREWERY 

COLLECTION CENTER 
IND 

WAREHOUSE// CBJ UTILITY DRIVE-THROUGH ALASKAN BREWERY 
MANUFACTURING SHOP 

VACANT 

IND 

ESPRESSO ALASKAN BREWERY 
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CBJ Property Appraiser 
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“Per your request, I am responding to the question about the impact marijuana 
grow facilities have on real estate values. Juneau is still new to licensed grow 
facilities and at this time do not appear to have any impact on property values 
either way. The demand is greater than availability…”. 

– Robin Potter, CBJ Assessor 

April 28, 2018 

Attachment E 

1. Is the application for the requested conditional use permit 
complete? 

Yes. All needed information is included. 

2. Is the proposed use appropriate according to the Table of 
Permissible Uses? 

Yes. Use 14.240 Marijuana Cultivation can be approved 
with a CU in the Industrial zone. 

3. Will the proposed development comply with the other 
requirements of this chapter? 

Yes. It complies with CBJ 49.65.1245 Marijuana 
establishment requirements. 

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

No. A surveillance and security system will be in place along with 
state-required visitor protocols. Fire has no issues. All activity will take 
place indoors. 

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

No. The proposed use is in the Industrial zone with other industrial 
uses in the area. The landfill, brewery, hazard materials collections, and 
recycling are nearby, along with warehouses, storage, machine shops, and 
limited commercial. 

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

Yes. It conforms with the Title 49, furthers Comprehensive plan 
goals and policies, and furthers the Lemon Creek Plan. 

That the Planning Commission adopt the Director’s 
analysis and findings and grant the requested 
Conditional Use permit. The permit would allow an 
8,996 square foot marijuana cultivation facility in 
the Industrial zone. 

The approval is subject to the following conditions: 

Recommendation 
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Conditions 
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1. All waste containing marijuana product shall be stored in 
a locked enclosure until transported to the CBJ landfill. 

2. Prior to approval of a marijuana license, it shall be 
demonstrated that surveillance cameras have an 
unobstructed view of each doorway in the building. 

3. Prior to approval of a marijuana license, it shall be 
demonstrated that security cameras have an 
unobstructed view of areas of regular activity without 
sight blockage from lighting hoods, plants, fixtures, or 
other equipment in the building. 

4. Prior to approval of a marijuana license, a revised 
surveillance camera plan shall be submitted to ensure 
the room has adequate surveillance coverage. 

5. Vegetative cover totaling 1,096 square feet shall be 
shown on a site plan, reviewed and approved by CBJ 
staff, and installed prior to issuance of a marijuana 
license. The vegetative cover areas shown on the plans 
shall be maintained with live vegetative cover. 

6. Prior to approval of a marijuana license, a revised site 
plan illustrating the required parking and loading 
spaces shall be submitted and approved by staff. 

Conditions 
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USE2017 0006 
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PLANNING COMMISSION 
NOTICE OF DECISION 

Date: 
File No.: 

May24, 2018 
USE2017 0006 

Taku Horticulture Company, LLC 
8425 Valley Blvd 
Juneau, AK 99801 

Planning Commission 
(907) 586-0715 

PC_Comments@juneau.org 
www.Juneau.org/plancomm 

155 S. Seward Street • Juneau, AK 99801 

Proposal: 

Property Address: 

Marijuana Cultivation Facility located in an Industrial {I) Zone. 

1758 Anka Street 

Legal Description: 

Parcel Code No.: 

Hearing Date: 

lot SA, Glacier Industrial Ill 

5B1201300050 

May22, 2018 

The Planning Commission, at its regular public meeting, considered the application, staff memorandum, supplemental 
materials, public comments, and then adopted the analysis and findings listed in the attached memorandum dated May 
12, 2018, and approved the Conditional Use Permit for an 8,996 square foot marijuana cultivation facility to be 
conducted as described in the project description and project drawings submitted with the application and with the 
following conditions: 

1. All waste containing marijuana product shall be stored in a locked enclosure until transported to the CBJ landfill. 

2. Prior to approval of a CBJ marijuana license, a revised surveillance camera plan shall be submitted to ensure the 
room has adequate surveillance coverage. 

3. Prior to approval of a CBJ marijuana license, it shall be demonstrated that surveillance cameras have an 
unobstructed view of each doorway in the building. 

4. Prior to approval of a CBJ marijuana license, it shall be demonstrated that security cameras have an 
unobstructed view of areas of regular activity without sight blockage from lighting hoods, plants, fixtures, or 
other equipment in the building. 

5. Vegetative cover totaling 1,096 square feet shall be shown on a site plan, reviewed and approved by CBJ staff, 
and installed prior to issuance of a CBJ marijuana permit. The vegetative cover areas shown on the plans shall be 
maintained with live vegetative cover. 
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Taku Horticulture Company, LLC 
File No.: USE2017 0006 
May 24, 2018 
Page 2 of 2 

6. Prior to approval of a CBJ marijuana license, a revised site plan illustrating the required parking and loading 
spaces shall be submitted and approved by staff. 

Attachments: May 12, 2018, memorandum from Laura A. Boyce, AICP, Community Development, to the CBJ Planning 
Commission regarding USE2017 0006. 

This Notice of Decision does not authorize construction activity. Prior to starting any project, it is the appJicant's 
responsibility to obtain the required building permits. 

This Notice of Decision constitutes a final decision of the CBJ Planning Commission. Appeals must be brought to the CBJ 
Assembly in accordance with CBJ 01.50.030. Appears must be filed by 4:30 P.M. on the day twenty days from the date 
the decision is flied with the City Clerk, pursuant to CBJ 01.50.030 {c). Any action by the applicant in reliance on the 
decision of the Planning Commission shall be at the risk that the decision may be reversed on appeal {CBJ 49.20.120). 

Effective Date: The permit is effective upon approval by the Commission, May 22, 2018. 

Expiration Date: The permit will expire 18 months after the effective date, or November 22, 2019, if no Building 
Permit has been issued and substantial construction progress has not been made in accordance 
with the plans for which the development permit was authorized. Application for permit extension 
must be submitted thirty days prior to the expiration date. 

Conditional use permits issued to marijuana establishments under CBJ chapter 49.65.1245(e) shall be subject to 
review by the commission every five years from the date of issuance. Such review shall be subject to CBJ 
49.15.330 except that the commission may only amend or add conditions if necessary to ensure compliance 
with this title. 

Project Planner: 
~_,.(' 

Lau A. Boyce, AICP Planner 
Community Development Department 

Filed With City Clerk 

cc: Plan Review 

om mission 

Date 

NOTE; The Americans with Disabilities Act (ADA) is a federal cMI rights faw that may affect this development project. ADA regulations have access 
requirements above and beyond CBJ·adopted regulations. Owners and designers are responsible for compliance with ADA Contact an ADA - trained 
architect or other ADA trained personnel With questions about the ADA: Department of Justice (202} 272-5434, or fax (202) 272-5447, NW Disabllity 
Business Technical Center {800) 949-4232, or fax (360) 438-3208. 
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