
 

REGULAR PLANNING COMMISSION 
AGENDA 

November 08, 2022 at 7:00 PM 

Assembly Chambers/Zoom Webinar 

https://juneau.zoom.us/j/81045199797 or 1-253-215-8782 Webinar ID: 810 4519 9797 

A. LAND ACKNOWLEDGEMENT 

B. ROLL CALL 

C. REQUEST FOR AGENDA CHANGES AND APPROVAL OF AGENDA 

D. APPROVAL OF MINUTES 

1. October 11, 2022 Draft Minutes, Regular Planning Commission - APPROVED 

E. BRIEF REVIEW OF THE RULES FOR PUBLIC PARTICIPATION 

F. PUBLIC PARTICIPATION ON NON-AGENDA ITEMS 

G. ITEMS FOR CONSIDERATION 

H. CONSENT AGENDA 

2. CSP2022 0004: Teal Street road improvements, including repaving of two 12-foot lanes, addition of curb, 
gutter, sidewalks, street lighting , and street signage, replacement of water and sewer mains and 
services, improvement to drainage, and addition of a Capital Transit bus pull-out. - APPROVED 

Applicant: City & Borough of Juneau 

Location: Teal Street (from Crest Street to Jordan Avenue) 

 

RECOMMENDATION 

Staff Recommends the Planning Commission adopt the Director's analysis and findings and forward a 
recommendation of to the CBJ Assembly for the Teal Street Road Improvements. 

 

DIRECTOR'S REPORT 

The applicant (CBJ Engineering and Public Works) is requesting to make improvements to Teal Street 
including reconstruction and repaving of two 12-foot lanes, sloped to the North to divert drainage to 
street side drainage structures. Curb, gutter, and sidewalk on both North and South sides of the street. 

ADA compliant ramps and landing for the sidewalk. Addition of six (6) street lights to illuminate the 
intersections where Jordan Ave and Alpine Ave intersect Teal Street. Replacement of water and sewer 
mains, and services. Improve drainage quality through bio-retention ditches behind sidewalks. Capital 
Transit bus pull out. “No Parking Anytime” signs installed on both North and South sides of the street. 
 

Addition of the Teal Street center, the Glory Hall, and other potential development on the horizon, Staff 
recommends the Planning Commission adopt the Director’s analysis and findings, and recommend 
APPROVAL of the ROW improvements. 

 

I. REGULAR AGENDA 
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J. UNFINISHED BUSINESS 

3. ARP2022 0001: Preliminary plan approval for an Alternative Residential Subdivision, developing up to 
444 dwelling units on 19.71 acres - Continued from the October 11, 2022 Planning Commission Meeting 
- APPROVED 

Applicant: Rooftop Properties, LLC 

Location: 7400 Glacier Highway 

 

RECOMMENDATION 

Staff recommends the Planning Commission adopt the Director's analysis and findings and APPROVE 
WITH CONDITIONS the Preliminary Plan for the Ridgeview Subdivision, an Alternative Residential 
Subdivision creating 90 unit-lots and three (3) parent lots. This permit would allow the applicant to 
submit for the Final Plan.  

This approval is subject to the following conditions: 

1. Reevaluate figures provided in "Greenspace by Phase." 

2. Revise site plan to show pedestrian paths or multi-use paths in Phase 3.  

3. When the connection to Vista del Sol Drive is constructed, change the name of Seymour Way to Vista 
del Sol Drive. 

4. For each Final Plan, provide updated off-street parking plans that show required ADA spaces, or 
denote if they are included in garage parking. 

5. For the Final ARS Plan for the first phase, a Traffic Impact Analysis for the entire development must be 
approved by CBJ. ADOT&PF will be consulted regarding impacts from the development.  

6. Plan and install a continuous vegetated barrier along the entire property line to the development's 
property line at Glacier Highway. The vegetated barrier will be depicted on the preliminary and final 
plats of each Phase located in this area with an associated plat note. 

7. Prior to approval of the Final Alternative Residential Subdivision Plan for each phase, the applicant 
shall submit homeowners' association, or similar, documents that comply with the requirements of CBJ 
49.15.950(b). 

8. Per CBJ 49.15.920(o), prior to approval of the Final Alternative Residential Subdivision Plan, the CDD 
Director will approve the final mailbox location. 

 

DIRECTOR'S REPORT 

The applicant requests Preliminary Plan approval for an Alternative Residential Subdivision developing up 
to 444 dwelling units on 19.71 acres zoned D18 at 7400 Glacier Highway. The proposed 444 units will be 
provided through a combination of apartments and townhouses, and is proposed to be constructed in six 
phases. The proposal requests a 25% density bonus based on provision of open space, public Right-of-
Way access, and shared use pathways.  Common areas will be managed through a required homeowners’ 
association. Staff recommends approval of the preliminary plan, with a condition that a Traffic Impact 
Analysis for the whole lot be completed before Final Plan approval on the first phase. 

Staff recommends the Planning Commission adopt the Director's analysis and findings and APPROVE 
WITH CONDITIONS the Preliminary Plan for the Ridgeview Subdivision, an Alternative Residential 
Subdivision creating 90 unit-lots and three (3) parent lots. This permit would allow the applicant to submit 
for the Final Plan.  
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K. OTHER BUSINESS 

4. 2023 Legislative Priorities 

L. STAFF REPORTS 

M. COMMITTEE REPORTS 

N. LIAISON REPORT 

O. CONTINUATION OF PUBLIC PARTICIPATION ON NON-AGENDA ITEMS 

P. PLANNING COMMISSION COMMENTS AND QUESTIONS 

Q. EXECUTIVE SESSION 

R. SUPPLEMENTAL MATERIALS 

5. Additional Materials for November 8, 2022 Planning Commission 

S. ADJOURNMENT 

ADA accommodations available upon request: Please contact the Clerk's office 36 hours prior to any meeting so 
arrangements can be made for closed captioning or sign language interpreter services depending on the meeting 
format. The Clerk's office telephone number is 586-5278, TDD 586-5351, e-mail: city.clerk@juneau.org. 
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DRAFT MINUTES 
Agenda 

Planning Commission 
Regular Meeting 

CITY AND BOROUGH OF JUNEAU 
Paul Voelckers, Vice Chair 

October 11, 2022 
 
I. LAND ACKNOWLEDGEMENT – Read by Commissioner Winchell 
 
We would like to acknowledge that the City and Borough of Juneau is on Tlingit land, and wish 
to honor the indigenous people of this land. For more than ten thousand years, Alaska Native 
people have been and continue to be integral to the well-being of our community. We are 
grateful to be in this place, a part of this community, and to honor the culture, traditions, and 
resilience of the Tlingit people. Gunalchéesh! 
 
II. ROLL CALL 
 
Paul Voelckers, Vice Chair, called the Regular Meeting of the City and Borough of Juneau (CBJ) 
Planning Commission (PC), held in Assembly Chambers of the Municipal Building, virtually via 
Zoom Webinar, and telephonically, to order at 7:01 p.m.  

 
Commissioners present:  Commissioners present in Chambers –Paul Voelckers, Vice Chair; 

Dan Hickok, Deputy Clerk; Joshua Winchell; Mandy Cole; Matthew 
Bell 

 
 Commissioners present via video conferencing – Michael LeVine, 

Chairman; 
 

Commissioners absent: Travis Arndt, Clerk; Erik Pedersen 
 

Staff present: Scott Ciambor, CDD Planning Manager; Irene Gallion, CDD Senior 
Planner; Chelsea Wallace, CDD Administrative Assistant; Lily 
Hagerup, CDD Administrative Assistant; Sherri Layne, Law 
Assistant Municipal Attorney  
 

Assembly members:  [None in attendance] 
 
 
III. REQUEST FOR AGENDA CHANGES AND APPROVAL OF AGENDA – None  

 

4

Section D, Item 1.



  PC Regular Meeting                                              October 11, 2022                                               Page 2 of 6 
 

IV. APPROVAL OF MINUTES    
 

A. September 13, 2022 Draft Minutes, Regular Planning Commission 
 
MOTION: by Mr. Hickok to approve the September 13, 2022 Planning Commission Regular 
Meeting minutes. 
 
V. BRIEF REVIEW OF THE RULES FOR PUBLIC PARTICIPATION – Vice Chair Voelckers gave 

an explanation of the rules for participating via in-person or zoom formats 
 

VI. PUBLIC PARTICIPATION ON NON-AGENDA ITEMS – None  
 

VII. ITEMS FOR RECONSIDERATION – None  
 

VIII. CONSENT AGENDA – None  
 
IX. UNFINISHED BUSINESS – None  

X. REGULAR AGENDA 
 

ARP2022 0001:  Preliminary plan approval for an Alternative Residential Subdivision, 
developing up to 444 dwelling units on 19.71 acres 

Applicant: Rooftop Properties, LLC 
Location: 7400 Glacier Highway 

Staff Recommendation 

Staff recommends the Planning Commission adopt the Director's analysis and findings and 
APPROVE WITH CONDITIONS the Preliminary Plan for the Ridgeview Subdivision, an Alternative 
Residential Subdivision creating 90 unit-lots and three (3) parent lots. This permit would allow 
the applicant to submit for the Final Plan. 
 
This approval is subject to the following conditions: 
 

1. Reevaluate figures provided in “Greenspace by Phase.”  
2. Revise site plan to show pedestrian paths or multi-use paths in Phase 3. 
3. When the connection to Vista Del Sol Drive is constructed, change the name of Seymour 

Way to Vista Del Sol Drive.  
4. For each Final Plan, provide updated off-street parking plans that show required ADA 

spaces, or denote if they are included in garage parking.  
5. For the Final ARS Plan for the first phase, a Traffic Impact Analysis for the entire 

development must be approved by CBJ.  ADOT&PF will be consulted regarding impacts 
from the development.  
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6. Plan and install a continuous vegetated barrier along the entire length of the development 
from the platted connection with Vista Del Sol Drive along the shared property line to the 
development’s property line at Glacier Highway. The vegetated barrier will be depicted 
on the preliminary and final plats of each Phase located in this area with an associated 
plat note. 

7. Prior to approval of the Final Alternative Residential Subdivision Plan for each phase, the 
applicant shall submit homeowners’ association, or similar, documents that comply with 
the requirements of CBJ 49.15.950(b). 

8. Per CBJ 49.15.920(o), prior to approval of the Final Alternative Residential Subdivision 
Plan, the CDD Director will approve the final mailbox location. 

 

STAFF PRESENTATION – Planning Manager Scott Ciambor presented ARP2022 0001 

QUESTIONS FOR STAFF   

Mr. LeVine asked if all conditions listed in the staff report were to be met prior to entire 
development to be approved. Mr. Ciambor explained conditions were necessary for each phase. 
Some needed to be met currently and others would be met at future times in the process.  

Mr. LeVine asked if the timeline in page 12 of the packet is for the project as a whole or for each 
phase. Mr. Ciambor explained there would be final plan approvals required for each phase. The 
purpose of the meeting tonight is to approve the project plan. Then they will come with each 
phase going forward.  

Voelckers explained this is the first significant ARS project to come before the PC and this issue 
may not be resolved this evening. 

APPLICANT PRESENTATION  

Garrett Johnson representing Rooftop Properties presented the project. He pointed out that 
during the process, they discovered errors in measuring in their original submittal. The mistakes 
affected the required open space amount. In either case, their planned open spaces exceed the 
minimum requirements.  

Mr. Johnson said they are aware of neighbor concerns regarding the project and they are willing 
to work with the neighborhood to find solutions. In particular, the neighbors are concerned with 
Vista Del Sol connecting with Seymour Way. Mr. Johnson is willing to create a cul de sac rather 
than connecting with Vista Del Sol.  
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QUESTIONS FOR APPLICANT 

Mr. Winchell noted the site plan diagram in their packet showed more townhouses than the 
diagram presented in the PowerPoint this evening and asked which is the correct diagram. Mr. 
Johnson explained that due to the topography of the property the plan has been revised. They 
had originally hoped to build significantly more townhouses.  

Mr. Winchell asked if the high-density apartments abut the privately owned Vista Del Sol 
properties. Mr. Johnson said that they will abut those properties but they mitigate that by 
exceeding the minimum setback requirements from those properties. Mr. Winchell asked if it 
would be possible to put the townhomes next to the private properties and move the apartments 
into the currently proposed location for the townhomes. Mr. Johnson explained that the 
topography makes it hard to build in the northern section of the property. Townhomes can fit in 
where the apartments might not. 

Mr. LeVine pointed out that the requirements for parking and other conditions needed to be met 
at each phase of the project and asked the applicant if that was their understanding as well. Mr. 
Johnson said they did understand that and they would meet or exceed all requirements for 
parking, greenspace, and other conditions at each phase of development. 

Mr. Voelckers asked if there was a plan in place for snow removal or storage. Mr. Johnson said 
they have not addressed that yet but would be including a plan for that in future submissions.  

PUBLIC COMMENT 

Tim Storbeck - 7515 Vista Del Sol Drive – shared concerns that the development would be out of 
harmony with the existing neighborhood. He opposes connecting their road to the development 
road. 

Mr. Winchell asked, for clarification, if he was concerned with the density or only the connection. 
Mr. Storbeck confirmed his concern is with the connection. 

Jen Liam - 7526 Vista Del Sol Drive – spoke opposing the development saying their D5 community 
is a quiet neighborhood. The D18-D23 development will negatively affect their property values 
and substantially increase the density of their neighborhood. 

Steve Liam - 7526 Vista Del Sol Drive – spoke to the report saying Vista Del Sol is not mentioned 
in the report analysis. He disagreed with several of the findings in the department report. 

Emily Kane – 1880 Evergreen Avenue - Ms. Kane spoke representing Juneau Commission on Aging 
asked if the units will all be for rent or for sale. Mr. Voelckers explained that this is the time for 
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public to comment but this is not time for Q and A. She expressed the position of the JCOA is that 
there should be emphasis on senior friendly housing.  

Mr. Winchell addressed Ms. Kane to let her know that she can contact CDD with direct questions.  

Colter Boehm - 5450 Glacier Highway – Mr. Boehm owns Bobcat of Juneau and said housing is a 
significant issue in Juneau. He is in support as this would provide a substantial number of units in 
a short amount of time. Mr. Boehm said housing challenges have negatively affected his ability 
to hire and retain employees. This project could provide some relief to the housing problem.  

Wayne Hall - 7502 Vista Del Sol Drive – spoke to say he understands the housing problem and 
made suggestions to consider an alternative access rather than connecting to Vista Del Sol Road. 
He also suggested more purposeful open spaces in the development. He added a traffic impact 
study would be helpful. 

Ms. Cole asked Mr. Hall if he thought the neighborhood would be more supportive of the 
development if the road was not connecting. Mr. Hall agreed that and adding a buffer would be 
the big items.  

Marciano Duran - resident and the developer of Vista Del Sol subdivision – (participating via 
zoom) – spoke regarding the connecting road and the buffer. He felt the buffer was needed 
between the properties and suggested moving the green space from the top of the property to 
the area between the properties. 

MOTION:  by Mr. LeVine to continue ARP2022 0001 to the November 8 meeting and ask applicant 
to work with the Community Development Department to ensure the plan conforms with the 
following: 

• CBJ 49.15.920(d) 
• CBJ 49.15.940(b)(6)(B) 
• CBJ 49.15.960(b) 

Mr. LeVine explained by making this motion prior to closing of public participation, they can allow 
public comment to continue when this is brought back before the commission.  

Mr. Winchell spoke to the motion and suggested striking condition #3 would be acceptable for 
him. 

Ms. Cole supported the motion saying this would give the department, the developer and the 
commission time to come to a fully informed decision.  
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Mr. Voelckers also supported the motion and explained that simply striking condition #3 might 
not solve the problem because once 100 dwelling units is exceeded, there is a need for two access 
routes so a cul de sac might not work. 

Mr. Bell said he is encouraged to see a project like this come forward and by the developer’s 
willingness to listen to public testimony and to work with the department.  

Mr. Hickok asked if the motion requires the developer to revise the project. Mr. LeVine explained 
the intent of the motion is to allow the applicant time to work with CDD and LAW to ensure the 
application comports with the rules and to allow the public opportunity to participate when it 
comes back before the PC. 

The motion passed with no objection on roll call vote 

Recess 8:13-8:18 p.m. 

XI. OTHER BUSINESS – None  

XII. STAFF REPORTS – None  
 
XIII. COMMITTEE REPORTS 
Mr. Voelckers attended the recent Juneau Commission on Sustainability meeting. Beth McKibben 
presented the nearly final Blueprint Downtown process. There was also a presentation on 
borough waste management.  
 
XIV. LIAISON REPORTS – None  
 
XV. CONTINUATION OF PUBLIC PARTICIPATION ON NON-AGENDA ITEMS – None  
 
XVI. PLANNING COMMISSION COMMENTS AND QUESTIONS – None 
 
XVII. EXECUTIVE SESSION – None  

XVIII. ADJOURNMENT 8:22 p.m. 
Next Regular Meeting is scheduled for October 25, 2022 at 7:00 p.m. 
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Fostering excellence in development for this generation and the next. 

 

PLANNING COMMISSION STAFF REPORT 
CITY PROJECT REVIEW CSP2022 0004 
HEARING DATE: NOVEMBER 8, 2022 

 

ALTERNATIVE ACTIONS: 
1. Amend: amend to include

conditions and recommend
approval to the Assembly.

2. Deny: recommend denial of
the proposed project. 
Planning Commission must 
make its own findings. 

3. Continue: continue the
hearing to a later date if
determined that additional
information or analysis is
needed to make a decision,
or if additional testimony is
warranted.

ASSEMBLY ACTION REQUIRED: 
A Notice of Recommendation 
will be forwarded to the 
Assembly for further action.  

STANDARD OF REVIEW: 
• Quasi-legislative decision
• Requires five (5) affirmative

votes for approval 
• Code Provisions:

o CBJ 49.15.580(a)
o CBJ 49.80

DATE: October 31, 2022 

TO: Michael LeVine, Chair, Planning Commission 

BY: David Matthew Peterson, Planner II  

THROUGH: Jill Maclean, Director, AICP 

PROPOSAL:  Teal Street Right of Way Improvements, including 
repaving of two 12-foot lanes, addition of curb, gutter, sidewalks, 
street lighting, and street signage, replacement of water and sewer 
mains and services, improvement to drainage, and addition of a 
Capital Transit bus pull-out 

STAFF RECOMMENDATION: Approval 

KEY CONSIDERATIONS FOR REVIEW: 
• Teal Street Right-of-Way was originally platted in 1968.
• Project is a pavement and utility rehabilitation to accommodate

development.
• New cross-section facilitates pedestrian and public transit access,

and supports new social services in the area.

GENERAL INFORMATION 
Property Owner City & Borough of Juneau 
Applicant CBJ Engineering & Public Works 
Property Address Teal Street (from Crest Street to Jordan 

Avenue) 
Legal Description N/A 
Parcel Number 0 
Zoning General Commercial (GC) 
Land Use Designation Commercial 
Lot Size N/A 
Water/Sewer N/A 
Access N/A 
Existing Land Use City and Borough Right-of-Way. (ROW) 
Associated Applications N/A 
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City & Borough of Juneau 
File No: CSP2022 0004 
October 31, 2022 
Page 2 of 8 
 

 

 

 

 

CURRENT ZONING MAP                      LAND USE DESIGNATION MAP 

       

 

 

 

CBJ 49.10.170(c) Planning Commission Duties: The Commission shall review and make recommendations to 
the assembly on land acquisitions and disposals as prescribed by Title 53, or Capital Improvement Project by 
any City and Borough agency. The report and recommendation of the Commission shall be based upon the 
provisions of this title, the comprehensive plan, and the Capital Improvements Program. 

 

 
 

The Commission shall hear and decide the case per CBJ 49.15.580(a) - CBJ Project Review: The commission 
shall review all proposed City and Borough Capital Improvement Projects estimated to cost $500,000 or more 
for consistency with this title. The Commission may review, at the Director's discretion, all proposed City and 
Borough Capital Projects estimated to cost more than $250,000 but less than $500,000. The Commission may 
recommend conditions on and modifications to any project reviewed by the Commission through a Notice of 
Recommendation. The Notice of Recommendation shall be forwarded to the Assembly for further action. 
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City & Borough of Juneau 
File No: CSP2022 0004 
October 31, 2022 
Page 3 of 8 
 
SURROUNDING LAND USES AND ZONING 

Direction Zoning District Land Use 
North General Commercial (GC) CBJ ROW 
South (GC) & Industrial (I) CBJ ROW 
East (GC) & (I) CBJ ROW 
West (GC) & (I) CBJ ROW 

 

BACKGROUND INFORMATION 

Project Description – With the addition of the new Teal Street Center and The Glory Hall, stakeholders in the area 
expressed a need for improved pedestrian safety on Teal Street. Lack of lighting, on-street parking, no sidewalk, 
and deep street-side ditches made navigating the area difficult for both pedestrians and vehicles. This 
reconstruction project includes the following (Attachment A):  

- Reconstruction and repaving of two 12-foot lanes, sloped to the North to divert drainage to street side 
drainage structures. 

- Curb, gutter, and sidewalk on both North and South sides of the street. 
- ADA compliant ramps and landing for the sidewalk. 
- Addition of six (6) street lights to illuminate the intersections where Jordan Ave and Alpine Ave intersect 

Teal Street. 
- Replacement of water and sewer mains, and services. 
- Improve drainage quality through bio-retention ditches behind sidewalks. 
- Capital Transit bus pull out. 
- “No Parking Anytime” signs installed on both North and South sides of the street. 

Background –  

- Earliest found recording of Teal Street has been the 1968 Plat # 518. 
- CBJ records indicate a sewer line replacement project in the mid 1970’s. 
- CBJ records indicate a water line replacement project in the mid 1980’s. 

Current Conditions – Teal Street is located between Jordan Ave and Crest Street, and houses several human 
service/business buildings. The existing Right-of-Way (ROW) has two (2) 12-foot driving lanes without curb, gutter, 
and sidewalk. Street side ditches capture drainage then channeled into Jordan Creek. There are no existing street 
lights along Teal Street, causing a safety concern for residents and users of human service resources in the area.  

CBJ General Engineering has noted that the underground water and sewer systems have not been updated in the 
last 40-50 years. 

Capital Transit has a bus stop located on the North side of Teal Street across from The Glory Hall and have 
committed to keep regular bus service to this area. 
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City & Borough of Juneau 
File No: CSP2022 0004 
October 31, 2022 
Page 4 of 8 
 
ZONING ANALYSIS 

 

Roadway Construction Standard Waivers – If the roads do not meet the standards outlined in CBJ 49.35 Table 
240, standards may be waived (Attachment E).  Note that there are standards for Right-of-Way, sight distance, 
street grades, intersections, curves and cul-de-sacs.  

The Alaska Department of Transportation and Public Facilities (ADOT&PF) annual average daily traffic (AADT) data, 
does not include data for Teal Street.  Crest Street has an ADT of 1200 and Jordan Ave has an ADT of 780. (2022 
Data). According to Table 49.35.240, a street with excess ADT of 500, would require:  

- Sidewalks on both sides. (Met) 
- 26 foot travel way width. (Proposed 24 foot width) 
- Street lights at all intersections. (Met) 
- 60 foot Right-of-Way. (Met) 
- Paving. (Met) 

Road construction standards may be waived if:  

(i) Street waivers. The Director, after considering the recommendations of the Director of the Engineering and 
Public Works Department and of the Fire Marshal, may waive the following and no other street 
improvement requirements:  

(4) Roadway construction standards waivers. Roadway construction standards identified in Table 
49.35.240 may be waived in accordance with this subsection for any street reconstruction project, not 
including routine maintenance; or any new street construction project located in a Right-of-Way 
platted before 1987. Waivers shall be in writing.  

 CBJ 49.05.100 - Purpose and Intent. The Purpose and Intent of Title 49 Land Use Code: 

 (1) To achieve the goals and objectives, and implement the policies, of the Juneau Comprehensive Plan, 
and Coastal Management Program;  
 
(2) To ensure that future growth and development in the City and Borough is in accord with the values of 
its residents;  
 
(3) To identify and secure, for present and future residents, the beneficial impacts of growth while 
minimizing the negative impacts;  
 
(4) To ensure that future growth is of the appropriate type, design and location, and is served by a proper 
range of public services and facilities such as water, sewage, and electrical distribution systems, 
transportation, schools, parks and other public requirements, and in general to promote public health, 
safety and general welfare;  
 
(5) To provide adequate open space for light and air; and  
 
(6) To recognize the economic value of land and encourage its proper and beneficial use. 
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City & Borough of Juneau 
File No: CSP2022 0004 
October 31, 2022 
Page 5 of 8 
 
Roadway construction standards may be waived by the director if:  

(i) The existing roadway does not comply with the roadway construction standards identified in Table 
49.35.240;  

o ROW was platted in 1968 prior to modern standards being implemented.  

(ii) There are unique circumstances that make compliance with the requirements of the table unreasonable;  

o Existing roadway drainage on either side of the ROW creates a constrictive boundary that could make the 
improvements cost prohibitive. 

(iii) The proposed project will not aggravate the intent of the requirements of this chapter; and 

o ROW improvements bring Teal Street closer to compliance with current standards. 
o The dimensions of Teal Street would not be changed.  
o ROW improvements will not make Teal Street further out of compliance.  

(iv) The proposed project complies with the American Association of State Highway and Transportation 
Officials' guidelines. 

o  ROW improvements will be constructed in compliance with current standards. 

The Director waives construction standards (Attachment E). 
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City & Borough of Juneau 
File No: CSP2022 0004 
October 31, 2022 
Page 6 of 8 
 
Roadway Classification Maps – Local Street according to DOT maps. 

 

Hazard Areas – N/A 

 

COMMUNITY SERVICES 

Service Summary 
Urban Service Boundary Yes 
Water/Sewer City and Borough of Juneau  
Fire Service Area Yes 
Schools Yes 
Recreation N/A 

 

ENVIRONMENTAL, CONSERVATION, HISTORIC, AND ARCHEOLOGICAL RESOURCES 

The below table summarizes Conservation, Historic, and Archeological Resources which may be affected by the 
Teal Street Road Improvements: 

Resource Summary 
Conservation Areas N/A 
Wetlands N/A 
Anadromous Jordan Creek Stream Protection Corridor, proximate 
Impaired Waterbodies Jordan Creek, runs west and south of project 
Historic N/A 
Archeological N/A 
Comprehensive Plan Viewsheds N/A 
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City & Borough of Juneau 
File No: CSP2022 0004 
October 31, 2022 
Page 7 of 8 
 
CONFORMITY WITH ADOPTED PLANS 

 

2013 COMPREHENSIVE PLAN - The proposed text amendment is in compliance with the 2013 Comprehensive 
Plan. 
Chapter Page 

No. 
Item Summary 

4 37 Policy 4.2 The proposed text amendment supports Policy 4.2 by creating 
flexibility in zoning requirements to allow triplexes in all zoning 
districts.  
 
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. 

  Subarea 
Guidelines 

 

 

2016 HOUSING ACTION PLAN - The proposed text amendment complies with the 2016 Housing Action Plan 
Chapter Page 

No. 
Item Summary 

7 47 Implementation 
Action 

The proposed text amendment is in compliance with Chapter 7 
Implementation Action because it will allow triplexes in all zoning 
districts, including the single-family residential zoning districts, many 
of which have existing public services.  
 
Action: Evaluate policies designed to encourage new development 
areas that already have infrastructure. 

    
 

AGENCY REVIEW –  

Not applicable.  CBJ Engineering and Public Works (E&PW) conduct their own outreach as part of their 
development process.   

PUBLIC COMMENTS –  

No public comments were received. Energy and Public Works conducted a public meeting on September 29th, 
2022. No comments received.  

 

 

2013 COMPREHENSIVE PLAN VISION: The City and Borough of Juneau is a vibrant State Capital that values 
the diversity and quality of its natural and built environments, creates a safe and satisfying quality of life for 
its diverse population, provides quality education and employment for its workers, encourages resident 
participation in community decisions and provides an environment to foster state-wide leadership. 
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City & Borough of Juneau 
File No: CSP2022 0004 
October 31, 2022 
Page 8 of 8 

FINDINGS 

In accordance with CBJ 49.15.580 staff finds the proposed Teal Street roadway improvements complies with 
Title 49 Land Use Code and is in general conformity with adopted plans, specifically the: Repaving, addition of 
sidewalk, curb, gutter, and street lights. 

RECOMMENDATION 

Staff recommends the Planning Commission adopt the Director's analysis and findings and forward 
a recommendation of approval to the Assembly for the Teal Street Road Improvements.   

STAFF REPORT ATTACHMENTS 

Item Description 
Attachment A Application Packet 
Attachment B Abutters Notice and Public Notice Sign Photo 
Attachment C 2006 NRCS Jordan Creek Recreational & Management Plan 
Attachment D UHS Support for Teal Street Right-of-Way Improvement Project 
Attachment E Road Waiver Memo 
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CITY AND BOROUGH OF 

JUNEAU DEVELOPMENT PERMIT APPLICATION 
NOTE: Development Permit Application forms must accompany all other 

CQ,·AI·AUls!°l r Community Development Department land use applications. This form and all 
documents associated with It are public record once submitted. 

PROPERTY LOCATION 
Physical Address 

Teal Street {From Crest Street to Jordan Avenue) 
legal Oescrlptlonfs) (Subdivision, Survey, Block, Tract, lot) 

C) 
Parcel Numoer(s) 

NI'°" 
0This property is located in the downtown historic district 
0This property is located in a mapped hazard area, if so, which 

LANDOWNER/ LESSE[ 
Property Owner CBJ J Conract Person N" k D t .1c ruyves em 
Mailing Address Phone Number(s) gQ?-SBS-0B001sc; S , '5f l~V~ o-\i't.o.:X" • \ <\~ 1 A-1(_ "( 'tf(O ( 
E-mafl Aallress N. k D . @' ext. 42241c . ruyvestein 1uneau.org 
lANDOWNER/ LESSEE CONSENT 

Required for Planning Permits, not needed on Building/ Engineering Permits. 

Consent Is required of all landowners/ lessees, If submitted with the applcation, alternative written approval may be sufficient. Written approval must ... include the property location, 1,mdowner/ lessee's printed name, signature, and the applicant's name.
C... 
~ 

I am (we are) the owner(s)or lessee(s) of the property subject to this application and I (we) consent as follows: 
a. 
D. 

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. r(we) grant permission for the Oty and Borough of Juneau officials/employees to inspect my property as needed for purposes of this application. ~ 

1l 
ti 
D. 
E Landowner/Lessee(Prlnted Name) Tltle (e.g.: Landowner, Lessee)0 u 

1: 
{!. l( 

Landowner/Lenee (Sl1nature) Date 

I 

Landowner/Lessee (Printed Name) Title (e.g.: Landowner, Le"eel 

l( 

landowner/lessee (SignatureI Date 

NOTICE:The City and Borough of Juneau staff may need access to the subject property during regular business hours. We will make every effort to 
conlllct you In advance, but may need to access the property in your absence and In acmrdance with the consent above. Also, members of the Planning 
Commission may visit the property before a scheduled public hearing date. 

APPLICANT rf same as LANDOWNER lllfite "SAME" 
Appllcanl !Printed Name) CBJ E . . ICont.ictl'fflon SAMEngmeenng 
Mllilng Address rnOMltllmbert•i SAME 
£-mallAddiess SAME 

X ~~ - 8/23/2022 
AppHcanr'~nature Date of Applicatlon 

- ------ ----------uEPARTMENT USE ONLYBElOWTHISUNE----------------

~ 
case Number Date Received INCOMPLETE APPLICATIONS WILL NOT BE ACCEPTED 

6/'J- <i /)7_
For assistance filling out this form, contact the Permit Center at 586-0770. C f17 2, i, ~cc'/ 

Updated 6/2022- P181! 1 of 11:\FOltMS\PIANRlllM\l)PA_Flnol Draft doa Attachment A - Application Packet
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CITY/STATE PROJECT AND 
CllY AND BOROUGH OF 

LAND ACTION REVIEW APPLICATION JUNEAU 
"'

11
"' ~ -"''''' c,,, See reverse side for more information regarding the permitting process and the materials 

COMMUNITY DEV ELO PMENT required for a complete application. 
NOTE: Must be accompanied by a DEVELOPMENT PERMIT APPLICATION form. 

PROJECT SUMMARY 

Reconstruction of Teal Street from Crest St. to Jordan Ave. Two 12-ft driving lanes, 2-ft curb & 
gutter and 5-ft sidewalk on both sides of street, addition of street lighting. 

TYPE OF PROJECT REVIEW: 

f7l City Project Review n Oty Land Acquisition /Disposal n State Project Review 

PROJECT NUMBERS ASSOCIATED WITH PROPOSAL: 

.... Is this project associated with any other Land Use Permits? QYEs Case No.: _______ 
C 

R72-158a. -~ Capital Improvement Program# (CIP) 
a. 

1i
<( 

Local Improvement District# (LID) 

"CJ 

t State Project# \ 
a. 
E 
0 ESTIMATED PROJECT COST: ( $ 1.6 Million u 
QI 

..Q ALL REQUIRED MATERIALS ATTACHED 
{?. IZ] Complete application 

D Pre-Application notes (if applicable) 

IZ] Narrative including: 

IZ] Current use of land or building(s) 

IZ] Proposed use of land or building(s) 

D How the proposed project complies with the Comprehensive Plan 

D How the proposed project complies with the Land Use Code (Title 49) 
[Z] Site Plan (details on page 2) 

NOTE: This application is required even if the proposed project is associated with other Land Use permits. 

----------------uEPARTMENT USE ONLY BELOW THIS LINE--------------

CITY/STATE PROJECT FEES Fees Check No. Receipt Date 

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

Date ReceivedINCOMPLETE APPLICATIONS WILL NOT BE ACCEPTED Case Number 

For assistance filling out this form, contact the Permit Center at 586-0770. (: >/? 2 Z - CC, 1/ ( e- s- 2-- L 
~------- -~----~--~ 

Attachment A - Application Packet
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City/Stale Proiect and Land Action Review Information 
City and State project review is outlined in CBJ 49.15.580 

Each application for a City/State Project is reviewed by the Planning Commission at a public hearing. The permit procedure is 
intended to provide the Commission the flexibility necessary to make recommendations tailored to individual applications. 

Application: An application for a City/State Project Review will not be accepted by the Community Development Department until it 
is determined to be complete. The items needed for a complete application are: 

1. Forms: Completed City/State Project Review Application and Development Permit Application forms. 
2. Fees: No fee required for projects that cost less than $2.S million. For projects costing more than this amount, the fee is 

$1,600.00. All fees are subject to change. 
3. Project Narrative: A detailed narrative describing the project. 
4. Plans: All plans are to be drawn to scale and clearly show the items listed below: 

a. Plat, site plan, floor plan and elevation views of existing and proposed structures and land; 
b. Existing and proposed parking areas, including dimensions of the spaces, aisle width and driveway 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, height and type of plantings; and, 
f. 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. Electronic copies in the following formats: .doc, .txt, .xis, .bmp, .pdf, .jpg, .gif, .xlm, .rtf (other formats may be preapproved 

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

A lication Review & Hearin 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. Review 
comments may require the applicant to provide additional information, clarification, or submit modifications/alterations for 
the proposed project. 

Hearing: All City/State Project Review 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. The Planning Commission will make a 
recommendation based on staff's analysis and forward it to the Assembly for final approval/denial. 

INCOMPLETE APPLICATIONS WILL NOT BE ACCEPTED 

Attachment A - Application Packet
l:\FORMS\PLANFORM\CSP - City_State_Project_Review_Application.docx Revised May 2017 - Page 2 of 2 
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Teal Street Reconstruction 

CSP Application Narrative 

Current Conditions: 

Teal Street is located between Jordan Avenue and Crest Street and houses several human service and 

business buildings. The existing street has two 12-foot driving lanes without curb, gutter, or sidewalk, 

with street-side ditches capturing street drainage which is then discharged into Jordan Creek. Teal Street 

has very little street lighting causing a safety concern for residents and users of human service resources 

in the area. 

The underground water and sewer systems are aged and in need of replacement. 

Capital Transit has a bus stop located on the north side of Teal Street across from the Glory Hall and 

have committed to keep regular bus service to this area. 

Project Description : 

With the addition of the new Teal Street Center and Glory Hall, stakeholders in the area expressed a 

need for improved pedestrian safety on Teal Street. Lack of lighting, street parking, no sidewalk, and 

deep street-side ditches made navigating the area difficult for both pedestrians and vehicles. This 

reconstruction project includes the following: 

• Reconstruction and repaving of two 12-foot lanes, sloped to divert drainage to street side 

drainage structures. 

• Curb, gutter, and sidewalk on both north and south side of the street. 

• ADA compliant ramps and landing for the sidewalk. 

• Addition of street lighting 

• Replacement of water and sewer mains and services. 

• Improve drainage quality through bio retention ditches behind sidewalks. 

• Capital Transit bus pull out. 

• "No Parking Anytime" signs installed on both north and south sides of street. 

Attachment A - Application Packet
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IDEWALKS 

Attachment A - Application Packet
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6" 5' -0" 2' - O" 12' - 0" 12' -0" 2' -0" 5' -0" 6"u 
EXI STING GROUND I 
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* CITY AND BOROUGH OF 

i I ITlI r'II I ii 11111~,f-----
a:: 1i! >------'-
-;j_ u >-----

JUNEAU 
COMMUNITY DEVELOPMENT 

• 

InvitaƟon to Comment 

Your Community, Your Voice 

On a proposal to be heard by the CBJ Planning Commission 

Attachment B - Abutters Notice and Public Notice Sign Photo

155 S. Seward Street Juneau, Alaska 99801 

TO: 

An application has been submitted for consideration and public hearing by the Planning Commission 
for a City Project Review for Teal Street road improvements, including repaving of two 12‐foot lanes, 
addition of curb, gutter, sidewalks, street lighting, and street signage, replacement of water and 
sewermainsandservices, improvementtodrainage,andadditionofaCapitalTransitbuspull‐out. 

PROJECT INFORMATION: PLANNING COMMISSION DOCUMENTS: 

Project InformaƟon can be found at: Staff Report expected to be posted October 31, 2022 at 

hƩps://juneau.org/community‐development/short‐term‐projects hƩps://juneau.org/community‐development/planning‐commission 

Find hearing results, meeƟng minutes, and more here, as well. 

Oct. 18 — noon, Nov. 4 HEARING DATE & TIME: 7:00 pm, Nov. 8, 2022 Nov. 9 Now through Oct. 17 

Comments received during Comments received during This meeƟng will be held in person and by remote The results of 

this period will be sent to this period will be sent to parƟcipaƟon. For remote parƟcipaƟon: join the Webinar by the hearing will 

Commissioners to read in be posted the Planner, David visiƟng hƩps://juneau.zoom.us/j/81045199797 and use the 
preparaƟon for the online.

Peterson, to be included as Webinar ID: 810 4519 9797 OR join by telephone, calling: 
hearing.

an aƩachment in the staff 1‐253‐215‐8782 and enter the Webinar ID (above). 

report. 
You may also parƟcipate in person in City Hall Assembly 

Chambers, 155 S. Seward Street, Juneau, Alaska. 
FOR DETAILS OR QUESTIONS, 
Phone: (907)586‐0753 ext. 4132
Email: pc_comments@juneau.org 
Mail: Community Development, 155 S. Seward Street, Juneau AK 99801 

Printed October 14, 2022 

Case No.: CSP2022 0004 
Parcel No.: 0 
CBJ Parcel Viewer: hƩp://epv.juneau.org 27
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Purpose and Need Statement 
 
Although much of its watershed remains forested, Jordan Creek is located in an area that has 
rapidly urbanized late in the last century.  The creek and its watershed are valued by local 
citizens as a wildlife corridor and natural area in the Mendenhall Valley, which has become the 
population center of Juneau. Ensuring that Jordan Creek continues to provide good fish and 
wildlife habitat and clean water may be challenging as the demand for a developable land-base in 
Juneau continues to grow.  
 
Water quality monitoring and biological studies indicate that Jordan Creek water quality and fish 
populations are declining.  Jordan Creek is currently on the Alaska Clean Water Action (ACWA) 
list due to a high frequency of debris, sediment loading, and low dissolved oxygen levels.  Fish 
may be at least partly influenced by such water quality parameters, as well as more direct habitat 
impacts such as channel alteration and riparian disturbance.  Assessing watersheds and 
identifying ways to improve stream conditions helps direct financial and organizational 
resources, as demonstrated by the Duck Creek Watershed Management Plan (Koski and Lorenz, 
1999).  The plan has and continues to guide water quality monitoring and habitat rehabilitation 
projects on Duck Creek, a nearby stream that is historically similar to Jordan Creek.   
 
The purpose of this document is to summarize available information about Jordan Creek, 
describe the known and potential factors affecting water quality and fish habitat, and provide 
recommendations for further assessment and improving the overall condition of the stream while 
preventing further degradation.  It is intended to address water quality recovery by outlining 
tasks for attaining State of Alaska water quality standards, and as a general watershed 
management plan for conserving and protecting habitat.  This report is intended for use by 
agencies and citizens. 
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1.  Introduction 
 
1.1 Watershed Description 
 
Jordan Creek is a small, clear water stream located in the Mendenhall Valley (Figure 1), 
approximately 12 miles west of downtown Juneau, Alaska.  Steep mountains border the valley to 
the west and east, and the Mendenhall Glacier is located at the north end.  Prior to the 
Mendenhall Glacier’s most recent retreat beginning in the mid-1700s, Duck and Jordan Creeks 
were the most significant waterbodies draining glacial meltwater from the valley (Neal and Host, 
1999).  While the Mendenhall River is a glacial river that flows from Mendenhall Lake at the 
terminus of the glacier, Duck and Jordan Creeks are clearwater streams originating in the glacial 
outwash or steep mountain slopes.  Prior to the formation of the Mendenhall River, Duck and 
Jordan Creeks were the primary drainages in the Valley.  While Duck Creek flows into the 
Mendenhall River in the intertidal wetlands area at the southern end of the Valley, the outlet of 
Jordan Creek is located approximately 1.6 miles to the east.  The Jordan Creek watershed is 
effectively a small “sub-watershed” of the Mendenhall Valley.  “Upper” and “lower” Jordan 
Creek in this report generally refer to the areas upstream and downstream of Alaska State 
Highway 7, known as Egan Drive. 
 

Approximately 2,260 acres of land are 
contained within the Jordan Creek 
watershed (modified U.S. Forest Service 
6th Level Hydrologic Unit Code).  Several 
steep-gradient tributaries flow west to 
enter the main channel, which flows north-
south near the base of Thunder Mountain.  
Elevation ranges from over 2,800 feet on 
the eastern slopes to sea level where the 
creek becomes part of a complex estuary 
system.  Most of the east side of the 
watershed is undeveloped, forested 
uplands.  However, the west side of the 
main channel and most of the watershed 
downstream of Egan Drive is developed as 
residential housing and industrial 
facilities.  The creek flows through Juneau 
International Airport property before 
exiting a culvert into the Mendenhall 
Wetlands State Game Refuge.   
 
Mean annual discharge recorded at the 
U.S. Geological Survey gaging station 
located downstream of Egan Drive was 
7.76 cubic feet per second (cfs) for 1998-
2002 water years (Host and Neal, 2004).  
Mean monthly discharge ranges from 

Figure 1.  Map of the Mendenhall Valley.  Jordan Creek is 
on the right. 
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about 3 to 16 cfs (USGS station 15052475).  Although a shallow water table helps maintain 
stream flows, discharge generally corresponds to precipitation patterns (Figure 2).  Mean annual 
precipitation measured at the Juneau International Airport is approximately 57 inches, including 
95 inches of snowfall (Western Regional Climate Center website).  Portions of Jordan Creek 
downstream of Egan Drive go dry during periods of little or no precipitation (Host and Neal, 
2004; Bethers et al., 1995; Alaska Department of Fish and Game, 1979 unpublished field notes).   
 

Figure 2.  Mean monthly discharge values for Jordan Creek (U.S. Geological Survey 
station 15052475), and mean monthly precipitation at the Juneau International Airport 
(Western Regional Climate Center), Juneau, Alaska.
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The watershed contains approximately 11 miles of streams, including the main channel and its 
tributaries.  The main channel is about 3.5 miles long, and has been catalogued and confirmed as 
an anadromous fish stream by the Alaska Department of Fish and Game (ADF&G) (stream 
number 111-50-10620).  A total of 6.5 miles of stream are included in the anadromous waters 
catalog, which includes portions of the tributaries contributing to the main channel of Jordan 
Creek.  In terms of stream processes, much of the main channel is considered a narrow, low 
gradient floodplain channel.  There is a beaver dam/pond complex in the channel reach near 
Jennifer Street, and most of the channel downstream of Egan Drive is a shallow groundwater-fed 
slough (ADF&G Division of Sport Fish, 2003).   
 
1.2  Geology, Flora, and Fauna 
 
Mendenhall Valley geology consists primarily of glacial, glaciomarine, and alluvial deposits 
overlying a northwest-trending belt of metamorphosed volcanic and sedimentary bedrock.  
Surficial geology in the Jordan Creek watershed ranges from exposed bedrock to soils more than 
90 feet deep, depending on location and slope (Alcorn and Hogan, 1995; Brew and Ford, 1985; 
Schoephorster and Furbish, 1974).  Much of Jordan Creek’s main channel flows through 

 2
Attachment C - 2006 NRCS Jordan Creek Recreational & Management Plan

32

Section H, Item 2.



 

 3

stratified, well-drained, fine sandy loam.  However, large areas of poorly drained soils with 
discontinuous layers of iron-containing materials exist in the upper main channel (Schoephorster 
and Furbish, 1974).  A table summarizing identified soils information for the Jordan Creek 
watershed is included in Appendix A. 
 
Regional uplift in the tidal flats area around the Juneau International Airport has been observed 
since 1936.  The rate of uplift from 1936 to 1962 has been estimated at 0.05 ft/year, probably due 
to deglaciation.  Uplift may result in lowering of the water table relative to the land surface, 
which will likely increase the frequency of dewatering in some stream reaches (Host and Neal, 
2004).  
 
Much of the watershed canopy cover is closed Sitka spruce-western hemlock forest (Viereck et 
al., 1992).  The understory includes salmonberry, blueberry, devil’s club, ferns, skunk cabbage, 
horsetail, and other herbaceous plants.  Riparian areas may be populated by alder, willow, 
sedges, grasses, or the dominant tree species.  As Jordan Creek approaches Gastineau Channel, 
the vegetation reflects the wetland and estuarine environments through which the creek flows.  
The presence of large trees diminishes as sedges and grasses become the dominant plant types, 
particularly near the Airport and the State Game Refuge. 
 
Waterfowl, shorebirds, raptors, and songbirds frequent most of the watershed, but are 
particularly numerous in and around the State Game Refuge.  Small mammals such as porcupine, 
red squirrel, voles, and mice are likely year-round residents.  Large mammals such as black bear, 
Sitka black-tailed deer, and mountain goats live in portions of the watershed for at least part of 
the year.  Beavers are active in reaches of the main channel above Egan Drive, and otters 
frequent the lower stream reaches. 
 
Jordan Creek has been catalogued (stream number 111-50-10620) by ADF&G as an anadromous 
fish stream that supports coho, pink, and chum salmon, Dolly Varden char, and cutthroat trout 
(Johnson et al., 2004).  Good spawning and rearing habitat can be found throughout most of the 
main stem and parts of the tributaries (Bethers et al., 1995).  Other fish species such as capelin, 
sculpin, herring, eulachon, and flounder inhabit the estuarine areas in the State Game Refuge (K 
Koski, National Marine Fisheries Service, personal communication).   Further discussion of fish 
and fish habitat is included in Section 4. 
 
1.3  Land Use History 
 
The Mendenhall Valley was sparsely populated in the early 1900s.  Completion of the Nugget 
Creek powerhouse in 1914 (Alaska Electric Light and Power Company website) and the 
associated tramway facilitated travel and subsequent development of the Valley.  Fox, mink, and 
dairy farms were operated by some early Valley residents.  Salmon from Duck and Jordan 
Creeks were used to feed the fox and mink (Mielke, 2001).   
 
Rapid development of the Valley occurred late in the last century (Figure 3).  About 39% of 
Juneau’s population resides on the east side of the Mendenhall River in the Valley.  Most of the 
12,122 Valley residents live in single family dwellings (City and Borough of Juneau, 2001).  
Land use zoning upstream of Egan Drive is a mixture of single-family to multi-family residential  
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Figure 3.  Aerial photographs of the Mendenhall Valley, 1962 (left) and 2001 (right). 
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designations, with some land set aside as “rural reserve” (Figure 4).  The Tongass National 
Forest owns and manages much of the upland area on the east side of upper Jordan Creek.  
Downstream of Egan Drive, most of the land area drained by Jordan Creek has been developed 
for commercial and industrial uses.  Land use zoning in this area is a mixture of general 
commercial, light commercial, industrial, and some residential districts.  A higher density of 
stream crossings and riparian disturbance are found in lower Jordan Creek than in the stream 
corridor and its tributaries upstream of Egan Drive.  There is also more paved land surface per 
unit area in the lower than in the upper watershed. 

Figure 4.  Zoning designations of lands in the Jordan Creek corridor (City and Borough of Juneau Zoning 
Maps, 1987). 

D-5 
Single-family and duplex 
residential development at five 
dwelling units/acre. 

D-10 
(D-15, 
D-18) 

Multi-family residential 
development at ten units/acre. 

GC General Commercial - most 
commercial uses are permitted. 

LC 
Light Commercial - less 
intensive commercial 
development than is allowed in 
general commercial areas.   

I 
Industrial activity including 
manufacturing, processing, 
repairing and assembling 
goods. 

RR 

Rural reserve - public lands 
managed for conservation and 
development of natural 
resources, and for future 
community growth. 

 
The Juneau International Airport occupies the largest single piece of property in the lower 
watershed.  The airport was established to support U.S. military operations during World War II.  
The runway was paved in 1942, and the City of Juneau gained control of the airport in 1953.  
Runway expansion to allow for jet aircraft use was completed in 1961, and a full-length taxiway 
was constructed in 1989 (City and Borough of Juneau, 1999).   Jordan Creek flows through 
culverts beneath the taxiway and runway.  
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Resource use in the Jordan Creek watershed has included logging, gravel extraction, and water 
collection.  Land on the east side of Jordan Creek was clearcut in the late 1960s.  Also in the late 
1960s, a gravel pit was excavated on the creek just downstream from where the Thunder 
Mountain Trailer Court is currently located.  Known as Reid Pond, the pit was over 70 feet deep 
and was used as a dump for several years, though it has since been filled in (Bethers et al., 1995).  
A water collection system and storage tower was constructed in the mid-1980s on the largest 
single tributary to Jordan Creek, on the east side of the main channel.   
 

2.  Water Quality 
 
2.1  Water Quality Regulations 
 
Under section 305(b) of the Clean Water Act, states are required to evaluate all surface 
waterbodies and establish maximum allowable levels of pollutants, known as Total Maximum 
Daily Loads (TMDLs).  State water quality standards designate the uses to be protected (e.g., 
water supply, recreation, aquatic life) and the criteria for their protection (e.g., how much of a 
pollutant can be present in a waterbody without impairing its designated uses).  TMDLs are 
developed to meet applicable water quality standards, which may be expressed as numeric water 
quality criteria or narrative criteria for the support of designated uses.  The TMDL target 
identifies the numeric goals or endpoints for the TMDL that will lead to attainment of the water 
quality standards.  The target may be equivalent to a numeric water quality standard where one 
exists, or it may represent a quantitative interpretation of a narrative standard.   
 
Waterbodies in need of TMDL establishment are placed on a list that is often referred to as the 
“303(d)” list, after the associated section of the Clean Water Act.  In Alaska, the state 
Departments of Environmental Conservation, Fish and Game, and Natural Resources work 
collaboratively to characterize surface waters and identify stewardship actions.  Waterbodies 
nominated for protection or restoration, including 303(d) waters, are included on the state’s 
Alaska Clean Water Actions (ACWA) list. 
 
Title 18, Chapter 70 of the Alaska Administrative Code (AAC) establishes water quality 
standards for the waters of Alaska, including the designated uses to be protected and the water 
quality criteria necessary to protect the uses.  Designated uses established in the State of Alaska 
Water Quality Standards (18 AAC 70.020) for fresh waters of the state include (1) water supply, 
(2) water recreation, and (3) growth and propagation of fish, shellfish, other aquatic life, and 
wildlife, and are applicable to all fresh waters, unless specifically exempted.  The TMDLs for 
each water quality parameter for which a waterbody is listed must be developed to meet all 
applicable criteria.   
 
2.2 Jordan Creek Water Quality 
 
Water quality standards for each pollutant and use applicable to Jordan Creek are presented in 
Appendix B.  In 1998, Jordan Creek was added to Alaska’s 303(d) list for water quality 
impairment due to high sediment loads, low dissolved oxygen, and debris, and remains on the 
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2003 303(d) list for non-attainment of the applicable water quality standards.  Roads, recreation, 
urban development, and stormwater runoff were identified as nonpoint sources of pollution.   
 
The TMDL for debris has been set at zero, meaning that the water quality target for Jordan Creek 
is absence of garbage or other foreign residue.  TMDLs for dissolved oxygen and sediment have 
not been finalized.  Nevertheless, this document outlines a recovery plan for all three pollutants 
and includes suggestions for reducing or preventing others from affecting the water quality of 
Jordan Creek.   
 
Other potential pollutants include hydrocarbons from fuel storage tanks or spills, fertilizer or 
pesticide runoff from residential and industrial areas, and fecal coliforms from failing sewage 
lines, pet or wildlife waste, or camp sites primarily in the upper creek corridor.  In addition, 
ADEC has listed several contaminated sites in the Jordan Creek area.  A discussion of potential 
pollutants is included in this report to assist resource managers with preventing future water 
quality impacts. 
 
2.3  Designated Use Impairments 
 

2.3.1  Debris 
 
Jordan Creek does not fully support its designated uses of water supply and water recreation due 
to elevated instream debris levels.  Debris detracts from inherent aesthetic qualities and 
recreation, can introduce contaminants to the stream, and can impede fish passage or degrade 
habitat quality.  Potentially hazardous debris, such as fuel containers, have been observed and 
documented within Jordan Creek. Debris from household garbage can attract undesirable wildlife 
such as nuisance bears, a chronic problem in the upper watershed.  
 
The primary sources of debris in the creek are littering and improperly stored garbage near the 
creek.  Most debris in Jordan Creek appears to be a product of direct input from residential, 
commercial, and industrial areas or indirect inputs brought into the creek by wind, snowmelt, 
runoff, or wildlife.  In some areas, 
snow removal activities on streets, 
parking lots, and driveways result in 
debris deposition into or on the banks 
of the creek.  Littering is a chronic 
problem where roads and buildings are 
close to the creek, but is especially 
pronounced near food and convenience 
store businesses in the lower portion of 
the creek.   
 
Household garbage pulled into the 
creek or its banks by bears is a 
substantial source of debris in the 

upper Jordan Creek watershed (Figure 
5).  Bears frequent the forested east 

Figure 5: Garbage in Jordan Creek.  May, 2003. 
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side of Jordan Creek along Thunder Mountain.  Improperly stored garbage has been documented 
as a prime bear attractant and has been a source of concern both from a public safety and a litter 
problem.  CBJ records show that many of the reported bear sightings in the Mendenhall Valley 
are in the more densely populated areas that lie at the edge of the forest, such as Thunder 
Mountain Trailer Park.  Most trailer residents do not have garages or outbuildings, and find it 
difficult to keep trash indoors between collections.   
 

2.3.2  Dissolved Oxygen 
 
Jordan Creek was included on the ACWA list in 1998 for non-attainment of the dissolved gas 
standard due to low dissolved oxygen.  State water quality standards stipulate that dissolved 
oxygen concentrations must be greater than 7 mg/L in the water column and not less than 5 mg/L 
to a depth of 20 cm in interstitial water in order to meet the designated uses of growth and 
propagation of fish, shellfish other aquatic life and wildlife.  Limited monitoring conducted thus 
far on Jordan Creek indicates that low dissolved oxygen may occur at least periodically in both 
surface and interstitial water.  Additional monitoring is necessary to adequately assess dissolved 
oxygen in the creek, and the possible causes for low dissolved oxygen where it occurs. 
 
Dissolved oxygen in both the water column and interstitial gravels is critical for fish survival.  
Salmonids will seek areas that have adequate dissolved oxygen concentrations.  Several studies 
have shown that low interstitial dissolved oxygen concentrations during egg incubation reduced 
coho survival rates, and resulted in smaller alevins than would have hatched in greater 
concentrations of dissolved oxygen (Bjornn and Reiser, 1991). 
 
Low dissolved oxygen has been measured in both the surface and interstitial water of Jordan 
Creek, though most of the data was collected in surface water.  Data comparison and evaluation 
is problematic due to lack of established sample sites, differences in analysis techniques, lack of 
supporting data, and sporadic sampling frequency.  Amalga Street and Egan Drive locations have 
been used in the largest number of studies, and may offer the best available opportunities for 
comparing data over time and indicating upper and lower Jordan Creek water quality.  Interstitial 
dissolved oxygen measurements were included only in the National Marine Fisheries Service 
study on egg survival.  The following studies have included collection of dissolved oxygen data: 
 

• 1996-1998 National Marine Fisheries Service, Egg to Fry Survival Studies:  studies of 
egg-to-fry survival in Duck Creek, Jordan Creek and Steep Creek, along with dissolved 
oxygen measurements in the creeks. 

• 1997 National Marine Fisheries Service, Duck Creek Water Quality Monitoring:  water 
quality information for Duck Creek using Jordan Creek as a baseline for comparison. 

• 2002 CBJ, Stormwater Sampling Project:  water quality and flow velocity measurements 
from Mendenhall Valley and Vanderbilt Creek. 

• 2002-2004 Discovery Southeast, Educational Monitoring at Amalga Bridge:  water 
quality sampling at Amalga Street by middle school students under supervision of 
Discovery Southeast staff. 

• 2003-2004 University of Alaska Southeast, Mendenhall Valley Water Quality Sampling:  
water quality sampling by university students at Jordan Creek, Montana Creek and 
Mendenhall River.  
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• 2004 U.S. Geological Survey, Baseline Characteristics of Jordan Creek:  water quality 
and discharge data from nine sites along Jordan Creek, including in-depth 
characterization of the creek in three separate reaches. 

 
Three of the four low dissolved oxygen readings for Jordan Creek that led to its placement on the 
state impaired waters list were taken in a small tributary at Valley Boulevard, which no longer 
flows into Jordan Creek.  The water source for this tributary was a pair of gravel pits on Valley 
Boulevard that were mined in the 1960s and 1970s.  When the pits reached a depth of about 60 
feet, they intercepted an artesian aquifer high in iron and low in dissolved oxygen.  Gravel 
mining was abandoned due to an inability to control the water, and the pits became ponds.   
 
In 1981, a near-drowning incident occurred that resulted in a plan to fill in the ponds.  However, 
large amounts of unsuitable material were backfilled in the ponds (ADF&G reported household 
garbage, junked automobiles, and discarded equipment in the pit in 1984).  The pit was 
eventually completely filled, but the artesian flow has not stopped.  Most of the flow was 
rerouted to Duck Creek in the 1980s, but a small seep continued to enter Jordan Creek until 
recently.  Construction of a housing development on Valley Boulevard during the summers of 
2003 and 2004 regraded the surface pit flow to Duck Creek, though groundwater flow direction 
has not been determined.   
 
Additional low dissolved oxygen observations have been made at sites near Valley Boulevard, 
downstream of Thunder Mountain Trailer Park, and at Egan Drive.  The low dissolved oxygen 
readings corresponded to low discharge rates recorded at the stream gage.   However, the 
available discharge data may not accurately reflect stream flows at all study sites. The U.S. 
Geological Survey has continuously collected discharge data at the gaging station located 
downstream of Egan Drive since May, 1997.  A review of the online gage data shows that 
discharge was estimated (rather than measured) during some of the study periods.  Furthermore, 
Host and Neal (2004) found that channel dewatering downstream of Egan Drive may occur when 
flows at the gage are less than 0.6 ft3/s.  They also found that flow tends to increase between 
Thunder Mountain Trailer Park and Nancy Street, and that “Jordan Creek loses water in a 
downstream direction” from Nancy Street to Yandukin Drive.   
 
Interstitial dissolved oxygen has been measured in channel substrate at fifteen locations 
downstream of Thunder Mountain Trailer Court (K Koski, 1997 unpublished data).  Instrument 
readings were taken several times from April through June.  Dissolved oxygen concentrations at 
two locations were below the state standards for the entire study period.  Other sites had low 
dissolved oxygen on one or more sample dates.  Only one of the fifteen sites met state standards 
for interstitial dissolved oxygen concentrations throughout the study period, though 
measurements were not taken at all sites consistently.  Nearly all sites exhibited low interstitial 
dissolved oxygen concentrations on April 22, 1997, but discharge data for the gaging station is 
not available and flow measurements were not included in the study.   
 
Low interstitial dissolved oxygen is at least partly due to natural groundwater quality in the 
Jordan Creek watershed.  Groundwater contains little or no dissolved oxygen until it reaches the 
hyporheic zone, where oxygenated surface water infiltrates the stream substrate.  This zone can 
range from a few centimeters to more than a meter in depth, depending on several factors 
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including sediment composition, substrate particle size, elevation changes, and flow 
characteristics (Wetzel, 2001).  Furthermore, surface flow velocity is positively correlated with 
dissolved oxygen concentrations in both interstitial and surface water (Wetzel, 2001; Bjornn and 
Reiser, 1991), and should be locally measured in conjunction with dissolved oxygen readings.   
 
The presence of rust-colored precipitate (Figure 6) confirms that groundwater entering Jordan 
Creek in some stream reaches is low in oxygen and contains substantial concentrations of iron.  
Anoxic groundwater picks up dissolved iron as it flows through iron-containing soil layers.  
Upon reaching the hyporheic zone and subsequently the water column, the dissolved iron binds 
with oxygen to form a precipitate.  The process results in consumption of dissolved oxygen as 
surface waters mix with the groundwater and iron oxides are formed.   
 

Figure 6: Iron precipitate in the main channel near Jennifer 
Drive.  April, 2005. 

Further monitoring of dissolved 
oxygen in surface and interstitial 
waters is necessary to determine the 
extent impairment and potential 
causes of the problem, which may be 
partly due to natural conditions. 
Under normal conditions, the 
concentration of dissolved oxygen in 
small, turbulent streams is often at or 
above saturation.  Variations in 
dissolved oxygen concentrations 
may occur spatially and seasonally 
within a given stream, and can be 
influenced by fluctuations in 
discharge rates, temperature 
variations, and organic matter input.   
Decreases in base flows, increasing 

water temperature, and decomposition of organic matter can cause dissolved oxygen declines.  
Such influences may be partly responsible for some of the low dissolved oxygen observations 
made in Jordan Creek, but do not account for the substantial declines in fish populations that 
have been observed in recent years.   
 

2.3.3  Sediment 
 
Preliminary data suggest that Jordan Creek may not support its designated uses of growth and 
propagation of fish, shellfish, other aquatic life, and wildlife due to sediment input.  Excess 
sediment embeds spawning gravels, creating a physical impediment to fish reproduction and 
decreasing interstitial dissolved oxygen concentrations.  Since newly emerged fry occupy the 
interstitial spaces in optimal stream substrates, large inputs of sediment may also reduce stream 
carrying capacity by reducing available refuge (Bjornn and Reiser, 1991).  Over time, sediment 
inputs will change the hydrologic characteristics of a stream, potentially increasing the likelihood 
of flooding.  Although some natural sediment input is expected in nearly all stream systems, land 
use activities can have a significant impact on upland erosion and subsequent deposition of 
sediment in streams. 

10 
Attachment C - 2006 NRCS Jordan Creek Recreational & Management Plan

40

Section H, Item 2.



 

Jordan Creek hydrology is characterized by a low gradient main channel that is fed by relatively 
high gradient tributaries.  Stream channel process groups and types were identified and mapped 
by ADF&G Division of Sport Fish during the 2003 habitat survey of Jordan Creek, using the 
classification system developed by Paustian et al. (1992).  According to the survey data, the main 
channel has a tendency to retain sediment transported from steeper reaches or tributaries 
(Appendix C).  The tendency to store sediment in the main channel is exacerbated by soils in the 
watershed.  The steep upland slopes through which the high gradient tributaries flow have 
shallow, unstable, and unconsolidated soils.  Soils in the Valley and estuarine areas are deeper, 
but have high quantities of fine materials left behind as the glacier retreated.  Streambed 
materials in the main channel are potentially mobilized only during high runoff events. 
 

Figure 7: Streambank erosion near the City water tower.  The 
tower is located to the right of the stream.  April, 2005. 

The low gradient of the main channel implies that Jordan Creek is extremely sensitive to 
sediment input; erosion is likely to occur on steep uplands and disturbed areas, and stream 
energy is not normally great enough to mobilize accumulated sediments.  Although some 
sediment inputs can be expected 
under natural conditions, riparian 
and upland disturbance has 
occurred throughout the watershed 
as the area becomes more 
urbanized.  Substantial erosion was 
reported during construction of the 
water tower east of Jordan Creek, 
an area that continues to contribute 
sediment to the stream (Figure 7).  
Illegal off-road vehicle use in the 
upper watershed has caused 
streambank, floodplain, and upland 
erosion.  Riparian disturbance can 
frequently be observed in the lower 
stream corridor, where 
development is in close proximity 
to the stream. 
 
Sand that is applied to roads and parking areas for traction during winter months also contributes 
to streambed sedimentation.  The CBJ Streets Division cleans out sediment traps and oil-water 
separators in storm drains throughout the Borough at least once each year, which helps reduce 
the amount of sediment being delivered directly into surface waterways.  However, sand used on 
local roadways accumulates in snow enters the creek during spring runoff or is deposited in the 
creek during snow removal and storage activities throughout the winter (Figure 8).   
 
There may be a relationship between sediment loading and low dissolved oxygen levels in 
Jordan Creek.  Studies have shown that sediment input can reduce interstitial water flow, which 
leads to low dissolved oxygen levels in the substrate and in turn reduces the likelihood of egg 
survival (Hicks et al., 1991).  Because of this, the draft TMDLs developed for sediment and 
dissolved oxygen in 2004 have not been finalized.  The Mendenhall Watershed Partnership 
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(MWP) and University of Alaska 
Southeast are working to examine 
the two parameters concurrently, 
focusing on interstitial dissolved 
oxygen levels.   
 
2.4  Other Potential 
Pollutants 
 

Figure 8: Snow plowed from streets and driveways stored in the 
creek near Jordan Creek Center.  Sediment and debris are 
deposited in the creek when the snow melts.  February, 2005. 

Jordan Creek is listed as impaired 
only for the parameters discussed 
above—debris, dissolved oxygen, 
and sediment.  However, a 
comprehensive examination of 

factors that may affect water 
quality must also include potential 
pollutants.  The number of homes 
and businesses in the watershed 
has increased rapidly since the mid-1950s, which changes the nature and characteristics of runoff 
entering surface waters. 
 
As urbanization occurs, floodplain vegetation is replaced with impervious surfaces such as 
rooftops and pavement.  Runoff is transported more rapidly to stormwater systems and streams 
than it would be in an undeveloped area where precipitation is filtered through soils and 

vegetation before entering ground or 
surface water.  Household and 
industrial runoff may contain 
pollutants such as hydrocarbons, 
fertilizers, pesticides, pet feces, and 
various chemicals including solvents 
and cleaning fluids.  Hydrocarbon 
sheen has been observed on the 
surface of Jordan Creek during stream 
surveys (Figure 9). 
 

Figure 9: Hydrocarbon sheen on the water surface near Jordan 
Creek Center.  February, 2005. 

Reid Pond, the former gravel pit 
located in the headwaters of Jordan 
Creek, was used as a dump site for 
household garbage, overburden, and 
other debris (Bethers et al., 1995; 
Host and Neal, 2004).  A water 
sample collected in 1999 was 

analyzed for volatile organic compounds and found to contain 1.68 µg/L of 
dichlorofluoromethane.  The compound is commonly known as Freon® 12 and is used as a 
refrigerant.  No water quality standards have been set for the compound at either the state or 
federal levels.  The Occupational Safety and Health Administration and the National Institute for 
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Occupational Safety and Health have established exposure standards for the gaseous phase only 
(1,000 ppm over an 8-hour period and 10 ppm for a 10-hour period, respectively).  Although the 
site has been backfilled and the surface drainage has been routed to Duck Creek, groundwater 
flow may still lead to Jordan Creek.   
 
The area near the former pond site continues to be used as an illegal dump site.  Several similar 
illicit dumps exist in the upper creek corridor and may contain debris that includes toxic 
chemicals.  Car batteries, fuel containers, appliances, paint cans, and even a vehicle (Figure 10) 
have been found in or near the creek. 
 

Figure 10: A truck in upper Jordan Creek. Spring, 2003. 

Most Valley homes have sewer lines 
that transport waste to the treatment 
plant located on the Mendenhall 
River near the Airport property.  
Fecal coliforms from human sewage 
are therefore unlikely to become a 
contaminant in Jordan Creek unless 
sewer lines fail.  However, fecal 
coliforms concentrations in 
stormwater entering Jordan Creek 
exceeded state water quality 
standards for several sampling 
events in 2002.  Samples collected at 
Amalga Street, upstream of Egan 
Drive, and near the Jordan Creek 
Center contained fecal coliforms at 
concentrations ranging from 2 to 170 

cfu/100ml during the study period.  The state standard of less than 3 cfu/100ml was exceeded at 
all three sites for 50% or more of the sampling events (Carson Dorn, 2002b).  Pet waste, inputs 
from wildlife, and waste left by squatters living in the woods in the upper creek corridor are 
potential fecal coliforms sources.  
 
Several contaminated sites near Jordan Creek are identified on the DEC website 
(http://www.dec.state.ak.us/spar/csp/search/lust_results.asp).  Some of the listed sites remain in 
active status, and hydrocarbons have been detected in the groundwater in some areas.  At the 
present time, the only known data related to organic compounds in Jordan Creek was the sample 
taken near the former Reid Pond site. 
 

3.  Fish and Fish Habitat 
 
3.1  Jordan Creek Fish Species 
 
Jordan Creek is an anadromous fish stream that has supported coho, pink, and chum salmon, 
Dolly Varden char, and cutthroat trout (Johnson et al., 2004).  Steelhead have also been captured 
at the weir operated by ADF&G.  Stocking occurred in 1953 with the addition of 3,000 brook 
trout, followed by 4,800 coho salmon in 1970.  Good spawning and rearing habitat can be found 
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throughout most of the main stem and parts of the tributaries (Bethers et al., 1995).  Other fish 
species such as capelin, sculpin, herring, eulachon, and flatfish inhabit the estuarine areas in the 
State Game Refuge (K Koski, National Marine Fisheries Service, personal communication).    
 
Adult coho salmon typically enter Jordan Creek during high water periods in August through 
October, with the peak returns occurring in mid-September through early October.  Coho fry 
spend one to three winters in the creek, then migrate out to sea as smolts during May and June.  
Adult pink salmon occupy lower Jordan Creek between late June and mid-August.  Pinks spawn 
primarily in the intertidal zone, with smolt outmigration occurring in late winter and early spring.  
Chum salmon also spawn in intertidal areas and further upstream, and tend to stay in estuarine 
environments longer than pink salmon.  The Juneau area has a summer chum run that enters 
fresh water in July and August and spawn by the end of September, and a fall chum run that 
enters streams September through November and spawns from October through December.  
Resident cutthroat trout typically spawn in May through early June in tributary streams and 
headwaters, and adult Dolly Varden hatch in March and spawn in October and November 
(Bethers et al., 1995; Carson Dorn, 2002a).   
 
3.2  Fisheries Research 

 
3.2.1 Coho Egg and Smolt Studies  

 
Coho salmon have been studied as an indicator for resident and anadromous fish habitat 
condition in Jordan Creek, since spawning, incubation, egg development, emergence and 
juvenile rearing all take place within the creek.  Mean survival rate of 5.2% in 1996 and 44.7% 
in 1998 were reported during a study of egg-to-fry survival (Koski and Lorenz unpublished data, 
National Marine Fisheries Service, Auke Bay Fisheries Laboratory).  Dissolved oxygen levels 
were measured concurrently at Steep Creek, Duck Creek, and Jordan Creek in the 1998 study.  
Greater survival rates correlated to locations with higher dissolved oxygen levels at all sites as 
well as within Jordan Creek itself.   
 
Coho salmon escapement for 1996-2000 was below ADF&G management goals, and far below 
other nearby streams for the same time period.  Reduced smolt production is the suspected cause.  
The 2002 high peak count does not appear to be related to an increase in spawning escapement.  
Outmigrating smolts in 2001 were most likely the offspring of spawners from 1998 and 1999.  
Peak brood year spawner counts were 63 in 1998 and 47 in 1999, which are relatively low 
compared to the corresponding 25,909 smolts counted in 2001.  Data from Jordan Creek and 
other area streams suggest the unusually high smolt counts could be a result of greater smolt 
productivity than is normally observed, or that juveniles from other stream systems are moving 
into Jordan Creek to rear (Shaul et al., 2003). 
 
Shaul et al. (2003) speculate that the Jordan Creek stock may be particularly sensitive to variable 
environmental conditions that affect freshwater survival.   Murky, foamy runoff was observed by 
ADF&G crew members monitoring smolt traps on the creek in the spring of 2003, for about a 
day following the first rainfall after extended periods of dry weather.  Trapped smolts 
experienced about a 50% mortality during the first event.  Later events were monitored and the 
traps were emptied to allow the smolts to move out of the area (Carson Dorn, 2004).  

14 
Attachment C - 2006 NRCS Jordan Creek Recreational & Management Plan

44

Section H, Item 2.



 

3.2.2 Adult Coho Counts and Escapement Analysis 
 
ADF&G conducts annual peak counts of coho salmon in Jordan Creek as an indication of 
escapement levels, though the counts are not equivalent to total spawning stock sizes.  The stated 
“adult returns” on the 303(d) list for Jordan Creek refer to peak counts from those years rather 
than total spawning stock sizes.  Escapement trends were assessed for Jordan Creek by analyzing 
peak adult coho counts for 1981 through 2003, using Geiger and Zhang’s (2002) method (Carson 
Dorn, 2004).  Escapement trends can be difficult to determine because salmon populations 
typically fluctuate over time.  Data outliers and the data series length influence the outcome of 
statistical analyses.  Geiger and Zhang’s method is designed for analyzing trends in either 
escapement estimates or escapement peak counts, using 15 or 21 years of data in order to 
represent the current production regime of three to four generations for most salmon species.   
Peak adult coho counts and two possible escapement trends are shown in Figure 11.  The solid 
line represents the estimated trend based on 21 years of data (1983-2003) and the dashed line 
represents the estimated trend based on 15 years of data (1989-2003).  A population that declines 
at the rate of 3% over a 21-year period will have been reduced to 37% of its original size, which 
is a substantial change.  Similarly, a 75% reduction in population occurs at a declination rate of 
5% over a 15-year period. The estimated annual population decline for the 21-year data series is 
3.1%, and 7% for the 15-year data series.   Both series analyses lead to the same conclusion—the 
coho salmon stock in Jordan Creek has experienced what Geiger and Zhang term “a biologically 
meaningful decline.”  Analyzing the same data with a standard linear regression would indicate a 
population increase due to the influence of outlying values in 1992 and 2002.   
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Figure 11.  Adult peak coho counts and estimated population trends for Jordan Creek, 1981-2003.  The 
diamonds represent yearly peak coho counts.  The solid line represents the population trend estimated 
using a 21-year series.  The dashed line represents the population trend estimated using a 15-year series 
(Carson Dorn, 2004).   
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3.3  Fish Habitat Impacts 
 

Encroaching development has adversely impacted Jordan Creek fish habitat.  Downstream of 
Egan Drive, the stream corridor has been developed and there is little remaining connectivity to 
the floodplain.  Although much of the watershed upstream of Egan Drive remains largely 
undeveloped, most of the area is steep with small tributary channels that lack suitable fish habitat 
or are simply inaccessible due to high gradient.  Fish and fish habitat in Jordan Creek have been 
affected by both physical habitat alteration and by water quality influences.   
 

3.3.1 Channel Alterations 
 
Direct impacts to fish habitat include channelization and relocation of the stream channel.  Some 
stream reaches in the lower corridor have been moved or channelized to facilitate commercial 
development.  The portion of Jordan Creek flowing through Airport property was moved to its 
current location during initial construction in the 1930s (Federal Aviation Administration, 2005).  
Upstream of the Airport, approximately 1,000 yards of Jordan Creek were channelized between 
Old Glacier Highway and Egan Drive (Bethers et al., 1995).  Tributary flow into Jordan Creek 
was lost when the Egan Drive expressway was constructed (K Koski, personal communication).  
Although much of this section currently has overhanging banks and good vegetative cover, 
urbanization of the area continues to influence fish habitat quality.   
 

3.3.2 Streambank and Riparian Disturbance  
 
Riparian disturbance in several areas has resulted in loss of vegetative cover for fish.  On Airport 
property, removal of riparian vegetation is one of the wildlife management practices used for 
aircraft safety (Figure 12).  By reducing bird habitat, the Airport hopes to decrease the chances of 
aircraft accidents resulting from collisions with birds.  Streambanks in the Airport reaches of 
Jordan Creek appear to be stable, however, and herbaceous plants provide some fish cover in 
mid- to late summer. 
 
Elsewhere, riparian disturbance is 
less contrived.  Clearing of riparian 
vegetation is sometimes conducted 
by streamside landowners.  Riparian 
vegetation has been trampled in 
several locations in the lower creek 
corridor, particularly where parking 
lots and businesses are in close 
proximity to the stream.  Damage 
caused by illegal off-road vehicle 
users is more common in upper 
Jordan Creek, where floodplain 
wetlands associated with the Jordan 
Creek drainage on the east side of the 
stream have also been affected 
(Figure 11).  Several locations near 

Figure 12: Damage to the streambed, banks, and adjacent 
wetlands in upper Jordan Creek due to illegal off-road vehicle 
use.  May, 2004. 
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Nancy Street and Valley Boulevard have been damaged by vehicles driving through and 
sometimes in the creek.  The loss of riparian vegetation decreases available cover for fish, but 
also tends to destabilize streambanks.  Erosion—either natural or human-caused—will result in 
sediment deposition in the creek since most of the area’s soils have high sand and silt content 
(Schoephorster and Furbish, 1974), and the main channel lacks sufficient energy to mobilize fine 
materials.  The result is a loss of spawning habitat and a decrease in egg survival rates.  
 
Development projects and other human activity have also contributed sediment to the stream.  
Notices of violation for illegal placement of fill in Jordan Creek have been issued on several 
occasions.  Jordan Creek is listed as one of the streams “most seriously affected” by development 
activities in Juneau (City and Borough of Juneau, 1986).  The presence of regulatory controls 
over each of these activities has not prevented damage to instream habitat from occurring. 
Water quality factors have also impacted fish reproduction and fish habitat quality.  As 
previously discussed, sediment inputs may contribute to low interstitial dissolved oxygen.  
Excess sediment may also embed spawning gravels, decreasing the amount of available 
spawning habitat and burying existing eggs.  Finally, debris can impede fish passage by 
accumulating in log jams or clogging culverts.    
 

3.3.3 Fish Passage 
 
Providing adequate passage allows fish at various life stages to migrate into areas that will 
benefit them most.  A juvenile fish may move upstream or downstream to find food and cover 
until it is ready to go to saltwater, and adult fish need to migrate upstream in order to spawn.  
The map included in Appendix C shows 21 stream crossings on Jordan Creek (ADF&G habitat 
survey, 2003; NRCS staff observations, 2005).  Most of the crossings are located from Egan 
Drive downstream to the outlet.  A culvert is also located on the floodplain tributary channel 
north of the Airport taxiway (not shown on the map due to discrepancies between data layers.) 
 

Figure 13: Collapsed bridge near Sasha Street. April, 2005.  

Most of the crossings appear to be functioning, with the exception of the old bridge at Sasha 
Street (Figure 13).   Near the outlet in the State Game Refuge, the Airport maintains four stream 
crossings in close succession on Jordan Creek, with culverts ranging from 81 to 350 feet in 

length.  Tidal fluctuations 
influence water levels and flow 
velocities in the Crest Street, 
taxiway, and runway culverts.  
According to the Alaska 
Department of Natural Resources, 
the runway and taxiway culverts 
are in poor condition.  Fish passage 
through these culverts may be 
impeded during ebbing tides or 
when low tide is coupled with high 
stream discharge rates, when flow 
velocity through the culverts is 
greatest (Federal Aviation 
Administration, 2005).  Current 
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plans to expand the runway safety area includes replacing the runway and taxiway culverts with 
a single culvert that is approximately 770 feet in length, which may further impair fish passage 
near the mouth of the creek. 
 

4.  Recovery and Stewardship  
 
Although much of the watershed is forest land, the density and close proximity of urban 
development have impacted Jordan Creek water quality and fish habitat.  Physical alterations to 
the stream channel and associated floodplain have contributed to declining water and fish habitat 
quality.  Nevertheless, Jordan Creek still provides good fish habitat throughout most the system 
and steps can be taken to improve water quality and prevent further degradation.   
A discussion of general recovery and stewardship topics is included below, followed by an 
outline of specific goals, objectives, and action items.  Improving water and fish habitat quality 
in Jordan Creek will require cooperation between multiple entities including resource agencies, 
local government, land owners, citizens, and natural resource nonprofits.  The plan should be 
revisited approximately every five years to determine if goals, objectives, and action items 
should be adapted to new conditions. 
 
4.1  Discussion 
 
Impacts to water quality and fish habitat on Jordan Creek are often interrelated.  There are also 
some impacts that are caused by natural processes.  For instance, dissolved oxygen levels are 
affected by the presence of iron-rich groundwater entering Jordan Creek.  Discontinuous strata of 
iron-containing soils are found throughout the Valley.  Groundwater transports some of this iron 
in solution to the stream, where it mixes with dissolved oxygen to form iron oxides.  This rust-
colored precipitate is found in various stream reaches, and has been observed at least since the 
1930s (Mielke, 2001).  Control of this process would require maintaining streamflow and 
discharge velocities great enough to flush iron—something that is difficult given the low 
gradient of Jordan Creek’s main channel.   
 
Similarly, it would not be feasible to control geologic and other natural processes that may be 
affecting streamflow.  The lower portion of the stream near the estuary has been subject to 
dewatering for many years (ADF&G unpublished field notes, 1965, 1970, 1977, and 1979).  
Whether this is a function of the channel’s hydrology, a result of periodic drought, related to 
global warming, a product of glacial uplift, or a combination of these factors is subject to 
discussion and further monitoring.   
 
Human influences are likely accelerating or exacerbating such natural processes, and adding 
additional pressures on water and habitat quality.  Improvement the condition of Jordan Creek 
and protecting its future will depend on communication and coordination among agencies, local 
government, community groups, businesses, and residents.  Several organizations and 
government agencies can provide technical and/or financial assistance for specific projects, 
including MWP, state and federal resource agencies, and CBJ.  Organizations such as Trail Mix 
and Southeast Alaska Guidance Association (SAGA) do hands-on work and may be able to 
provide knowledge or services that can assist with completion of bank stabilization, revegetation, 
trail construction, or other resource improvements.   
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Communication between these entities is critical for identifying, prioritizing, and completing 
successful projects.  The Duck Creek Advisory Group (DCAG) has functioned as a forum for 
stream management dialogue between agencies and community groups since the late 1990s, but 
has met with decreasing frequency in recent years.  Initially the group focused solely on Duck 
Creek, but has expanded their scope to include Jordan Creek and other Juneau streams.  
Currently a technical advisory subcommittee of MWP, the DCAG needs to be revitalized.  
Involving neighborhood associations and local residents in protection and rehabilitation efforts 
will be essential to improving and protecting Jordan Creek.  

 
4.1.1 Urbanization and Land Use 

 
Regardless of the natural processes influencing Jordan Creek, human activities have had a 
substantial impact on water quality and fish habitat.  Land use has perhaps been the single most 
influential factor affecting the creek.  Southeast Alaska’s rugged terrain precludes an abundance 
of developable land.  This is apparent in Juneau, where the demand for residential land exceeds 
the available supply.  Because of this, areas along the east side of Jordan Creek may eventually 
be considered for housing or commercial development.  Much of the area is zoned as “rural 
reserve” and currently provides the only remaining open space on the east side of Mendenhall 
Valley.  Even under the current zoning designation such land uses as residential development, 
resource extraction activities, and development of recreational facilities may be allowed (City 
and Borough of Juneau Land Use Ordinance 49.25.200, and Table 49.25.300).   
 
Urbanization alters stream hydrology.  As the amount of impervious surface area increases 
within a given watershed, infiltration decreases.  The result is that peak stream discharges 
increase and occur soon after precipitation events or snowmelt occurs.  Base flows may also 
decrease as groundwater infiltration is impeded (U.S. Environmental Protection Agency, 1993; 
Knighton, 1998; Dunne and Leopold, 1978).  Loss of habitat, degraded water quality, and 
decreased biological diversity has also been correlated with increases in the percentage of 
developed watershed area (Schueler, 1994; Arnold and Gibbons, 1996).  Maintaining the east 
side of Jordan Creek as open space, therefore, would help prevent further stream degradation.  
Reestablishing riparian buffers through purchasing land and/or easements where development 
has occurred within the setback should be pursued where possible.  Finally, development should 
be minimized if preventing it altogether is not possible. 
 
Should the area east of upper Jordan Creek be developed, land use planning can be an effective 
tool in preventing water quality and habitat degradation.  Techniques such as watershed-based, 
overlay, and low density zoning; and establishing urban growth boundaries can all be used to 
direct land uses and ultimately protect the hydrologic function, water quality, and biologic 
diversity of surface water systems (Schueler and Holland, 2000).  Erosion potential, vegetation 
type, hydrology, proposed land uses, fish and wildlife sensitive habitat areas, and flood 
frequency are among the parameters that should guide establishing development zones.  Once 
established, zoning can only help prevent degradation if followed consistently.   
 
In describing stream channel process types throughout Southeast Alaska, Paustian et al. (1992) 
suggested management considerations for hydrology, aquatic habitat, and riparian areas 
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associated with each stream classification.  ADF&G classified Jordan Creek channel process 
types during the 2003 habitat survey of Jordan Creek.  A map of channel types and tables listing 
stream channel process types and management considerations are included in Appendix C.  In 
general, the portions of Jordan Creek that provide good fish habitat also have a tendency to store 
sediment.  Because of the high concentration of fine materials in most of the watershed’s soils, 
activities that cause erosion should be avoided.  If and when development does occur, efforts 
should be made to prevent offsite soil transport and ultimately its deposition in the creek. 
 
Some resource development has occurred on the east side of Jordan Creek.  The area near Sasha 
Street has been logged in the past, and the City constructed a water collection system adjacent to 
the primary tributary to Jordan Creek in the mid-1980s.  The tank and associated service road 
was constructed on steep terrain with unconsolidated soils.  A substantial amount of sediment 
was contributed to the stream during construction, and erosion continues to be apparent.  
Stabilizing exposed riparian and upland areas would greatly reduce the amount of erosion and 
therefore the sediment inputs into the stream.  Streambanks near the water tower should be 
regraded to gentler slopes and revegetated.  Reducing the pad and road footprints to the 
minimum necessary area would decrease the amount of exposed soil that is subject to erosion 
runoff.  And finally, sealing or paving the road and tower pad would protect the soil and prevent 
future erosion. 
 

4.1.2  Riparian Buffers  
 
Part of good stream stewardship involves maintaining adequate setbacks and avoiding riparian 
disturbance.  The City and Borough of Juneau Coastal Management Program (1986) includes a 
50 foot setback for development adjacent to anadromous streams or lakes, and states that the 
setback area should be vegetated or revegetated to “maximize shade on the stream.”  The same 
statement is also made in Section 49.70.950 of the local Land Use Ordinances.  In addition, no 
disturbance is allowed within 25 feet of anadromous waterbodies (CBJ Land Use Ordinance 

49.70.310).  Structures and parking 
areas do exist within the setback, either 
because they were constructed prior to 
enacting the ordinance or because 
variances are granted.  Development 
close to the creek is particularly 
evident downstream of Egan Drive 
(Figure 14). 
 
Maintaining the minimum setback will 
ensure riparian buffers exist, providing 
adequate instream fish cover and 
helping to filter potential pollutants 
from surface runoff before water enters 
the stream.  Foregoing granting 
variances for building setbacks and 
enforcing the ordinance when 
violations occur are two important 

Figure 14: Buildings and parking areas in lower Jordan Creek 
that are situated within the 50-foot setback.  February, 2004. 
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aspects of maintaining riparian buffers.  Reestablishing a riparian buffer where development 
within the setback has occurred should be pursued where feasible. 
 
Recreational activities in the upper watershed have disturbed riparian areas, wetlands, and the 
floodplain.  Off-road vehicle use is illegal in the areas of Jordan Creek currently being damaged 
by such recreation is subject to local ordinances governing riparian disturbance as well as state 
regulations that protect anadromous fish habitat (AS 41.18.870).  While rehabilitation of the 
disturbed sites is under way, it is likely that the area will continue to be used unless education, 
enforcement, and access control occur, and an off-road recreation area is established.   
 
The need for providing an approved off-road recreation area in Juneau is apparent.  There 
currently are no City lands set aside for off-road vehicle use, and Forest Service lands such as the 
Dredge Lakes area used to be open to motorized recreation but have since been closed.  Raising 
public awareness of appropriate public land uses may help reduce the frequency of impacts to the 
creek either by appealing to riders themselves or to local residents and other recreationists 
interested in protecting the area.  Enforcing City ordinances governing off-road vehicle use 
would also help, but requires additional patrols and is therefore difficult.  Ideally, a combination 
of these tactics should be used in combination with rehabilitation of damaged habitat in order to 
improve the condition of upper Jordan Creek. 
 
Riparian vegetation has been removed on Airport property in order to minimize the amount of 
bird habitat, thereby reducing the likelihood of aircraft accidents due to bird strikes.  Eliminating 
vegetation by paving or gravel surfacing adjacent to the aircraft operations areas is recommended 
in the Airport’s Wildlife Hazard Assessment (Wilmoth et al., 2001).  The report also 
recommends reducing the number of trees near the float plane pond, and removing any 
vegetation that provides food sources for wildlife (such as woody, berry-producing shrubs and 
trees).  Although such a recommendation is not specifically stated for the Jordan Creek corridor, 
much of the woody riparian vegetation has been removed.   
 
Although such practices impact salmonid habitat, maintaining or restoring woody riparian 
vegetation is counter to Airport wildlife management procedures.  However, maintaining a 
building setback of at least 50 feet and retaining the herbaceous cover that currently exists will at 
least provide some protection to water quality while allowing fish to migrate through the 
property.  Following the Wildlife Hazard Assessment recommendation to avoid mowing grassy 
areas in mid- to late summer will not only reduce the likelihood of birds using such areas, but 
will help provide some instream fish cover and filter runoff entering the stream.  Where Airport 
stormwater runoff is routed to the stream, settling basins should be used to reduce the amount of 
fines entering the system.  And finally, any additional development of the Jordan Creek corridor 
on Airport property should be avoided to prevent further degradation of fish habitat and water 
quality in both the creek and the estuary. 
 

4.1.3 Snow Removal and Storage 
 
With almost eight feet of average annual snowfall in the Juneau area, ice control and snow 
storage can be problematic.  Sand is often used to improve traction on icy streets, later depositing 
in local streams during runoff periods.  Streams are convenient areas to dump excess snow when 
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people clear driveways or parking areas.  Businesses and residential homeowners need to be 
educated about the potential impacts of improper snow storage on water quality and fish habitat, 
and provided with some guidance on proper snow management.  Alternative storage locations 
should be established through collaboration between resource agencies, CBJ, local businesses, 
and snow plow contractors. 
 
Snow management practices should be planned to maintain vehicle and foot traffic access while 
taking natural areas into consideration.  Snow should be stored away from streams, preferably in 
areas where good vegetative cover will trap excess sediment before entering stormwater systems 
or waterways.  This is particularly important where large areas are cleared, such as on Airport 
property or business centers like the Nugget Mall or Jordan Creek Center parking lots.  
Government road maintenance crews and individual snow removal service operators should be 
encouraged to reduce plowing speed over stream crossings in order reduce the amount of snow 
that is sidecast into surface waterways.  Providing a community snow storage area with a settling 
basin would help reduce the amount of sediment entering Jordan Creek and other local 
waterbodies as a result of snow removal and storage activities. 

 
4.1.4 Other Potential Pollutants 

 
Residential, commercial, and industrial development will likely continue to grow and change in 
the Jordan Creek watershed.  Demand for residential property remains high in Juneau, and the 
Airport plans to expand facilities in the near future.  As previously discussed, runoff from 
developed areas may contain a variety of potential pollutants.   Controlling nonpoint source 
pollution will be more critical to protecting water quality as development continues to occur in 
the Jordan Creek watershed. 
 
Sediment, chemicals used for road de-icing, petroleum products, household and industrial 
cleaners, and pet waste can all be at least partially filtered by riparian vegetation.  Upholding the 
required 50 foot building setback will help prevent pollution from entering streams via surface 
runoff.  Rehabilitation of disturbed riparian areas and damaged streambanks should also be a 
priority.  Offering tax breaks or other incentives for developers who leave more than a 50 foot 
setback intact, or who enhance an existing setback, would provide additional motivation for 
protecting stream buffers.  And finally, installation and regular maintenance of oil-water 
separators and sediment traps in stormwater collection systems will reduce direct inputs of 
sediment and hydrocarbons into the stream. 
 
In addition to maintaining riparian buffers to assist with runoff filtration, reducing the source of 
potential pollutants is also important.  The U.S. Environmental Protection Agency estimates that 
nearly one million tons of chemical fertilizers and 70 million pounds of active pesticide 
ingredients are applied to the nation’s lawns each year (Schueler and Holland, 2000).  Should 
residential development continue in the Jordan Creek watershed, public education about the 
affects of such chemicals and alternative lawn maintenance techniques would help prevent 
potential impacts to water quality.   
 
Assessment of contaminated sites within the Jordan Creek watershed needs to be completed in 
order to determine the potential of hydrocarbons or other organic compounds entering the creek.  
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At the present time, the only water quality data related to organic compounds in Jordan Creek 
was a sample taken near the former Reid Pond site in the upper creek corridor that was analyzed 
for volatile organic compounds (Host and Neal, 2004). 
 

4.1.5 Fish Habitat 
 
Bethers et al. (1995) state that “much of the productive capability of Jordan Creek has been lost,” 
though the report also notes that good spawning and rearing habitat can be found throughout the 
system.  Improving water quality will likely improve fish survival and reproduction in Jordan 
Creek.  Direct, physical implications of management alternatives on fish survival, productivity, 
or habitat quality are stated in the following sections, but may touch on water quality parameters 
previously discussed.   
 
Maintaining stable, well-vegetated riparian corridors is important for both water quality and fish 
habitat.  Streambank erosion adds sediment to the stream, which can physically clog spawning 
gravels.  Embedded substrate impedes creation of redds (gravel “nests” in which fish lay their 
eggs), decreases the chances of egg survival, occupies interstitial space that might be used by fry, 
and potentially reduces interstitial dissolved oxygen.  Excess sediment may also reduce the 
abundance or type of invertebrates available for food (Bjornn and Reiser, 1991).  Removing 
riparian vegetation also directly impacts fish habitat—lack of vegetative cover makes fish 
vulnerable to predation and leads to increased stream temperatures.   
 
The connectivity of streams to their associated floodplains is ecologically important, and helps 
attenuate flood flows that may threaten human infrastructure (Dunne and Leopold, 1978).  
Juvenile fish will sometimes use side channels and wetlands associated with a stream as rearing 
habitat.  Such areas contribute nutrients to the stream, and provide aquatic and terrestrial habitat 
for macroinvertebrates that are a source of food for fish.  Reduction of floodplain habitat often 
results in a decline in stream biodiversity (Wetzel, 2001).  Additional development of the 
floodplain may therefore impact fish productivity in Jordan Creek, and increase flood frequency 
and severity.  Impacts to wetlands and floodplains that are outside of the recommended setback 
should be avoided in order to protect biologic and hydrologic stream functions. 

 
4.1.6 Fish Passage 

 
An assessment of all culverts on Jordan Creek would provide information about the overall 
quality of fish passage on Jordan Creek, and help determine which structures should be replaced 
or removed to ensure all life stages of fish are able to migrate up and downstream at various 
flows.  Unnecessary stream crossings should be removed when possible, particularly when the 
structure has failed.  The abandoned bridge near Sasha Street is one such example, though it does 
not appear to block fish passage.  Should new stream crossings be constructed, bridges should be 
installed if possible as they are preferable to culverts for providing good fish passage.   
 
Most of the existing stream crossings are located on lower Jordan Creek.  In order to access 
upstream spawning areas, anadromous fish must migrate from saltwater through a series of 
culverts on the Airport property.  Proposed expansion of the runway safety area includes plans to 
replace the existing runway and taxiway culverts with a single culvert that is 770 feet in length.  
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The proposal includes daylight wells at 100-foot intervals, a “more natural channel bottom than 
the current culverts,” and a shallower channel slope with correspondingly lower stream velocities 
(Federal Aviation Administration, 2005).  Although culvert extension is generally counter to fish 
passage goals, upgrading this culvert is expected to improve conditions and should be a priority. 
 
4.2  Goals and Action Items 
 
Several factors affecting Jordan Creek have been discussed in this and other reports.  These 
factors are often interrelated, and are both caused by human activity and can be mitigated by 
future actions.  Timing is critical however, as increasing pressure on Jordan Creek threatens to 
degrade the system to a point where recovery is difficult and costly, as has occurred with Duck 
Creek.  Although the TMDLs for sediment and dissolved oxygen have not been finalized, water 
quality recovery can still proceed.   
 
Goals for improving Jordan Creek are stated below.  Because this report was initiated to address 
waterbody recovery in relation to the TMDLs, water quality goals are listed first and have been 
prioritized according to the degree to which they threaten the creek.  The listing of the fish 
habitat protection goal last does not imply that it is less important than the water quality goals.  
Rather, many of the associated objectives and action items are similar to or reinforce those stated 
for water quality goals.  Objectives and action items listed for each of the goals are intentionally 
not prioritized because they are often interrelated.  Furthermore, projects addressing specific 
resource concerns are most often initiated opportunistically, when funding, time, agency and/or 
local government policies, and community initiative are favorable.  The information is outlined 
for reference in Appendix D, which includes a list of potential leaders or participants in working 
toward stewardship of Jordan Creek. 
 
Goal 1: Jordan Creek meets state sediment water quality standards. 

 
Objective 1.1: Prevent and reduce erosion. 

 
Action 1.1.1 ⇒ Discourage motorized recreation in the upper Jordan Creek  

corridor by eliminating/blocking access points, posting signs, 
regular public outreach, and establishing an acceptable riding area.  

 
Motorized vehicle use in the upper Jordan Creek corridor is damaging streambanks, spawning 
areas, floodplains, and wetlands.  Efforts have been made to deter use of the area, with varying 
degrees of success.  Posted signs have been removed or destroyed, and attempts to block access 
have been bypassed or have led to development of additional access points.  These efforts will 
only be successful if combined with a public outreach campaign and enforcing regulations 
governing such activities.   
 
Wetland areas and floodplains near Montana Creek have been similarly impacted by illegal 
motorized recreation.  Discouraging off-road vehicle use will remain ineffective if riders have no 
options.  Providing established off-road vehicle use areas would help prevent degradation of 
Jordan Creek and other streams within the City and Borough of Juneau.   
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Action 1.1.2 ⇒ Enforce regulations that address riparian and stream disturbance.  
 

Regulations governing riparian and stream disturbance are in place at the city, state, and federal 
levels.  Enforcement of setback ordinances, state regulations regarding protection of anadromous 
fish habitat, and federal laws governing wetlands and waterways will protect Jordan Creek and 
prevent future violations from occurring.  Requiring habitat rehabilitation actions should be part 
of the enforcement, but will only be effective if oversight and subsequent monitoring is done. 
 

Action 1.1.3 ⇒ Require and encourage best management practices that control  
off-site migration of sediment during land-disturbing activities. 

 
Best management practices (BMPs) are often included in federal, state, and city permits issued 
for development projects.  It is critical that BMPs are included with such permits, and that they 
address erosion control measures.  Ensuring that the permitee follows the BMPs requires 
monitoring by the issuing authority.  However, limited staff resources often preclude project 
oversight and developer interaction.  In such cases, it is helpful to have community groups such 
as the MWP or neighborhood associations who are willing to encourage land owners and 
developers to use BMPs, and check to see that practices are being maintained throughout the 
duration of a given project. 
 

Action 1.1.4 ⇒ Stabilize the road, tank pad, and streambanks associated with the  
CBJ water storage facility on the main Jordan Creek tributary. 

 
Substantial erosion occurred during construction of the CBJ water tower, and the area continues 
to contribute sediment to Jordan Creek.  The road and tank pad are unpaved and are subject to 
sloughing and rill erosion during precipitation and runoff events.  Nearby streambanks are 
unvegetated, steeply sloped, and composed of unconsolidated material that is vulnerable to 
erosion.  Sediment transport to Jordan Creek is facilitated by a combination of steep upland 
slopes and high gradient stream channel.  Stabilizing the storage tank area will help reduce the 
amount of sediment being deposited in the main stem of Jordan Creek. 

 
Action 1.1.5 ⇒ Rehabilitate disturbed streambanks, riparian areas, floodplains,  

and uplands. 
 
Rehabilitation of disturbed areas is much less effective than preventing damage from occurring 
in the first place.  Resource agencies, local government, and community groups must continue to 
work proactively to prevent impacts to streambanks, riparian areas, floodplains, and uplands.  
Once damage occurs, issuing violations and requiring mitigation for damages to aquatic 
resources will help prevent future problems. 
 
Streambanks damaged by off-road vehicle use in upper Jordan Creek were recently stabilized 
through a cooperative effort by U.S. Fish and Wildlife Service, CBJ, and SAGA.  Similar bank 
rehabilitation projects may need to be completed at other locations in upper Jordan Creek, and at 
several locations in the lower stream corridor.  Bank trampling in the lower creek reaches has 
occurred primarily where businesses and parking lots are within the setback. 
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Objective 1.2: Maintain and improve riparian areas. 
  
Action 1.2.1 ⇒ Educate the public about stream stewardship and the importance  

of maintaining riparian buffers for fish streams.  
 
The MWP distributed flyers about streamside stewardship to residents in the Mendenhall Valley 
several years ago, in cooperation with CBJ.  Such public outreach should be repeated, perhaps 
including other media.  For example, watershed councils in the upper Lynn Canal communities 
of Haines and Skagway are initiating a “Watershed Weekly” radio show to help educate listeners 
about watershed resources and conservation.  Incorporating internet, radio, and printed material 
into an education campaign about stream stewardship would reach a wider audience than using a 
sole media source. 
 
Discovery Southeast continues to provide outdoor education to students.  Their programs have 
fostered an appreciation of stream resources in the Mendenhall Valley and elsewhere.  Support 
for theirs and similar programs will promote awareness about resource stewardship. 
 

Action 1.2.2 ⇒ Maintain riparian buffers by not granting streamside setback 
variances.  

 
The fact that CBJ has a setback ordinance can be considered progressive.  Many local 
governments in Alaska and the Pacific Northwest do not have such ordinances, which are critical 
for ensuring good water quality and fish habitat.  However, variances are often granted and 
development within the setback has occurred.  Ensuring a 50-foot riparian buffer along Jordan 
Creek and other streams will help protect water quality and fish habitat, and will only occur if 
variance requests are forgone in favor of maintaining the setback. 

 
Action 1.2.3 ⇒ Enforce regulations where disturbance has occurred. 

 
Where working cooperatively with landowners has proven ineffective, issuing citations may be 
necessary to prevent future violations.  As in the past, organizations such as MWP, DCAG, and 
neighborhood associations can assist in bringing violations to the attention of the appropriate 
authorities.   

 
Action 1.2.4 ⇒ Reestablish riparian corridors where possible. 

 
The area downstream of Egan Drive has several parking lots and some structures that are in close 
proximity to the creek.  Some may have been constructed prior to enactment of the setback 
ordinance.  Reestablishment of adequate riparian buffers may require purchasing property or 
easements, followed by rehabilitation efforts.  This would be particularly beneficial for areas 
such as the corridor behind Jordan Creek Center and Lyle’s Hardware. 
 
Objective 1.3: Improve snow removal and storage practices. 

 
Action 1.3.1 ⇒ Develop a city-wide snow management plan that includes best  
                        management practices for snow plowing and storage, and an  
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                       education and outreach component for contractors, residents,  
                       business owners, and both state and local government crews  
                       involved in snow management. 

 
Streams and riparian areas are often used as snow dumps because they are usually outside of 
heavy traffic areas.  However, plowed snow often contains debris, hydrocarbons, deicing 
chemicals, and sand used for traction on roads and driveways.  When stored in or directly 
adjacent to streams, pollutants enter the system as the snow melts.  A city-wide plan should be 
developed to help improve snow management practices.  The plan should include 
recommendations for storage, use of sand and de-icing chemicals, and an outreach campaign 
oriented toward those involved in snow management.  Plowing speeds should be reduced when 
waterways are crossed in order to reduce the distance and amount that snow is sidecast.  In some 
cases, it may be best to install snow or silt fences to prevent debris and other nonpoint source 
pollutants from entering streams when snow melts. 
 

Action 1.3.2 ⇒ Establish snow storage areas that includes measures to prevent  
offsite transport of sediment (e.g., sediment traps, silt fencing). 

 
Ideally, snow storage areas should be established.  The City of Anchorage maintains several 
snow storage areas that include sediment traps and flow barriers to contain pollutants.  
Establishing similar storage facilities in Juneau is a long-term project that will involve planning 
for future land uses.  
 
Goal 2: Dissolved oxygen concentration in Jordan Creek meets water quality 
standards for designated uses. 

 
Objective 2.1: Determine if dissolved oxygen concentrations in the water column and 
substrate are adequate to support designated uses. 

 
Action 2.1.1 ⇒ Establish monitoring sites and analysis techniques, and monitor  

regularly.  
 
Several studies have collected data on dissolved oxygen in the water column of Jordan Creek, 
and one study included interstitial dissolved oxygen.  The available data indicate that dissolved 
oxygen concentrations fall below state water quality standards at some locations at least 
periodically.  Establishing regular monitoring sites, including locations that have been sampled 
in the past, would help with comparison and statistical analysis of existing data.  If sites cannot 
be staked or marked, documenting their locations will assist future monitoring efforts. 
 
Water quality analyses techniques for dissolved oxygen can yield different results.  For instance, 
results obtained by using a Hach kit can give significantly different readings from an instrument 
with a dissolved oxygen probe.  Conducting a study that includes different analysis techniques 
may also help identify gaps in existing data, and determine a degree of confidence for drawing 
conclusions about water quality data obtained in different studies. 
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Objective 2.2: Assess the influences on dissolved oxygen levels in the water column 
and substrate 
 

Action 2.2.1: Monitor dissolved oxygen throughout the year. 
 
Both interstitial and water column dissolved oxygen monitoring should occur throughout the 
year.  Studies thus far indicate that oxygen levels fall below state standards seasonally or 
periodically.  In order to gain a better understanding of the variations in dissolved oxygen 
concentrations, monitoring needs to occur on a regular basis throughout the year.  Conducting 
dissolved oxygen studies in relation to rearing and spawning times may also provide additional 
information about its relationship to fish in Jordan Creek. 
 

Action 2.2.2: Monitor potentially influential factors in conjunction with dissolved  
oxygen studies. 

 
Several factors influence the concentration of dissolved oxygen in surface waters.  Therefore, in 
order to allow for more accurate data interpretation, such factors should be measured 
concurrently.  Water temperature, at-site discharge and/or flow velocities, current and recent 
weather, and contributing groundwater hydrology would provide additional information that may 
help in analyzing Jordan Creek water quality.  Corresponding collection of iron concentrations 
may also help determine the relationship between iron and dissolved oxygen at specific sites and 
throughout the stream system.  Sampling methods should be recorded, and sampling sites should 
be standardized so that repetition is possible.   
 
Interstitial dissolved oxygen should be monitored in spawning areas.  A full habitat assessment 
of the stream that includes identification of spawning areas would be necessary to establish 
optimal monitoring sites that would not disturb fish.  The habitat assessment should be 
coordinated with ADF&G, and establishing interstitial monitoring sites would require a permit.   
 
There may be some correlation between sediment loading and interstitial dissolved oxygen 
concentrations.  For this reason, sedimentation should be monitored in conjunction with 
dissolved oxygen studies.  Established sampling sites could be periodically surveyed to illustrate 
changes in the channel cross-section over time.  Coupled with sieve analyses of substrate 
samples, the data could be analyzed with interstitial dissolved oxygen readings to determine the 
relationship between sediment and dissolved oxygen levels exists.  
 
Goal 3: Keep Jordan Creek free of anthropogenic debris. 
 
Solving the debris problem in Jordan Creek is twofold – prevention of nonpoint sources of 
debris, and cleanup activities. A number of actions including increased public awareness of the 
importance of Jordan Creek as a resource, increased abundance and use of appropriate garbage 
receptacles, and increased enforcement of public ordinances, can significantly reduce the amount 
of debris input into the stream. However, as it is not practical to expect that all debris will be 
controlled even with the best preventative measures, cleanup activities will likely be an integral, 
ongoing part of the solution to the debris problem in Jordan Creek. 
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Objective 3.1: Remove existing debris from Jordan Creek and its tributaries. 
 

Action 3.1.1 ⇒ Continue to support and expand volunteer cleanup events. 
 
Litter-Free, a non-profit organization committed to keeping Juneau clean and encouraging 
recycling, organizes a community-wide cleanup each Spring where residents and volunteers pick 
up garbage throughout the city.  The MWP organizes an adopt-a-stream program to help keep 
defined reaches of streams in the Mendenhall Valley (including Jordan Creek) free of garbage 
and litter. Groups dedicated to a specific reach should also be encouraged to conduct trash 
pickups during the summer and fall.  
 
In order to foster education and to get school groups involved, a program could be started at 
Glacier Valley Elementary and Floyd Dryden Middle School to have each class pick up trash at 
least once a year, and track the amount and type of trash they remove. Promoting additional 
cleanup events by involving local businesses and community groups would help ensure debris 
removal continues on a regular basis.  

 
Action 3.1.2 ⇒ Remove the failed bridge at Sasha Street. 

 
The failed bridge on Jordan Creek near the end of Sasha Street is more of a debris source than a 
block to fish passage.  The bridge was probably constructed to facilitate logging on the east side 
of Jordan Creek many years ago, and is no longer in use.  Removal of the bridge may require 
permits if working in the stream is necessary to complete the project, but most likely could be 
done by hand or with small equipment during low water periods.   
 
Objective 3.2: Prevent debris from entering Jordan Creek and its tributaries. 

 
Action 3.2.1 ⇒ Educate the public about the need to control litter for health and  

sanitation, animal control, protecting fish and wildlife habitat, and 
ensuring good water quality. 

 
A change in public attitude and perception toward the importance of small stream systems such 
as these is critical in implementing the debris TMDL.  Educational and outreach programs 
targeted at the two nearby schools (Glacier Valley Elementary School and Floyd Dryden Middle 
School) are recommended to foster a sense of ownership among the residents of the area.  
Information plaques about specific habitat features and water quality could be added to the 
nature trail area near Jennifer Drive in order to educate the public about the need for stream 
stewardship.  Additionally, neighborhoods could be encouraged to organize junk-hauling days, 
where residents could group together to make efficient and cost-effective trips to the landfill.  
 

Action 3.2.2 ⇒ Promote the use of bear-proof containers or centrally located  
trash receptacles in high-density housing areas. 

 
A pilot program was instituted by the local refuse collection company to test bear-resistant trash 
bins for residential use.  The bins hold the same volume as three standard trash cans (96 gallons 
per bin) and have a latching lid mechanism.  The bins have been used at two trailer parks near 
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downtown Juneau, and have successfully deterred bears.  Containers can be rented for a monthly 
fee.  An incentive program for residents or for the local refuse company could be initiated to 
reduce the expense of providing containers and would encourage more widespread use.  
 
An alternative to individual bear-proof trash receptacles would be centrally located bearproof 
garbage storage buildings for high-density residential areas.  Central garbage containment 
systems for high density housing areas would be more cost-efficient than renting individual 
containers, and would save valuable space.  If used effectively, a central container may help de-
habituate bears that have become accustomed to roaming through housing developments in 
search of garbage.  Outreach to residents and property managers in such areas would likely need 
to be coupled with incentives or grants to construct facilities and encourage their use.  
 

Action 3.2.3 ⇒ Provide bear-proof garbage and recycling receptacles in source  
areas such as store parking lots. 

 
The amount and frequency of debris in Jordan Creek increases substantially where “source” 
businesses are nearby.  In lower Jordan Creek, there is an abundance of litter from businesses 
such as McDonald’s and the Breeze In. Placing bear-proof garbage receptacles that are easily 
visible within the commercially developed portion of Jordan Creek would help reduce the 
amount of litter on streets as well as the creek.  Centralized recycling containers placed in 
convenient locations such as outside of convenience and grocery stores would help encourage 
recycling and reduce the amount of garbage that accumulates between weekly pickups.  
 

Action 3.2.4 ⇒ Enforce local ordinances that address garbage storage, littering,  
polluting water, and illegal camping. 

 
In March 2002, the City and Borough of Juneau adopted an Urban Bear Ordinance designed to 
reduce the attractiveness of garbage to bears.  Relevant provisions specify that garbage must be 
kept in a bear-resistant container or enclosure, and put out for collection no sooner than 4 a.m. on 
pickup day.  If garbage has attracted bears and the resident or business fails to take steps to 
legally store the garbage, they may be cited for maintaining a bear attraction nuisance.  The 
citation carries a $50 fine for the first offense. 
 
Similar ordinances exist for littering, polluting water, and illegal camping.  Several illegal 
dumping sites are located in upper Jordan Creek, some of them in drainages that periodically go 
dry but contribute seasonal flow to Jordan Creek.  Garbage associated with illegal camps or 
squatters is common in upper Jordan Creek.  The mere presence of ordinances does not appear to 
deter people from littering.  Enforcement is needed in order to stop such activities from 
occurring, and may provide funds to help in future control efforts. 
 

Action 3.2.5 ⇒ Establish a bottle deposit system for the Borough. 
 
In conjunction with garbage containment strategies, more stringent enforcement of littering and 
garbage-related ordinances can help reduce the input of debris to the creek. However, 
enforcement is difficult.  A long term incentive program such as establishing a bottle deposit 
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system for the Borough could help encourage recycling and defray some of the costs associated 
with garbage control efforts, or fund similar programs.  
 
Goal 4: Jordan Creek water quality is not degraded by point and nonpoint source 
pollution. 

 
Objective 4.1: Assess Jordan Creek water quality. 
 

Action 4.1.1⇒ Continue monitoring basic water quality parameters. 
 
Jordan Creek is included on the ACWA list in part because there had been some preliminary data 
suggesting impaired water quality.  Parameters such as temperature, dissolved oxygen, pH, 
turbidity, and conductivity are standard for most monitoring efforts.  Continuing to collect such 
data will provide basic water quality information over time.  However, the comparability and 
analysis of such data will only be possible if sampling sites are well documented and preferably 
established to allow for replication, and adequate quality control measures are utilized in data 
collection. 
 

Action 4.1.2 ⇒ Maintain stream gaging on Jordan Creek. 
 
The USGS has a gaging station on Jordan Creek.  Discharge data collected at the station has been 
useful for a variety of different studies conducted on the creek and in the Mendenhall Valley.  
Maintaining the gaging station would provide continuity in discharge information, an important 
factor for being able to assess changes over time.  The station is currently not operating due to 
lack of funding. 
 
Objective 4.2:  Assess known and potential contaminant sources. 

 
Action 4.2.1 ⇒ Assess and map potential contaminants, point and nonpoint  
     sources of pollution in the watershed.  
 

The common water quality monitoring parameters discussed above do not serve as indicators for 
chemical or biological water quality impairments such as hydrocarbons or microbial pollutants.  
A full assessment and mapping of potential contaminants and potential sources of pollution in 
the watershed would assist with further water quality recovery and protection planning.  
Updating the 1996 Mendenhall Valley Drainage Study that was conducted by R&M 
Engineering, Inc. may be necessary to accurately identify flow pathways and stormwater inputs 
for Jordan Creek and other Valley waterbodies.  Additional stormwater monitoring efforts, 
contaminated site assessment, evaluation of existing and planned wastewater systems, and 
identification of hydrocarbon and chemical storage sites would help identify potential threats to 
Jordan Creek water quality. 
 

Action 4.2.2 ⇒ Assess active contaminated sites and groundwater flow into  
Jordan Creek and associated wetlands.  
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Determination of local groundwater flow direction should occur in areas where active 
contaminated sites exist in the lower creek corridor, and in the former Reid Pond area.  Such an 
assessment would help determine potential contaminant sources for Jordan Creek and adjacent 
wetland areas. 
 
Objective 4.3: Reduce current and prevent future nonpoint source pollution. 

 
Action 4.3.1 ⇒ Work with appropriate land owners and responsible agencies to  

eliminate or reduce potential pollutants.  
 
Once the assessments of Objective 4.1 are completed, land owners and responsible agencies need 
to work cooperatively to eliminate or reduce potential pollutants.  Efforts may include relatively 
simple tasks like public outreach and education, and more complicated projects such as 
contaminated soil removal.  Opportunities for improving stormwater management, such as 
installation or improved maintenance of oil-water separators and sediment traps, should be 
identified. 
 

Action 4.3.2 ⇒ Educate the public about potential impacts of residential chemical  
use on water quality.  

 
Stream stewardship outreach campaigns should include information on how individual 
residential homeowners can reduce potential impacts to surface water quality.  Efforts such as 
the storm drain stenciling project implemented by MWP several years ago should be revitalized.  
The project involved painting streets to remind people that gutters and drains lead to fish 
streams.  Community hazardous waste collection days are periodically hosted at the local 
landfill, and should be supported by public education about potential impacts of chemicals on 
stream resources.  A volunteer pick up service could be initiated to facilitate collection.  
 
Goal 5: Jordan Creek is a productive anadromous and resident fish stream. 

 
Objective 5.1: Maintain and improve instream fish habitat quality. 

 
Action 5.1.1 ⇒ Maintain building setbacks to protect riparian buffers, and  

revegetate disturbed areas. 
  
As previously discussed, riparian buffers are critical for protecting water quality and providing 
instream fish cover.  The setback should be maintained, and may need to be extended in areas 
where wetland or floodplain habitat connectivity to the creek is necessary to ensure fish habitat 
quality.  The primary oversight for maintaining riparian buffers is provided through project 
development and local permits, but community groups can work proactively to encourage 
protection of riparian areas.  Organizations such as the MWP can promote good stream 
stewardship as well as initiating rehabilitation projects where needed. 
  

Action 5.1.2 ⇒ Address issues related to motorized recreation in the upper  
Jordan Creek corridor.  
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As previously discussed, controlling off-road vehicle use will be a long-term effort involving a 
variety of different stakeholders and approaches.  Access to the upper Jordan Creek corridor 
needs to be blocked, damaged areas need to be stabilized and revegetated, and pertinent 
regulations need to be enforced.  Outreach and education of adjacent residents and user groups is 
also necessary to control the problem.  Without providing approved riding areas however, upper 
Jordan Creek and other stream and wetland areas will remain vulnerable to off-road vehicle use.  
A combination of these approaches will be most effective at achieving the intended goal. 
 

Action 5.1.3 ⇒ Enforce regulations governing anadromous waters. 
 

Enforcement of regulations governing anadromous waters is twofold—it involves working with 
developers and resource users to obtain necessary permits when projects include working in 
streams, and issuing citations for those violating relevant laws.  While most developers obtain 
necessary permits, a review of Jordan Creek project history reveals several citations that have 
been issued for permit violations or code violations without a permit.  With regard to illegal 
vehicle crossings of anadromous fish streams, enforcing regulations is complicated by lack of 
staff and difficulty in accessing vulnerable areas.  Still, enforcement is necessary in order to 
prevent future impacts to stream resources. 
 
Objective 5.2: Protect hydrologic and ecologic stream functions. 
 

Action 5.2.1 ⇒ Maintain connectivity with the floodplain by preserving open  
space along stream corridors. 

 
Further development of the floodplains associated with Jordan Creek should be avoided in order 
to protect fish habitat and attenuate potential flooding.  Purchasing easements to protect the 
remaining floodplain should be pursued where possible.  Reestablishing floodplain corridors that 
have been developed is more expensive and difficult, as it involves purchasing land and/or 
easements and may involve extensive rehabilitation work to restore floodplain functions.  
However, it may be a long-term option for restoring Jordan Creek. 
 
Objective 5.3: Ensure adequate passage for resident and anadromous fish at all life 
stages. 
 

Action 5.3.1 ⇒ Assess and map fish passage structures at all stream crossings  
on the mainstem and tributaries, and prioritize those needing 
replacement or removal.  

 
Most of the stream crossings on Jordan Creek were mapped by ADF&G during the 2003 stream 
habitat survey.  Assessment of fish passage on Jordan Creek should include mapping the stream 
crossing locations on the main stem and tributary channels, a description of the structure, 
dimensions, and age or date of installation.  Much of the information exists, but should be 
compiled and prioritized for replacement or removal. 
 

Action 5.3.2 ⇒ Replace or remove inadequate or unnecessary stream crossings.  
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Information gathered from a fish passage assessment and prioritization could be used to work 
with landowners and resource agencies to remove or replace stream crossings to improve fish 
passage.  Since most of Jordan Creek’s stream crossings are downstream of Egan Drive, ensuring 
fish passage is critical for returning adult salmon as well as juveniles seeking rearing habitat.   
 
Current Airport expansion plans include replacing the aging taxiway and runway culverts with a 
single, 770-foot long culvert.  Although the existing culverts are in poor condition and create a 
partial barrier to fish passage, extending the culverted stream section will likely exacerbate the 
problem.  The proposed design provisions include a bottomless arch or box culvert that is 12 feet 
in diameter, with daylight wells at approximately 100-foot intervals.  Ensuring that the 
provisions are included in the culvert replacement will help alleviate some aspects of extending 
the culvert, but do not improve the overall condition of lower Jordan Creek.   

 
Action 5.3.3 ⇒ Avoid installing additional stream crossings if possible.  Where  

new crossings are necessary, minimize their number and ensure 
that new structures are constructed to provide fish passage at all 
life stages. 
 

Installation of bridges or culverts inevitably contributes sediment to streams, even when best 
management practices are employed to control erosion during construction.  Because the main 
channel of Jordan Creek lacks sufficient stream energy to mobilize sediment regularly, projects 
that are likely to contribute sediment to the stream should be avoided.  Minimizing the number of 
stream crossings necessary to provide safe access should be pursued wherever possible, and can 
be accomplished through development planning and design.  And finally, should stream 
crossings be necessary, they should be designed and installed to provide adequate passage for 
fish at all life stages. 
 

Action 5.3.4 ⇒ Clear debris from existing structures on a regular basis.  
 
Culverts on Jordan Creek appear to pass debris, seldom accumulating enough debris to prohibit 
stream flow or fish passage.  City maintenance crews periodically check stream crossings and 
clear debris where obstructions may cause backwatering.   
 
Objective 5.4: Conduct biological monitoring of Jordan Creek and its tributaries. 
 

Action 5.4.1 ⇒ Continue to monitor fish populations.  
 
Weir data gathered by ADF&G has helped with analyzing population trends in Jordan Creek.  
Such data becomes more valuable over time, allowing for meaningful statistical analyses.  
Continuing operation of the weir will help assess the creek’s biological condition. 
 

Action 5.4.2 ⇒ Identify and monitor spawning areas in conjunction with water 
quality studies and land use activities.  

 
An assessment of spawning areas in Jordan Creek and subsequent monitoring of the sites would 
help determine if a correlation exists between sediment loading, low dissolved oxygen, and the 
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presence and quality of spawning areas in the creek.  Monitoring the areas over time would 
provide additional information about fish populations and productivity. 
 

Action 5.4.3 ⇒ Include invertebrate sampling in biological studies.  
 
Aquatic invertebrates have been used as indicators of water quality and stream condition.  Since 
they spend much of their lives in the stream, near or in the substrate, invertebrates are influenced 
by water quality and changes in the physical environment.  Including invertebrate sampling with 
stream monitoring events may provide additional information about the overall condition of 
Jordan Creek. 
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Soils in the Jordan Creek watershed (Schoephorster and Furbish, 1974).  Series names may not reflect current taxonomic naming 
conventions. 

Series  Series Description Soil 
Depth Vegetation Type* Mapping 

Unit Mapping Unit Description Depth to 
Groundwater 

AmA Am fine sandy loam, 0-3% 
slopes. 

Am 

Somewhat poorly and poorly drained soils 
occurring on broad, nearly level valley 
bottoms and gently sloping alluvial fans.  
Generally consisting of gray silty and sandy 
waterlaid sediments over gravel and coarse 
sand.  Iron-containing materials and strata 
of very coarse sand may occur in 
discontinuous layers at any depth.   

40 inches 
to many 

feet 

Two main types: tall 
willows, and a forest 
of stunted western 
hemlock with Sitka 

spruce. 
AmB Am fine sandy loam, 3-7% 

slopes. 

Fluctuates 
between 0 to 4 
feet, but usually 
less than 2 feet

Be 

Excessively drained, very gravelly sandy 
soils occurring on nearly level alluvial plans 
and terraces or undulating to hilly moraines.  
Soil composition below 10 inches is 
generally 50-75% gravel and cobblestones.  

Generally 
5 feet or 

more 

Slow growing Sitka 
spruce, willows, and 
scattered patches of 

cottonwood, low 
shrubs and 

herbaceous plants. 

BeA 

Be very gravelly sand, 0-3% 
slopes.  May include areas of 
wet sandy soils, steeper Be 
soils, and Mh soils. 

Usually greater 
than 4 feet, but 
may be less in 
low-lying areas.

Co 

Poorly drained soils on nearly level alluvial 
plains, consisting of deep gray silty waterlaid 
sediments that often contain strata of sandy 
materials and peat.  May contain thin strata 
of fine sand and seams of buried organic 
matter at various depths.   

Generally 
5 feet or 

more 

Predominantly 
sedges and 

grasses, but may 
support stands of 
Sitka spruce and 
western hemlock. 

CoA 

Co silt loam, 0-3% slopes in 
low-lying, alluvial plains near 
the coast.  Includes areas of 
very poorly drained shallow 
peat and pockets of Am and 
Le soils. 

Usually 2 feet or 
less 

He 

Well-drained soils on nearly level alluvial 
plains in broad stream valleys.  Stratified 
sediments consist of olive gray silty and 
sandy waterlaid sediments overlying coarse 
sand and gravel.   

40 inches 
to 6 feet 

Sitka spruce and 
western hemlock 

forest 
HeA 

He fine sandy loam, 0-3% 
slopes on nearly level, 
slightly elevated areas on 
alluvial plains. 

Usually more 
than 4 feet but 
may be less 
during runoff 

periods 

Kupreanof 
Well drained soils on moraines, formed in 
very gravelly loamy till.  Coarse fragments 
comprise 40-60% of the soil volume, and 
large stones or boulders are common. 

Generally 
5 feet or 

more 

Forest dominated 
by Sitka spruce and 
western hemlock. 

KuF 

Kupreanof gravelly silt loam, 
35-75% slopes.  Includes 
small areas of Tolstoi and 
Karta soils. 

n/a 
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Soils in the Jordan Creek watershed (Schoephorster and Furbish, 1974).  Series names may not reflect current taxonomic naming 
conventions. 

Series  Series Description Soil 
Depth Vegetation Type* Mapping 

Unit Mapping Unit Description Depth to 
Groundwater

Le 

Very poorly drained soils on nearly level 
flood plains.  Composed of a thick mat of 
partially decomposed organic material 
overlying predominantly silty sediments that 
may contain thin strata of fine sand. 

40 inches 
to several 

feet 

Sedges, grasses, 
patches of willow 
and alder brush. 

LeA 

Le silt loam, 0-3% slopes.  
Occurs in slight depressions 
in stream valleys and 
occasionally floods.  Includes 
small streams and patches of 
Fu and Am soils. 

Usually less 
than 1 foot 

Mh 
Well drained soils on low undulating or hilly 
moraines near large glaciers.  Consists of 
variable quantities of gravel, cobble, and 
boulders in dark gray loamy materials. 

Generally 
5 feet or 

more 

Primarily Sitka 
spruce and western 

hemlock forest. 
MhC 

Mh gravelly sandy loam, 3-
7% slopes.  Includes areas 
with irregular, short slopes 
and small, ponded 
depressions. 

Varies 

SaB 

Salt Chuck very gravelly silt 
loam, 3-7% slopes.  Occurs in 
gently sloping alluvial fans 
formed by small streams. 

Salt Chuck 
Well drained very gravelly soils on alluvial 
fans and uplifted beach areas.  Coarse, flat 
or subangular fragments make up 40-75% 
of the soil volume. 

4 feet or 
more 

Forest dominated 
by Sitka spruce and 
western hemlock. 

SaC 

Salt Chuck very gravelly silt 
loam, 7-12% slopes.  Occurs 
in moderately sloping alluvial 
fans formed by small streams.

Usually >4 feet, 
unless 

inundated by 
runoff. 

Tolstoy-
McGilvery 
Complex 

Well-drained, shallow soils over bedrock 
occurring hilly to steep ridges and 
mountainsides.  May consist of forest litter 
overlying thin, gray to brown soil layers 
over bedrock, or forest litter resting directly 
on bedrock.  Commonly associated with 
steep, irregular slopes with rock outcrops. 

5 to 20 
inches 

Forest dominated 
by Sitka spruce and 
western hemlock. 

ToF Tolstoy-McGilvery Complex, 
35-75% slopes n/a 

Wadleigh 

Somewhat poorly drained soils that occur 
on lower slopes of hills and mountains.  A 
mat of forest litter overlies thin, very 
gravelly loamy materials on top of a firm 
substratum of glacial till that impedes 
internal drainage. 

Generally 
5 feet or 

more 

Western hemlock 
forest with scattered 

Sitka spruce. 
WaD Wadleigh gravelly silt loam, 

12-20% slopes. 

Seepage 
perched on 

slowly 
permeable, 

compact 
substratum  
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Appendix B 
Alaska Water Quality Standards  

for Debris, Dissolved Oxygen, and Sediment 
 

 
Attachment C - 2006 NRCS Jordan Creek Recreational & Management Plan

72

Section H, Item 2.



 

 
Alaska water quality standards for debris 
 

 

Water Use Description of Standard 

(A) Water Supply 

(i) drinking, culinary 
and food processing 

May not, alone or in combination with other substances or wastes, make the water unfit or 
unsafe for the use; cause a film, sheen, or discoloration on the surface of the water or 
adjoining shorelines; cause leaching of toxic or deleterious substances; or cause a sludge, 
solid or emulsion to be deposited beneath or upon the surface of the water, within the water 
column, on the bottom, or upon adjoining shorelines. 

(ii) agriculture, 
including irrigation 
and stock watering 

May not be present in quantities to cause soil plugging or reduced crop yield, or to make the 
water unfit or unsafe for the use. 

(iii) aquaculture May not, alone or in combination with other substances or wastes, make the water unfit or 
unsafe for the use. 

(iii) industrial May not, alone or in combination with other substances or wastes, make the water unfit or 
unsafe for the use. 

(B) Water Recreation 

(i) contact recreation May not, alone or in combination with other substances or wastes, make the water unfit or 
unsafe for the use; cause a film, sheen, or discoloration on the surface of the water or 
adjoining shorelines; cause leaching of toxic or deleterious substances; or cause a sludge, 
solid or emulsion to be deposited beneath or upon the surface of the water, within the water 
column, on the bottom, or upon adjoining shorelines 

(ii) secondary contact May not, alone or in combination with other substances or wastes, make the water unfit or 
unsafe for the use; cause a film, sheen, or discoloration on the surface of the water or 
adjoining shorelines; cause leaching of toxic or deleterious substances; or cause a sludge, 
solid or emulsion to be deposited beneath or upon the surface of the water, within the water 
column, on the bottom, or upon adjoining shorelines 

(C) Growth and 
Propagation of Fish, 
Shellfish, other 
Aquatic Life and 
Wildlife 

May not, alone or in combination with other substances or wastes, make the water unfit or 
unsafe for the use, or cause acute or chronic problem levels as determined by bioassay or 
other appropriate methods.  May not, alone or in combination with other substances, cause 
a film, sheen, or discoloration on the surface of the water or adjoining shorelines; cause 
leaching of toxic or deleterious substances; or cause a sludge, solid or emulsion to be 
deposited beneath or upon the surface of the water, within the water column, on the bottom, 
or upon adjoining shorelines 
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Alaska water quality standards for dissolved oxygen 

 
Water Use Description of Standard 

(A) Water Supply 

(i) drinking, culinary 
and food processing 

Dissolved oxygen (DO) must be greater than or equal to 4 mg/l (this does not apply to lakes 
or reservoirs in which supplies are taken from below the thermocline, or to groundwater). 

(ii) agriculture, 
including irrigation 
and stock watering 

DO must be greater than 3 mg/l in surface waters. 

(iii) aquaculture DO must be greater than 7 mg/l in surface waters.  The concentration of total dissolved gas 
may not exceed 110% of the saturation at any point of sample collection. 

(iii) industrial May not cause detrimental effects on established water supply treatment levels. 

(B) Water Recreation 

(i) contact recreation DO must be greater than or equal to 4 mg/l. 

(ii) secondary contact DO must be greater than or equal to 4 mg/l. 

(C) Growth and 
Propagation of Fish, 
Shellfish, other 
Aquatic Life and 
Wildlife 

DO must be greater than 7 mg/l in waters used by anadromous or resident fish.  In no case 
may DO be less than 5 mg/l to a depth of 20 cm in the interstitial waters of gravel used by 
anadromous or resident fish for spawning.  For waters not used by anadromous or resident 
fish, DO must be greater than or equal to 5 mg/l.  In no case may the DO be greater than 17 
mg/l.  The concentration of total dissolved gas may not exceed 110% of the saturation at 
any point of sample collection. 
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Alaska water quality standards for sediment 
 

Water Use Description of Standard 

(A) Water Supply 

(i) drinking, culinary 
and food processing 

No measurable increase in concentration of settleable solids above natural conditions, as 
measured by the volumetric Imhoff cone method. 

(ii) agriculture, 
including irrigation 
and stock watering 

For sprinkler irrigation, water must be free of particles of 0.074 mm or coarser.  For irrigation 
or water spreading, may not exceed 200 mg/l for an extended period of time. 

(iii) aquaculture No imposed loads that will interfere with established water supply treatment levels. 

(iii) industrial No imposed loads that will interfere with established water supply treatment levels. 

(B) Water Recreation 

(i) contact recreation No measurable increase in concentration of settleable solids above natural conditions, as 
measured by the volumetric Imhoff cone method. 

(ii) secondary contact May not pose hazards to incidental human contact or cause interference with the use. 

(C) Growth and 
Propagation of Fish, 
Shellfish, other 
Aquatic Life and 
Wildlife 

The percent accumulation of fine sediment in the range of 0.1 mm to 4.0 mm in the gravel 
bed of waters used by anadromous or resident fish for spawning may not be increased more 
than 5% by weight above natural conditions (as shown from grain size accumulation graph).  
In no case may the 0.1 mm to 4.0 mm fine sediment range in those gravel beds exceed a 
maximum of 30% by weight (as shown from grain size accumulation graph).  In all other 
surface waters no sediment loads (suspended or deposited) that can cause adverse effects 
on aquatic animal or plant life, their reproduction or habitat may be present. 
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Appendix C 
Jordan Creek Channel Types and Process Groups 
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Map of Jordan Creek channel process types and stream crossings
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Jordan Creek main channel process groups and management considerations (ADF&G Division of Sportfish stream habitat survey data, 2003; 
Paustian et al., 1992). 

 
     Management Considerations 

Symbol Process 
Group Channel Type Hydrology Aquatic Habitat Riparian Management 

PA3 Palustrine 
Shallow 
groundwater fed 
slough 

Tends to store fine sediment 
due to low stream energy and 
peak flows.  Often associated 
with wetland or floodplain 
complexes, which help buffer 
flooding and store sediment 
and nutrients. 

Seasonally low flows may 
isolate portions of the stream.  
Habitat is generally favorable 
for coho rearing. 

Soils are generally 
unconsolidated, fine textured 
alluvium that is easily displaced 
by riparian disturbance. 

PA5 Palustrine 
Beaver 
dam/pond 
channel 

Sediment is retained due to 
low stream energy.  Flooding 
is buffered by large pools and 
wetlands created by beaver 
dams, but substantial water 
and sediment discharge may 
occur if dams are breached. 

Deep pools and abundance of 
woody debris provide good 
salmonid overwintering and 
rearing habitat. 

Sediment retention is high, so 
upstream riparian disturbances 
may accelerate pond filling. 

FP3 Flood Plain 

Narrow low 
gradient 
floodplain 
channel 

Sediment deposition occurs 
due to low stream energy, but 
high runoff events may 
mobilize streambed materials. 

Used by most salmonids for 
spawning, rearing, and 
overwintering.  Sediment 
deposition and retention 
adversely impacts spawning 
habitat quality. 

Coarse to fine textured alluvial 
soils are moderately sensitive 
to disturbance.  However, 
sediment contributed by bank 
erosion will likely be deposited 
and retained. 
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Jordan Creek tributary channel process groups and management considerations (ADF&G Division of Sportfish stream habitat survey data, 2003; 
Paustian et al., 1992). 
 

     Management Considerations 

Symbol Process 
Group Channel Type Hydrology Aquatic Habitat Riparian Management 

AF1 Alluvial Fan 
Moderate 
gradient alluvial 
fan channel 

Sediment erosion, transport, 
and deposition may occur as 
the channel transitions from 
high to low gradient. 

Rearing and spawning habitat 
is good in the lower gradient 
reaches.  Pools and low 
gradient areas with 
groundwater upwelling provide 
good overwintering habitat. 

Streambanks are unstable due 
to slope and fine textured alluvial 
bank materials.  Stream 
crossings are susceptible to 
clogging or damage by bedload 
and woody debris. 

AF2 Alluvial Fan 
High gradient 
alluvial cone 
channel 

Streambed materials are 
transported to lower gradient 
channels downstream.  
Snow avalanches, debris 
flows, and large woody 
debris influence channel 
form and stability. 

Spawning, rearing, and 
overwintering habitat value is 
generally low due to high flow 
velocity. 

Steep slopes and 
unconsolidated, coarse soils 
contribute to streambank 
instability.  Disturbances such as 
removal of riparian vegetation, 
mass wasting, or avalanches 
may cause abrupt channel shifts.  
Stream crossings are at high risk 
of being clogged or damaged by 
bedload and woody debris. 

ES2 Estuarine 

Narrow small 
substrate 
estuarine 
channel 

Channel is influenced by 
ocean tides.  Sediment 
deposition occurs due to low 
stream energy. 

Coho, pink, and chum salmon 
frequently use ES2 channels 
as rearing areas prior to 
outmigration.  Spawning 
habitat is of low value due to 
sediment retention. 

Streambanks often consist of 
fine materials and are 
susceptible to riparian 
disturbance. 

ES4 Estuarine Large estuarine 
channel 

Wide, low gradient stream 
channels are influenced by 
ocean tides.  Accumulation 
of sediment and debris helps 
form moderately stable bars 
and pools. 

Provides important spawning 
habitat for pink and chum 
salmon, and rearing habitat for 
pink, chum, and coho salmon. 

Banks are easily disturbed. 
Upstream and localized erosion 
can be a significant source of 
fine sediment, which decreases 
the value of spawning habitat. 

HC2 High Gradient 
Contained 

Shallowly to 
moderately 
incised footslope 
channel 

Sediment is rapidly 
transported from steep 
mountain headwaters to 
lower gradient streams.   

Not typically used by fish due 
to high flow velocities, but 
some use of confluence areas 
may occur.  Channel and 
upland condition influences 
downstream habitat. 

Banks are moderately stable due 
to shallow channel incision. 
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Jordan Creek tributary channel process groups and management considerations (ADF&G Division of Sportfish stream habitat survey data, 2003; 
Paustian et al., 1992). 
 

     Management Considerations 

Symbol Process 
Group Channel Type Hydrology Aquatic Habitat Riparian Management 

HC6 High Gradient 
Contained 

Deeply incised 
mountainslope 
channel 

Rapid response to runoff 
events facilitates transport of 
sediment from steep, 
unstable sideslopes.  

Virtually no spawning or 
rearing habitat is available due 
to high stream gradient, 
presence of migration barriers, 
and seasonally low water. 

Slopes are steep and unstable.  
Riparian and upland vegetation 
disturbance can result in mass 
wasting. 

PA1v Palustrine 

Narrow placid 
flow channel, 
scrub forest 
phase 

Low stream energy.  
Channel stores fine 
sediments.  Stream flow is 
somewhat influenced by 
runoff from extensive 
muskeg bogs. 

Channels tend to be 
accessible to anadromous fish, 
but fine substrate reduces 
spawning habitat availability.  
High quality rearing habitat  
exists where mean pool depth 
is >2.3 feet and bank 
vegetation is in good condition. 

Banks are generally composed 
of dense organic root mats that 
resist erosion.  Trampling can 
degrade streambanks. 
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Appendix D 
Jordan Creek Water Quality Recovery 

 and Fish Habitat Improvement Action Items 
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Goals, Objectives, and Action Items Participants 

GOAL 1: Jordan Creek water quality meets state sediment water quality standards.  
 Objective 1.1: Prevent and reduce erosion.  
  Action 1.1.1 Discourage motorized recreation in the upper Jordan Creek corridor by 

eliminating/blocking access points, posting signs, regular public outreach, 
and establishing an acceptable riding area.  

CBJ, resource agencies, 
MWP 

  Action 1.1.2 Enforce regulations that address riparian and stream disturbance. CBJ, DNR, USACE, State 
Troopers 

  Action 1.1.3 Require and encourage best management practices that control off-site 
migration of sediment during land-disturbing activities. 

CBJ, DNR, USACE 

  Action 1.1.4 Stabilize the road, tank pad, and streambanks associated with the CBJ 
water storage facility on the main Jordan Creek tributary. 

CBJ, resource agencies, 
MWP 

   Action 1.1.5 Rehabilitate disturbed streambanks, riparian areas, floodplains, and 
uplands. 

resource agencies, MWP, 
landowners 

 Objective 1.2: Maintain and improve riparian areas.  
  Action 1.2.1 Educate the public about stream stewardship and the importance of 

maintaining riparian buffers for fish streams. 
MWP, local schools, 
resource agencies 

  Action 1.2.2 Maintain riparian buffers by not granting streamside setback variances. CBJ 
  Action 1.2.3 Enforce regulations where disturbance has occurred. CBJ 

   Action 1.2.4 Reestablish riparian corridors where possible. landowners, resource 
agencies, MWP 

 Objective 1.3: Improve snow removal and storage practices.  
  Action 1.3.1 Develop a city-wide snow management plan that includes best 

management practices for snow plowing and storage, and an education 
and outreach component for contractors, residents, business owners, and 
both state and local government crews involved in snow management. 

snow removal services, 
CBJ, residents and 
business owners 

    Action 1.3.2 Establish snow storage areas that include measures to prevent offsite 
transport of sediment (e.g., sediment traps, silt fencing). 

CBJ, state and federal 
resource agencies 

GOAL 2: Dissolved oxygen levels in Jordan Creek meet water quality standards for 
designated uses. 

 

 Objective 2.1: Determine if dissolved oxygen concentrations in the water column and substrate 
are adequate to support designated uses. 
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Goals, Objectives, and Action Items Participants 
   Action 2.1.1 Establish monitoring sites and analysis techniques, and monitor regularly. ADEC, MWP, UAS, 

USGS 
 Objective 2.2: Assess the influences on dissolved oxygen levels in the water column and 

substrate. 
 

  Action 2.2.1 Monitor dissolved oxygen throughout the year. ADEC, MWP, UAS, 
USGS 

   Action 2.2.2 Monitor potentially influential factors in conjunction with dissolved oxygen 
studies. 

ADEC, MWP, UAS, 
USGS 

GOAL 3: Keep Jordan Creek free of anthropogenic debris.  
 Objective 1.1:  Remove existing debris from Jordan Creek and its tributaries.  
   Action 3.1.1 Continue to support and expand volunteer cleanup events. MWP, CBJ, Litter Free, 

local citizens 
  Action 3.1.2 Remove the failed bridge at Sasha Street. MWP, SAGA, resource 

agencies 
 Objective 3.2:  Prevent debris from entering Jordan Creek and its tributaries.  
  Action 3.2.1 Educate the public about the need to control litter for health and sanitation 

reasons, animal control, fish and wildlife habitat, and ensuring good water 
quality. 

CBJ, Litter Free, MWP, 
ADF&G, ADEC, local 
schools, local citizens 

  Action 3.2.2 Promote the use of bear-proof containers or centrally located trash receptacles 
in high-density housing areas.  

CBJ, Litter Free, MWP, 
neighborhood 
associations 

  Action 3.2.3 Provide bear-proof garbage and recycling receptacles in source areas such as 
store parking lots.  

CBJ, local businesses, 
refuse company 

  Action 3.2.4 Enforce local ordinances that address garbage storage, littering, polluting 
water, and illegal camping. 

CBJ 

    Action 3.2.5 Establish a bottle deposit system for the Borough. CBJ, Litter Free 

GOAL 4: Jordan Creek water quality is not degraded by point and nonpoint source 
pollution. 

 

 Objective 4.1: Assess Jordan Creek water quality.  
  Action 4.1.1 Continue monitoring basic water quality parameters. 

 
ADEC, MWP, resource 

agencies 
  Action 4.1.2 Maintain stream gaging on Jordan Creek. USGS, resource agencies 
 Objective 4.2: Assess known and potential contaminant sources.  
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Goals, Objectives, and Action Items Participants 
  Action 4.2.1 Assess and map potential contaminants and nonpoint sources of pollution 

in the watershed.   
ADEC 

  Action 4.2.2 Assess active contaminated sites and groundwater flow into Jordan Creek 
and associated wetlands. 

ADEC, MWP 

 Objective 4.3: Reduce current and prevent future nonpoint source pollution.  
  Action 4.3.1 Work with appropriate landowners and responsible agencies to eliminate 

or reduce potential pollutants. 
ADEC, MWP, resource 
agencies, landowners 

    Action 4.3.2 Educate the public about potential impacts of residential chemical use on 
water quality. 

MWP, resource agencies, 
CBJ 

GOAL 5: Jordan Creek is a productive anadromous and resident fish stream.  
 Objective 5.1: Maintain and improve instream fish habitat quality.  
  Action 5.1.1 Maintain building setbacks to protect riparian buffers, and revegetate 

disturbed areas. 
CBJ, MWP, resource 
agencies, landowners 

  Action 5.1.2 Address issues related to motorized recreation in the upper Jordan Creek 
corridor. 

CBJ, resource agencies, 
MWP, user groups 

  Action 5.1.3 Enforce regulations governing anadromous waters. USACE, DNR, CBJ, 
NOAA, USFWS, ADF&G 

 Objective 5.2: Protect hydrologic and ecologic stream functions.  
  Action 5.2.1 Maintain connectivity with the floodplain by preserving open space along 

stream corridors. 
CBJ, landowners, 

Southeast Alaska Land 
Trust 

 Objective 5.3: Ensure adequate passage for resident and anadromous fish at all life stages.  
  Action 5.3.1 Assess and map fish passage structures at all stream crossings on the 

mainstem and tributaries, and prioritize those needing replacement or 
removal. 

ADF&G, MWP, resource 
agencies  

  Action 5.3.2 Replace or remove inadequate or unnecessary stream crossings. resource agencies, MWP 
  Action 5.3.3 Avoid installing additional stream crossings if possible.  Where new 

crossings are necessary, minimize their number and ensure that new 
structures are constructed to provide fish passage at all life stages. 

resource agencies, CBJ, 
landowners, developers 

  Action 5.3.4 Clear debris from existing structures on a regular basis. CBJ 
 Objective 5.4: Conduct biological monitoring of Jordan Creek and its tributaries. 

 
 

  Action 5.4.1  
 

Continue to monitor fish populations. ADF&G 
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Goals, Objectives, and Action Items Participants 
  Action 5.4.2 Identify and monitor spawning areas in conjunction with water quality 

studies and land use activities.  
ADF&G, MWP, resource 

agencies 
  Action 5.4.3 Include invertebrate sampling in biological studies.   MWP
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Teal Street Center ˑ United Human Services of SE Alaska | www.TealStreetCenter.org | 888-487-1021 | info@tealstreetcenter.org 

United Human Services of SE Alaska 
3225 Hospital Drive, Suite 301 
Juneau, Alaska 99801 

October 19, 2022 

Juneau Planning Commission 
Attn: Irene M. Gallion 
City and Borough of Juneau 
Senior Planner 

Emailed to PC_comments@juneau.org and Irene.Gallion@juneau.org 

To Whom it May Concern: 

United Human Services of SE Alaska (UHS) is strongly supportive of the CBJ Teal St. Right of Way 
Improvement Project scheduled for a hearing before the CBJ Planning Commission on November 8, 
2022.  

UHS is constructing the Teal Street Center (TSC), a social service resource hub currently under 
construction on Teal Street. TSC is scheduled to open in early 2023 and will be the home of seven 
nonprofits–SAIL, United Way of SE Alaska, NAMI Juneau and the Suicide Prevention Coalition, Cancer 
Connection, Alaska Legal Services, the Disability Law Center, Big Brothers Big Sisters.  Central Council 
Tlingit and Haida Indian Tribes of Alaska’s (CCTHITA’s) will also have an office with a resource kiosk and 
Program Navigator.  Additionally, TSC will house rotating strategic providers in a Resource Room as well 
as SEARHC’s Mobile Clinic in the parking lot. 

Teal Street Center is located directly between the new Glory Hall and St. Vincent de Paul’s (SVdP’s) low-
income senior housing, Smith Hall.   Behind Smith Hall is SVdP’s transitional housing.  Around the corner 
is Juneau Youth Center (soon to be a branch of the JAMI) and just beyond is CCTHITA’s Head Start 
program.  Commercial businesses are in the area as well as private residents.  Given the mix of uses and 
new growth to the area, measures to improve safety are essential.  The CBJ Teal Street Right of Way 
Improvement Project addresses safety concerns through improved drainage and lighting, paving 12-foot 
lanes, a sidewalk on both sides of the street, and a Capital Transit bus pull out.   

We are grateful to CBJ for hearing the safety concerns of all of us in the neighborhood–the nonprofit 
service providers, and our commercial and residential neighbors– and responding with the CBJ Teal St. 
Right of Way Improvement Project.    Again, we urge your support. 

Respectfully, 

Joan O’Keefe 
Executive Director 

Attachment D - UHS Support for Teal Street Right-of-Way Improvement Project

Southeast Alaska's Social Services Hub --------------

86

Section H, Item 2.

http://www.tealstreetcenter.org/
mailto:PC_comments@juneau.org
mailto:Irene.Gallion@juneau.org


 

October 17, 2022  

MEMO 

To: Jill Maclean, AICP, Director 

From: Irene Gallion, Senior Planner  

RE: 49.35.240(i)(4)(A):  Policy:  Director, after considering recommendations from the Director of 

Engineering and Public Works, can waive roadway construction standards for reconstruction of existing 

roads  

The Director can waive roadway construction standards if the project complies with guidance from the 

American Association of State Highway and Transportation Officials (AASHTO). 

The waiver can be included in the staff report, and acknowledge: 

 In what ways the roadway does not comply with Table 49.35.240 

 If existing roads function well, that changes are unreasonable. 

 Reconstructing the existing road as proposed by CBJ Engineering and Public Works will not 

aggravate the intent of the chapter. 

DISCUSSION: 

In their Policy on Geometric Design of Highways and Streets (2018, 7th Edition), also known as the 

“Green Book,” AASHTO acknowledges that the guidance is intended for new construction:   

9.1 Introduction 

The specific dimensional design criteria presented in this chapter are appropriate as a guide for new 

construction of intersections. Projects to improve existing intersections differ from new construction 

in that the performance of the existing intersection is known and can guide the design process.  

Features of existing design that are performing well may remain unchanged, while features that are 

performing poorly should be improved.  

AASHTO further recognizes: 

 Project purpose and need can be based on past performance data (Page 1-5). 

 Projects need not address every aspect of poor performance.  Purpose, need and limitations 

should be explicitly noted (Page 1-5). 

Attachment E - Road Waiver Memo

CITY AND BOROUGH OF 

JUNEAU 
ALASKA'S CAPITAL CITY 

COMMUNITY DEVELOPMENT 

(907) 586-0715 

CDD_Admin@juneau.org 

www.juneau.org/community-development 

155 5. Seward Street , Juneau, AK 99801 
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 Reconstruction projects need flexibility to address corridor constraints (Page 1-29). 

Reconstruction is more difficult than new construction.  

 Projects should not be undertaken merely to address AASHTO criteria.  Projects should repair 

infrastructure, reduce operational challenges, or improve safety (Page 1-30).  

 Existing geometric design can be retained unless (Page 1-31):  

o Crash history indicates a problem. 

o Traffic flow requires improvement. 

 Design flexibility is used to meet current goals, not as an arbitrary way to continue current 

operations (Page 1-32).  

 Design flexibility for existing roads can be based on performance (Page 1-33).  

 Not all aspects of performance are quantifiable (Page 1-35).  Qualitative performance can be 

considered. 

CBJ code links waivers of street standards for road reconstruction to AASHTO standards (CBJ 

49.35.240(i)(4): 

A) Roadway construction standards may be waived by the director if: 

(iv)  The proposed project complies with the American Association of State Highway and 

Transportation Officials' guidelines. 

(B)  Roadway construction standards may be waived by the commission if: 

(iv)  Unique circumstances make compliance with the American Association of State Highway 

and Transportation Officials' guidelines unreasonable, and the commission requires sufficient 

safeguards to protect public health, safety, and welfare under the circumstances. 

Staff suggests waivers for reconstruction of existing roads could be a Director decision, since AASHTO 

guidelines state that existing roads can use available operational data to guide the design process.   

 

 

 

 

Attachment E - Road Waiver Memo
88

Section H, Item 2.



89

Section J, Item 3.



90

Section J, Item 3.



91

Section J, Item 3.



92

Section J, Item 3.



Fostering excellence in development for this generation and the next. 

PLANNING COMMISSION STAFF REPORT 

ALTERNATIVE RESIDENTIAL SUBDIVISION PLAN 

FILE NO: ARP2022 0001 

HEARING DATE: OCTOBER 11, 2022 

ALTERNATIVE ACTIONS: 

1. Amend: require additional

conditions, or delete or

modify the recommended

conditions.

2. Deny: deny the permit and

adopt new findings for items

1-14 below that support the

denial.

3. Continue: to a future

meeting date if determined

that additional information

or analysis is needed to

make a decision, or if

additional testimony is

warranted.

ASSEMBLY ACTION REQUIRED: 

Assembly action is not required 

for this permit.  

STANDARD OF REVIEW: 

 Quasi-judicial decision

 Requires five (5) affirmative

votes for approval

 Code Provisions:

o CBJ 49.15.920

o CBJ 49.15.930

o CBJ 49.15.940

o CBJ 49.20.200

o CBJ 49.35.210

o CBJ 49.80

DATE: October 4, 2022 

TO: Michael LeVine, Chair, Planning Commission 

BY: Irene Gallion, Senior Planner 

THROUGH: Jill Maclean, Director, AICP 

PROPOSAL: Preliminary Plan approval for Ridgeview Subdivision, an 

Alternative Residential Subdivision, developing up to 444 dwelling units 

on 19.71 acres. 

STAFF RECOMMENDATION: Approval with conditions 

KEY CONSIDERATIONS FOR REVIEW: 

 The Assembly considered impacts of higher density housing when

the site was rezoned in 2015.

 Phase I of development provides 72 units. If all phases are built out,

the development would provide 444 units in apartment- and

townhouse-style developments.

 A Traffic Impact Analysis will provide context on impacts to

infrastructure, and required improvements.

The Commission shall hear and decide the case per CBJ 49.15.900 - Purpose. The general purpose of this 

article is to provide reasonable minimum standards and procedures for unit-lot residential communities in 

which all or some of the lots do not substantially conform to the minimum requirements for a traditional 

subdivided lot. This article provides a housing option to allow dwellings on unit-lots to be conveyed by long-

term leases, less than fee-simple ownership, or fee-simple ownership, including condominium and other 

common-interest communities 

GENERAL INFORMATION 

Property Owner Rooftop Properties, LLC 

Applicant Rooftop Properties, LLC 

Property Address 7400 Glacier Highway 

Legal Description USS 1568 Tract B1 

Parcel Number 5B1401010010 

Zoning D18 

Lot Size 19.7100 acres, 858,568 square feet 

Water/Sewer Yes 

Access Old Glacier Highway (Collector) 

Existing Land Use Vacant 

Associated Applications Grading Permit anticipated 

CITY AND BOROUGH OF 

JUNEAU 
ALASKA'S CAPITAL C ITY 

E T 

{907) 586-0715 

CDD_Admin@juneau.org 

www.juneau.org/community-development 

155 S. Seward Street • Juneau, AK 99801 

93

Section J, Item 3.



Rooftop Properties, LLC 
File No: ARP2022 0001 
October 4, 2022 
Page 2 of 18 
 

SURROUNDING ZONING AND LAND USES 

North (D5) Vacant CBJ 

South (D5) Glacier/Egan 

East (D5) Single-family 
residential 

West (zone) Vacant *AMHT 
*Alaska Mental Health Trust Authority (AMHT) 

 

SITE FEATURES 

Anadromous No 

Flood Zone No 

Hazard No mapped hazard 

Hillside Yes 

Wetlands No 

Parking District No 

Historic District No 

Overlay Districts None 
 

 

 

 

 

 

 

 

 

 

 

SITE FEATURES AND ZONING 

 

 

 

 

 

 

 

 

 

 

 

 

 

TIMELINE  

This staff report analysis and conditions are specific to requirements for an Alternative Residential Preliminary 

Plan. Requirements of subsequent land actions will be considered under those applications. For instance, a 

construction plan and drainage plan are required for Final Plat Approval.  

The Alternative Residential Subdivision (ARS) project can be split between planning elements and land documents. 

Target Date Plan Element Land Documents 

October 11, 2022 Preliminary Plan Approval   

November 22, 2022 Final Plan Approval, Phase 1 Preliminary Plat Approval, Sketch Plat 

Estimate January 24, 2022  Final Plat Approval, Phase 1 

 

A sketch plat is required to show the eventual development of the lot.  

Each Phase is required to have a Final Plan Approval and a Final Plat Approval.  The applicant may request Final 

Plan Approval for multiple phases, but Phase 1 construction must be completed before Phase 2 may progress [CBJ 

49.15.960(b),(c)]. 

While preliminary design for the entire ARS subdivision is reasonable, final design is impractical unless a Phase is 

going to be completed.  Final design will be required for each Final Plat.  

The applicant can receive a Grading Permit, to do work at their own risk, until applicable approvals are received 

for the remainder of the project.  
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BACKGROUND INFORMATION 

Project Description – The applicant requests Preliminary Plan approval for an Alternative Residential Subdivision, 

developing up to 444 dwelling units on 19.71 acres, zoned D18, at 7400 Glacier Highway (Attachment A).  The 

applicant provided an updated site plan, updated open space information, and updated phasing after the 

neighborhood meeting that more accurately illustrates the phasing of the development (Attachment B).  

Density bonuses [CBJ 49.15.920(e)(3)] are requested for provision of: 

 Open space. 

 Public Right-of-Way access. 

 Shared use pathways. 

Terms used in this report include: 

 Grandparent Lot:  This is the entire 19.71 acres.  Density bonuses are considered across this lot, because 

the ARS proposes development across the lot.  The intent is to consider the development as a whole. 

 Parent Lot:  Each parent lot will meet setbacks.  Each parent lot individually may or may not meet density 

bonus standards.  This project creates three parent lots.  The proposed Right-of-Way cuts the lot into 

three main sections.  It did not make sense for the homeowners’ association [required under this land use 

type per CBJ 49.15.920(k)]) to cross a City Right-of-Way.   

If subsequent modification to a parent lot is requested, modifications must be accommodated on the parent lot 

or coordinated with the other two parent lots in the subdivision.   

Background – The applicant purchased the property in May 2022.  Owners initially intended to proceed with the 

approved subdivision of the lot into 24 common wall lots and two larger lots.  Subsequent market analysis 

prompted the modification to the development under this application.   

The table below summarizes relevant history for the lot and proposed development. 

Item Summary 

SMP2021 0001/SMP2016 0001 A 2016 preliminary plat for 24 common wall lots, the remaining land was 
to be subdivided into two larger lots. Renewed in 2021.  

AME2015 0005 A rezone from D5 to D18.  The original request was to rezone to D18.  
After the public meeting the applicant modified the request to a mix of 
D18 and LC.  The Commission recommended denial of the rezone to the 
Assembly, opposing a rezone to D18 and LC, and recommended the tract 
remain D5.  The Assembly adopted the rezone of the tract from D5 to D18. 
(Attachments C and D) 

VAR1998-00024 A variance to waive the requirement that subdivision of certain large tracts 
of land be provided with access by way of a secondary or interior street, to 
facilitate subdivision of Tract B1, U.S. Survey 1568 into two lots 
approximately 10 acres each.  Variance approved, with a condition that 
future subdivision provide an interior access road to city standards.  

 

 ANALYSIS 

Zoning District and Dimensional Standards – The three parent lots meet or exceed dimensional requirements for 

an ARS in the D18 zoning district. 
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Topic and Code 
Reference 

Summary Complies 

CBJ 49.15.920(b)  
Zoning Districts 

An alternative residential subdivision is only allowed in the 
following zoning districts: RR, D-1, D-3, D-5, D-10SF, D-10, D-15, 
D-18, and LC. 
 
The lot is zoned D18. 

☒ Yes 

☐ No 

☐ N/A 

CBJ 49.15.920(c) 
Lot Size 

The parent lot shall be at least 150 percent of the minimum lot 
size for the zoning district in which it is located. There is no 
minimum size for the unit-lots. 
 
See table below.  

☒ Yes 

☐ No 

☐ N/A 

CBJ 49.15.920(d) Other 
Dimensional Standards 

The minimum lot dimensions, lot coverage, and vegetative 
coverage shall be applied to the parent lot and not the unit-lots. 
 
See table below.  

☒ Yes 

☐ No 

☐ N/A 

 

Dimensional Standard Table: 

Standard Dimension Parent Lot 1 Parent Lot 2 Parent Lot 3 

Size 7,500 square feet 
minimum 

407,100 115,840 309,640 

Width 50 feet minimum ~600 feet ~560 feet ~670* 

Lot coverage 50% 95,000 square feet, or 
31% 

57,000 square feet, 
or 33% 

44,200 square feet, 
or 14% 

Grandparent Lot  196,200 coverage / 858,568 grandparent lot = 23% 

Vegetative cover 30% 89,620 square feet or 
29% 

60,200 or 52% 193,110, or 62% 

Grandparent Lot  342,930 open space / 858,568 grandparent lot = 40% 

* Measured at a line tangent to curved front, at middle driveway. 

In the applicant’s “Greenspace by Phase” (Attachment B), the applicant provided lot sizes and “open area” square 

footage. 

Width and coverage were scaled from the site plan dated August 11, 2022.  Each apartment structure footprint is 

assumed at 9,500 square feet.  Each townhouse footprint is assumed at 900 square feet.  

Lot coverage includes any structure with a roof (CBJ 49.80).  

“Open area” is assumed to be vegetative cover for the purpose of this early analysis of the plan.  Note that Parent 

Lot 1 does not meet vegetative cover requirements when considered in isolation, but the development as a whole 

(shown as the Grandparent Lot) meets the requirement.  

Parent Lot 2 has 50% open space with what seems to be the densest development.  

Condition 1:  Reevaluate figures provided in “Greenspace by Phase.”  
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Density – Per CBJ 49.15.920(e)(1),  The number of dwelling units permitted in the development shall be calculated 

by multiplying the maximum number of dwelling units per gross acre permitted in the underlying zoning district by 

the number of acres in the alternative residential subdivision and rounding to the nearest whole number. 

 

Density Bonus – The applicant is requesting a 25% density bonus, the most allowed for D18 zoning, resulting in 

444 units, or 23 units per acre.  

The Commission may award a density bonus up to 25% for the following improvements in a D18 zoning district:   

Maximum Dwelling 
Units Per Acre 

Parent Lot Size Maximum Density Number of Dwelling Units 
Proposed with bonuses 

18 19.7100 acres 355 (354.78) 444 

Topic and Code 
Reference 

Bonus Allowance Discussion 

Open Space 
[CBJ 49.15.920(e)(3)(A)] 

Five percent for each ten percent 
increment of open space in excess of 
that required in the zoning district to 
a maximum bonus of 15 percent for 
open space in excess of that 
required.  
 
If open space is not required, this 
bonus may still be applied beginning 
at 10 percent.  

Open space is not required in D18 [CBJ 
49.15.920(i)].  Each 10% open space 
provided garners a 5% density bonus, up to 
15%.  The applicant is proposing 267,250 
square feet of open space, or 31%. 
 
 
 
Possible 15% bonus (recommended).  

Habitat 
[CBJ 49.15.920(e)(3)(B)] 

Five percent for a continuous 
setback greater than 50 feet or ten 
percent for a continuous setback 
greater than 50 feet on both sides of 
a stream, if applicable, designated in 
the plan as undisturbed open space 
along important natural water 
bodies, including anadromous fish 
streams, lakes, and wetlands. 

Not applicable.  

Housing Types 
[CBJ 49.15.920(e)(3)(C)] 

Fifteen percent for a mixture of 
housing units restricted by a 
recorded document fora period of 30 
years from the first sale:  
 
(i) In which ten percent of the 
dwelling units are set aside for lower 
income households earning no more 
than 80 percent of the area median 
income; or  
 
(ii) In which 20 percent of the 
dwelling units are set aside for 

Not applicable.  
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workforce households earning no 
more than 120 percent of the area 
median income. 

Common Facilities and 
Amenities 
[CBJ 49.15.920(e)(3)(D)] 

Up to ten percent for provision of 
common facilities and additional 
amenities that provide an unusual 
enhancement to the general area, 
such as siting, landscaped buffers, or 
the creation or preservation of view 
corridors. 

 

Public Right-of-Way 
[CBJ 49.15.920(e)(3)(E)] 

Ten percent for dedication of a 
public Right-of-Way accessible to all 
unit-lots consistent with CBJ chapter 
49.35. 

CBJ 49.35.240 bases improvements on 
Average Annual Daily Traffic (ADT).  The 
project is estimated to create 2,577 ADT.  A 
60-foot Right-of-Way is required, with a 26-
foot paved width, and sidewalks on both 
sides.  The applicant is proposing Seymour 
Way and an as-yet unnamed spur to the 
east.  A 60-foot Right-of-Way is proposed, 
and sidewalks on both sides of Seymour 
Way are proposed.  
 
Overhead streetlights will be required at all 
intersections. 
 
Possible 10% bonus (recommended).  

Non-motorized 
Transportation 
[CBJ 49.15.920(e)(3)(F)] 

Five percent in the RR, D-1, D-3, D-5, 
and D-10SF zoning districts, and ten 
percent in the D-10, D-15, D-18 and 
LC zoning districts for providing 
shared use pathways to facilitate 
safe pedestrian and bicycle 
movement within the development 
and to ensure non-vehicular access 
to open space, common facilities 
and to public services. 

The applicant is proposing shared use 
pathways on both sides of Seymour Way, 
extending into the apartment and 
townhouse development area.   
 
 
 
 
 
Possible 10% bonus (recommended).  

Energy Efficiency 
[CBJ 49.15.920(e)(3)(G)] 

Up to ten percent for using high-
efficiency primary heating methods, 
such as heat pumps, in all dwelling 
structures. 

Not applicable – each unit lot owner will 
determine energy efficiency practices 
during development of their facilities.  

High-efficiency Heating 
[CBJ 49.15.920(e)(3)(H)] 

Up to ten percent for using high-
efficiency primary heating methods, 
such as heat pumps, in all dwelling 
structures. 

Not applicable – each unit lot owner will 
determine heating practices during 
development of their facilities. 
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Parent lots will not be able to exceed the density established in this Preliminary Plan without further review and 

approval by the Commission through a modification of the permit. 

 Parent Lot 1 Parent Lot 2 Parent Lot 3 

Size, acres 9.35 2.66 7.11 

Number of units proposed 236 136 72 

Density, units per acre 25 51 10 

Per CBJ 49.15.920(4), the Director makes the following findings on the requested density bonus: 

(1) Will the requested density bonus materially endanger public health or safety? 

 Analysis: The 60-foot Right-of-Way and multi-use paths on both sides facilitate safe use by vehicles and 
pedestrians.  Seymour Way provides secondary emergency access to Vista del Sol Drive.  

 Finding:  No. The requested density bonus will not materially endanger the public health or safety. 

(2) Will the requested density bonus substantially be out of harmony with property in the neighboring area? 

 Analysis: The property in the neighboring area has less dense zoning and development.  The AMHT, who owns 
properties to the east, would be interested in comparable density development of their property. The Right-
of-Way width and multi-use paths accommodate and channel transportation in the development.  Multi-
family housing is not anticipated to create noise or other impacts in excess of those anticipated in a residential 
setting.  

Finding:  No. The requested density bonus will not be out of harmony with property in the neighboring area. 

(3) Is the requested density conforming to the Comprehensive Plan or other adopted plans?  

 Analysis: The 2013 Comprehensive Plan Map G designates this area Medium Density Residential (MDR), 
characterized with densities of five to 20 units per acre. The Assembly has set a precedent that up to 30 units 
per acre conforms to the Comprehensive Plan Land Use Map Designation of MDR [Ordinances 2021-26(am) 
and 2022-30]. The 19.71 acre site with 444 units is a density of 23 units per acre, or three units higher than 
identified in the Comprehensive Plan.   

 Finding:  Yes. The requested density bonus conforms to the Comprehensive Plan and other adopted plans. 

(4) Will the requested density bonus create an excessive burden on roads, sewer, water, schools, or other 
existing or proposed public facilities? 

Analysis:  CBJ and Alaska Department of Transportation and Public Facilities (ADOT&PF) reviewed the plan.  
The applicant will build improvements required to accommodate the development.  

Finding:  No. The requested density bonus will not create an excessive burden on roads, sewer, water, schools, 
or other existing or proposed public facilities. 

Condition 2:  Revise site plan to show pedestrian paths or multi-use paths in Phase 3.  

Frontage and Access – Each parent lot proposed has access onto Seymour Way, which will be built for acceptance 

by CBJ [49.15.920(f)].  For the private accesses on the parent lots: 

99

Section J, Item 3.



Rooftop Properties, LLC 
File No: ARP2022 0001 
October 4, 2022 
Page 8 of 18 
 

 
Two access-related proposals were raised at the neighborhood meeting.  One was to terminate Seymour Way at 
a cul de sac rather than connect to Vista Del Sol Drive.   

Per CCFR comments, secondary access would be required after 100 units were constructed.  Under the current 
proposal, secondary access is indicated before the 28th Temporary Certificate of Occupancy in Phase 2.  The public 
suggested developing secondary access on AMHT lands to the east, rather than connecting to Vista del Sol Drive.  
The Commission cannot mandate using neighboring non-CBJ land for improvements.  

Topic and Code 
Reference 

Summary Complies Recommended Condition 

CBJ 49.15.920(f)(1) 
Location 

The access shall be located 
completely on the parent lot. 
 

☒ Yes 

☐ No 

☐ N/A 

None.  

CBJ 49.15.920(f)(2) 
Safety 

The access protects public safety 
or welfare and provides for safe 
pedestrian and vehicular traffic 
circulation. 

☒ Yes 

☐ No 

☐ N/A 

None.  

CBJ 49.15.920(f)(3) 
Emergency Services 

The access complies with the 
emergency service access 
requirements of CBJ [chapter] 
19.10. 
 
The subdivision has been 
reviewed by Capital City Fire and 
Rescue (CCFR).  

☒ Yes 

☐ No 

☐ N/A 

None.  

CBJ 49.15.920(f)(4) 
Pavement 

Access to and within the 
development is paved. 
 

☒ Yes 

☐ No 

☐ N/A 

Planned.  

CBJ 49.15.920(f)(5) 
Homeowners 
Association (HOA) 

(5)  The developer submits 
adequate evidence that upon 
approval of the development, a 
homeowners ‘association will be 
formed, can obtain liability 
insurance, and is solely 
responsible for maintaining the 
private access—including winter 
maintenance. 

☐ Yes 

☒ No 

☐ N/A 

Prior to approval of the Final 
Alternative Residential Subdivision 
Plan, the applicant shall submit 
homeowners’ association, or similar, 
documents that comply with the 
requirements of CBJ 49.15.950(b). 

CBJ 49.15.920(f)(6) 
Abutting Parcels 

Abutting parcels have alternative 
and practical frontage on a 
publically maintained Right-of-
Way. 
 
Note that access to AMHT lands 
to the east is through their own 
lot access onto Glacier Highway.  

☒ Yes 

☐ No 

☐ N/A 

None.  

100

Section J, Item 3.



Rooftop Properties, LLC 
File No: ARP2022 0001 
October 4, 2022 
Page 9 of 18 
 
At the public meeting, Mr. Duran, developer of the adjacent Vista Del Sol subdivision, mentioned plans to re-plat 
Vista del Sol Drive to access City lands above the subdivision for development.  No revised plat has been submitted 
for this project.  No Land Use applications or Pre-Application Conferences are indexed to the City land that indicate 
a plan for development above Vista del Sol subdivision.  The Lands Manager does not currently have an application 
for use of the lands above Vista del Sol subdivision. Re-platting of Vista del Sol Drive to access City land could be 
in addition to the connection with Ridgeview Subdivision rather than instead of it.  

The Commission approved the Vista del Sol subdivision intentionally connecting to the adjacent property 
(Ridgeview). Vista del Sol was platted with the purpose of serving as a public Right-of-Way, and was accepted by 
CBJ. Vista Del Sol Drive is a City street with a 50-foot wide Right-of-Way. Construction of the extension from the 
cul de sac was waived (Attachment E). Note that Mr. Duran had requested that the extension be vacated if 
development on the adjoining lot had not been completed in two years.  The Planning Commission denied the 
request (SMF2011 0001).  

CBJ 49.35.210(a)(1) and (2), requires connecting streets to adjoining undeveloped land and street systems must 
be designed to maximize the number of connecting streets in a given area. The requirements of Chapter 35 cannot 
be varied CBJ 49.20.200. When Seymour Way connects to Vista del Sol Drive, the road will need to have one name.  
Since the Vista del Sol neighborhood is developed and addresses assigned, the new road through the Ridgeview 
development would be named Vista del Sol Drive.   

Condition 3:  When the connection to Vista del Sol Drive is constructed, change the name of Seymour Way to 
Vista del Sol Drive.  

Utilities, Drainage, and Stormwater Management –  

Topic and Code 
Reference 

Summary Complies Recommended Condition 

CBJ 49.15.920(g)  
Public Utilities 

An alternative subdivision is 
required to connect each 
dwelling unit to public sewer and 
water. A master meter for water 
shall be installed by the 
developer. 

☐ Yes 

☒ No 

☐ N/A 

None – requirement accommodated in 
the Building Permit process. 

CBJ 49.15.920(l) 
Stormwater 
Management 

Stormwater management. 
Facilities for the control and 
disposal of stormwater must be 
adequate to serve the 
development and areas draining 
through the development. 
Management shall be in 
accordance with the Stormwater 
Best Management Practices 
manual.  

Drainage plan approval is part of 
the Final Plat process.  

☐ Yes 

☒ No 

☐ N/A 

None – requirement accommodated in 
code review of final plat.  
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According to the preliminary plat for the previous proposed development (SMP2016 0001), a five-foot private 
drainage, slope, access, and maintenance easement is centered along the west property line (in common with the 
Vista del Sol subdivision). 
   
Design Requirements – The table below discusses design requirements applied to an ARS. The proposed ARS 
meets these requirements. 

Topic and Code 
Reference 

Summary Complies Recommended Condition 

CBJ 49.15.920(i)  
Open Space 

Open space is required as 
follows: 25 percent in the RR and 
D-1 zoning districts; 20 percent in 
the D-3, D-5 and D-10 zoning 
districts; 15 percent in the D-
10SF district. Open space is not 
required in the D-15, D-18, or LC 
zoning districts. 
 

☐ Yes 

☐ No 

☒ N/A 

 

CBJ 49.15.920(j) 
Perimeter Buffer 

According to CBJ 49.15.920(j), 
there are no setback 
requirements on the unit-lots. A 
perimeter buffer on the parent 
lot is required in lieu of the 
setback requirements for unit lot. 
 
Note that Parent Lots 1 and 2 
have rights-of-way on three 
sides, so are not required to 
provide a rear yard setback [CBJ 
49.25.430(3)].  As proposed, 
Parent Lot 1 has a 36 foot 
setback between Vista del Sol 
lots (west) to the proposed unit 
lots.  Parent Lot 2 exceeds the 
five foot setback required from 
undeveloped lots to the east. 
Parent Lot 3 has a rear yard 
setback of 20 feet from 
undeveloped land to the east.   

☒ Yes 

☐ No 

☐ N/A 

 

CBJ 49.15.920(m) 
Permitted Uses 

No primary uses are permitted 
on the parent lot except a 
recreational center, community 
facility, or a child care center. 
Consistent with the table of 
permissible uses, CBJ 49.25.300, 
only residential uses and 

☒ Yes 

☐ No 

☐ N/A 
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Topic and Code 
Reference 

Summary Complies Recommended Condition 

associated accessory structures 
are allowed on the unit-lots. 
 
 

CBJ 49.15.920(n)  
Street Sign 

The developer shall install a 
street sign provided by the City 
and Borough of Juneau at the 
developer's expense.  
 
 

☐ Yes 

☒ No 

☐ N/A 

Addressed in Construction Plan – part 
of Final Plat.  

CBJ 49.15.920(o) 
Mailboxes 

Upon consultation with the 
United States Postal Service, the 
director shall determine the 
placement location of mailboxes.  
 
 

☐ Yes 

☒ No 

☐ N/A 

The final mailbox location shall be 
reviewed and approved by the CDD 
Director for the Final Plan.  

 
Parking – Off-street parking may be located on the parent lot or unit lots [CBJ 49.15.920(h)].  

For multi-family units, off-street parking required is based on the number of bedrooms in each unit.   

Infrastructure, including off-street parking, is required to be constructed during each phase of development.   

The phasing plan (Attachment B) shows off-street parking. Attachment F shows parking required for each phase, 
and provides cumulative totals.  

Condition 4:  For each Final Plan, provide updated off-street parking plans that show required ADA spaces, 
or denote if they are included in garage parking.  

Traffic – According to CBJ 49.40.300(a)(2) a Traffic Impact Analysis is required; the development is anticipated to 
generate more than 250 ADT. 

Parent Lot # Use  Metric  Units Trips Generated 

1 Low-rise apartment 6.59 per occupied dwelling unit 236 1,555 

2 Low-rise apartment 6.59 per occupied dwelling unit 134 883 

3 Residential Townhouse 5.81 per dwelling unit 74 139 

TOTAL: 2,577 

 
Condition 5:  For the Final ARS Plan for the first phase, a Traffic Impact Analysis for the entire development 
must be approved by CBJ.  ADOT&PF will be consulted regarding impacts from the development.  

Habitat – The U.S. Army Corps of Engineers issued a jurisdictional determination indicating wetlands on the lot. 
The jurisdictional determination expired on January 20, 2021. A new determination and permitting will be 
required for project development. There are no other known habitats regulated by Title 49 on site. 

Condition:  None recommended.  
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Hazard Zones – The development is not in a mapped hazard 
area.   

A Hillside Endorsement is required for cuts into or slopes of 
18%. Staff anticipates that residential structures will require 
hillside endorsement. At its most basic level, the hillside 
endorsement includes items stamped by an engineer, 
architect, geologist, or surveyor licensed by the State of Alaska: 

 A site plan. 

 A landscaping plan. 

 A geotechnical memo discussing the soils and the 
thought process of development on those soils.  

Determination of the need for a Hillside Endorsement is done 
during the Building Permit process.  

In the image to the right, the slopes over 18%, derived from 
2013 LiDAR, are shown in light purple.  Slopes over 37% are 
darker.  

Public Health, Safety, and Welfare – The creation of housing is the Assembly’s number one goal for 2022.  Housing 
is believed to constrain economic development.  

The applicant participated in a CBJ survey of interest for the Juneau Affordable Housing Fund, stating that they 
would aim the first two apartment structures at people with incomes of 80% to 120% Average Mean Income (AMI) 
(Attachment G).   Housing targeting this group was previously referred to as “workforce housing,” and is currently 
called “middle income housing.”  Under the CBJ program, rents for people at 80% AMI for a one-bedroom unit 
would be capped at $1,934, and a two-bedroom unit would be capped at $2,176. 

During the public meeting (details below) members of the public voiced concerns that low-income housing would 
bring crime and drug use to the area.  Public housing built with access to employment, commerce, schools, and 
other institutions has crime rates similar to those of other neighborhoods (Attachment H).  

 What Does 80% AMI Mean? 

For context, 80% AMI is $67,680 for a single person in Juneau, or $2,820 every two weeks.  A State of Alaska 
Employee Range 20 at Step A could qualify for this housing.  Among the State jobs posted with qualifying 
salary ranges include Accountant 3 & 4, Analyst Programmer 5, Assistant Attorneys General and District 
Attorneys, the Executive Administrator for the Board of Pharmacy, Grant Administrators, and payroll 
supervisors.  For a CBJ perspective, a Senior Planner at Community Development can’t qualify at 80% AMI 
until reaching Step D (Attachment I). 

Property Value and Neighborhood Harmony – The Assessor’s Office did not respond to staff’s query about 
property value. Assembly action rezoning the property from D5 to D18 indicates Assembly understanding and 
acceptance of impacts to the neighborhood.  

Neighbors have expressed an interest in a fence or other barrier between the Ridgeview development and Vista 
del Sol, to better differentiate project open space from private property next door. After consulting with a fencing 
company, the applicant would prefer a vegetative barrier due to poorly drained soils.   
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Vista del Sol neighbors expressed concerns about clearing conducted by the previous owner resulting in trees 
falling or about to fall on their property.  Neighbors were encouraged to contact the applicant directly to address 
tree concerns, because the applicant will have a contractor available this fall season to remove offending trees.  

Condition 6:  Plan and install a continuous vegetated barrier along the entire length of the development from 
the platted connection with Vista del Sol Drive along the shared property line to the development’s property 
line at Glacier Highway. The vegetated barrier will be depicted on the preliminary and final plats of each Phase 
located in this area with an associated plat note. 

Phasing – The phasing plan is in Attachment B.  Construction of common facilities for a phase (such as roadway, 

off-street parking, and open space) is required to be completed before moving on to the next Phase [CBJ 

49.15.960(b)]. Attachment J provides the requirements for each phase based on the materials provided in 

Attachment B.  

The off-street parking and phasing plan provided omits ADA spaces.  ADA spaces would be required to be shown 

for the Final Plan for each phase.  Provision of ADA parking is a Federal regulatory requirement that can be 

examined during the Final Plan for each phase, and does not require a condition.  

Road construction is proposed to be phased as shown. The secondary access must be developed by the ninth (9th) 

Temporary Certificate of Occupancy in Phase 2. 

Standard conditions for ADA signage and parking lot striping can be included on conditions for the Final Plan for 

each phase.   

Condition 7:  Prior to approval of the Final Alternative Residential Subdivision Plan for each phase, the 

applicant shall submit homeowners’ association, or similar, documents that comply with the requirements of 

CBJ 49.15.950(b). 

Condition 8:  Per CBJ 49.15.920(o), prior to approval of the Final Alternative Residential Subdivision Plan, the 

CDD Director will approve the final mailbox location. 

AGENCY REVIEW 

CDD conducted an agency review comment period between August 3, 2022 and September 15, 2022. Agency 

review comments can be found in Attachment K. 

Agency Summary 

U.S. Army Corp of Engineers Lot has wetlands that fall within their jurisdiction. 

ADOT&PF Traffic Impact Analysis required, build to ADOT&PF standards.  

CCFR Sprinkler, fire alarm, hydrant, and equipment turn-around 
provisions.  Secondary access required after 100 units.  Updated with 
acceptance of cul de sac proposal.  

CBJ General Engineering No comments at this time.  

CBJ GIS Specialist Change name of Seymour Way to Vista del Sol Drive, for continuity.  
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PUBLIC COMMENTS 

CDD conducted a neighborhood meeting on September 8, 2022, attended by 16 members of the public 

(Attachment L).  Notice was sent to property owners within 500 feet of the proposed development.  

The group proposed three modifications. 

(A) Use AMHT land to provide secondary access.  This will depend on negotiations with AMHT.  

(B) End Seymour Way in a cul de sac.  Do not connect to Vista del Sol Drive. 

(C) Provide a fence or other barrier between the development and neighbors in Vista Del Sol Subdivision.   

CDD conducted a public comment period between September 9, 2022 and September 19, 2022. Public notice was 

mailed to property owners within 500 feet of the development (Attachment M). A public notice sign was also 

posted on site two weeks prior to the scheduled hearing (Attachment N). Public comments submitted at time of 

writing this staff report can be found in Attachment O. 

Name Summary 

Collin McClelland From Neighborhood Meeting:  installation of barrier between 
developments, cul de sac instead of connection to Vista del Sol, 
address traffic impact.  

 

CONFORMITY WITH ADOPTED PLANS 

The proposed development conforms to the 2013 Comprehensive Plan, 2016 Housing Action Plan, and the 2015 
Juneau Economic Development Plan. Plans call for the development of housing, particularly in a flexible format 
that fits the character of existing neighborhoods and provides housing for a variety of CBJ residents and economic 
groups. 

PLAN Chapter Page 
No. 

Item Summary 

2013 Comprehensive 
Plan 

4 36-37 Policy 4.1/4.2 Policies promote providing an adequate supply 
of various types of housing for all CBJ residents 
and economic groups. 

10 130 Policy 10.2 Policy promotes flexibility and creativity in 
residential development within the urban 
service boundary.  

11 157 Land Use 
Designation 

Complies with the Medium Density Residential 
Land Use Designation which allows for 
residential development between 5-20 units per 
acre. 

 

2016 Housing Action 
Plan 

Part 2 35 Production 
Target 

The Housing Action Plan sets an annual goal of 
66 new dwelling units. Proposal creates 444 
new housing units. 

 

2015 Juneau Economic 
Development Plan 

5 103 Initiative Plan calls for promoting housing affordability 
and availability.  
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FINDINGS 

Alternative Residential Subdivision Preliminary Plan Approval – Per CBJ 49.15.940(d), the Director makes the 
following findings on the proposed Alternative Residential Subdivision Preliminary Plan: 

1. Does the proposed development protect natural features and avoid natural hazards by reserving them as 
open space? 

Analysis: No additional analysis needed.  

Finding:  Not applicable. There are no natural features or natural hazards on the lot to reserve as open space. 

2. Is the proposed development consistent with Title 49, the Land Use Code? 

Analysis: No additional analysis needed. 

Finding: Yes. With recommended conditions, the proposed development complies with CBJ 49.15 Article 9, 
CBJ 49.35, and CBJ 49.40. 

3. Does the development incorporate perimeter buffers sufficient to minimize off-site impacts of the 
subdivision and to maximize harmony with the neighborhood? 

Analysis: No additional analysis needed. 

Finding: Yes. With recommended conditions, the proposed development incorporates perimeter buffers 
sufficient to minimize off-site impacts and maximize neighborhood harmony. 

4. Do utilities proposed for connection to the City and Borough system meet City and Borough standards, and 
are all others consistent with sound engineering practices, as determined by the City and Borough 
Engineering and Public Works Department? 

Analysis: The details of utilities will be finalized with each phase at Final Plat. CBJ Engineering and Public Works 
reviewed the proposal and said that existing infrastructure in Glacier Highway is sufficient to meet the 
increased use.  

Finding: Yes. The CBJ Engineering and Public Works Department has reviewed preliminary plans. The 
development can reasonably connect to CBJ services and meet CBJ standards.  

5. Does the configuration of the development provide for economy and efficiency in utilities, housing 
construction, access, parking, and circulation? 

Analysis: No additional analysis needed 

Finding: Yes. The proposed development provides economy and efficiency in utilities, housing construction, 
access, parking, and circulation. 

 

107

Section J, Item 3.



Rooftop Properties, LLC 
File No: ARP2022 0001 
October 4, 2022 
Page 16 of 18 
 
6. If the approval is for a phased development, is each phase consistent with the preliminary development 

plan and design of the entire Alternative Residential Subdivision? 

Analysis: Each phase will have a Final Plan approval and Final Plat approval. Those final documents are 
required to be consistent with this preliminary plan.  

Finding: Yes. This phase of development is consistent with the preliminary development plan requirements. 

7. Does the proposed development adequately address the cumulative impacts of the phased development on 
the neighborhood and the natural environment? 

Analysis: The Traffic Impact Analysis will determine improvements required to address traffic impacts from 
the development.  

Finding: Yes. With recommended conditions, the proposed development plan adequately addresses the 
cumulative impacts of the phased development on the neighborhood and the natural environment. 

8. If the approval includes an allotment of a density bonus, the density bonus complies with section CBJ 
49.15.920(e)(4). 

Analysis: No additional analysis required.  

Finding: Yes. As discussed above, the proposed density bonus complies with section CBJ 49.15.920(e)(4). 

Additionally, in accordance with CBJ 49.15.930 and CBJ 49.15.330 (e) & (f), the Director makes the following 
findings on the proposed Alternative Residential Subdivision Preliminary Plan: 

9. Is the application for the requested Alternative Residential Subdivision Preliminary Plan complete? 

Analysis:   A Traffic Impact Analysis for the development is recommended before approval of the Final Plan 
for Phase 1. 

Finding:   Yes. The application contains the information necessary to conduct full review of the proposed 
operations. The application, including the appropriate fees, substantially conforms to the requirements of CBJ 
Chapter 49.15.   

10. Is the proposed use appropriate according to the Table of Permissible Uses? 

Analysis: The application is for multi-family housing. The use is listed at CBJ 49.25.300, Section 1.300 for the 
D18 zoning district. 

Finding:  Yes. The requested permit is appropriate according to the Table of Permissible Uses.   
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11. Will the proposed development comply with the other requirements of this chapter? 

Analysis:  The proposed site design complies with code requirements of this stage.  Future elements – the 
Preliminary Plat, Final Plan, and Final Plat will be reviewed for completion at the time.  

Finding:  Yes. With the recommended conditions, the proposed development will comply with Title 49, 
including bonus provisions.  

12. Will the proposed development materially endanger the public health, safety, or welfare? 

 Analysis:   A Traffic Impact Analysis will outline improvements needed for traffic safety.   

Finding: Yes. With recommended conditions, the requested development, in a D18 zoning district, will not 
materially endanger the public health or safety.  

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

Analysis: The Assessor’s Office did not respond to staff’s query about property value. Assembly action 
rezoning the property from D5 to D18 indicates Assembly understanding and acceptance of impacts to the 
neighborhood. The Assembly rezoned the property from D5 to D18 in 2015, with discussion of impacts.  

Finding:  No. With recommended conditions, the requested development, in a D18 zoning district will not 
substantially decrease the value or be out of harmony with the property in the neighboring area.  

14. Will the proposed development conform with the Land Use Plan, Thoroughfare Plan, or other officially 
adopted plans?   

Analysis:  In addition to conforming to current plans, the proposal addresses current Assembly’s number one 
Goal of housing.  

Finding: Yes. The proposed development, with the recommended conditions, will conform to the 2013 
Comprehensive Plan, 2014 Economic Development Plan, and the 2015 Housing Action Plan.   

RECOMMENDATION 

Staff recommends the Planning Commission adopt the Director's analysis and findings and APPROVE WITH 
CONDITIONS the Preliminary Plan for the Ridgeview Subdivision, an Alternative Residential Subdivision creating 
90 unit-lots and three (3) parent lots. This permit would allow the applicant to submit for the Final Plan. 
 
This approval is subject to the following conditions: 
 

1. Reevaluate figures provided in “Greenspace by Phase.”  
2. Revise site plan to show pedestrian paths or multi-use paths in Phase 3. 
3. When the connection to Vista del Sol Drive is constructed, change the name of Seymour Way to Vista del 

Sol Drive.  
4. For each Final Plan, provide updated off-street parking plans that show required ADA spaces, or denote if 

they are included in garage parking.  
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5. For the Final ARS Plan for the first phase, a Traffic Impact Analysis for the entire development must be 
approved by CBJ.  ADOT&PF will be consulted regarding impacts from the development.  

6. Plan and install a continuous vegetated barrier along the entire length of the development from the 
platted connection with Vista del Sol Drive along the shared property line to the development’s property 
line at Glacier Highway. The vegetated barrier will be depicted on the preliminary and final plats of each 
Phase located in this area with an associated plat note. 

7. Prior to approval of the Final Alternative Residential Subdivision Plan for each phase, the applicant shall 

submit homeowners’ association, or similar, documents that comply with the requirements of CBJ 

49.15.950(b). 

8. Per CBJ 49.15.920(o), prior to approval of the Final Alternative Residential Subdivision Plan, the CDD 

Director will approve the final mailbox location. 

STAFF REPORT ATTACHMENTS 

Item Description 

Attachment A Application 

Attachment B Revised Plan Documents, September 16, 2022 

Attachment C April 14, 2015 Planning Commission Regular Meeting Minutes 

Attachment D June 6, 2015 Committee of the Whole, and July 7, 2015 Regular Meeting Minutes 
for the Assembly.  

Attachment E Plat 2012-18, Vista del Sol, Phase II 

Attachment F Phased Parking Analysis 

Attachment G Juneau Affordable Housing Fund Program Guidelines, Appendix B 

Attachment H National Low Income Housing Coalition, “Myths and Realities About Public 
Housing” (2019) 

Attachment I AFL-CIO GGU Contract, Current 

Attachment J Infrastructure Requirements by Phase 

Attachment K Agency Comments 

Attachment L Public Meeting Materials 

Attachment M Abutters Notice 

Attachment N Public Notice Sign Photo 

Attachment O Public Comment 
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JUNEAU DEVELOPMENT PERMIT APPLICATION 

COMMUNITY DEVELOPMENT 

NOTE: Development Permit Application forms must accompany all other 

Community Development Department land use applications. 

PROPERTY LOCATION 

Physical Address 

7400 Glacier Highway, Juneau, AK 99801 
Legal Description(s) (Subdivision, Survey, Block, Tract, Loll 

USS 1568, TR B1, Juneau Recording District, First Judicial District 
Parcel Number(s) 

5B1401010010 
D This property located in the downtown historic district 
D This property located in a mapped hazard area, if so, which 

LANDOWNER/ LESSEE 
Property Owner Ii Contact Person 

Rooftop Properties LLC Brandon Gray & Garrett Johnson 
Malling Address Phone Number(s) 

445 N 2000 W Ste 7, Springville, UT 84663 801-358-5381 
E-mail Address 

801-262-9315 Brandon@pci1980.com & Garrett@pci1980.com 

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. 

X 

8. I (we) grant perrAfor officials and employees of the City and Borough of Juneau to inspect my property as needed for purposes of this application . 

,/"'\. .• ~ •- Garrell Johnson 7/22/2022 

La ndown~/wsee Signature Date 

X 
Landowner/Lessee Signature Date 

NOTICE: The City and Borough of Juneau staff may need access to the subject property during regular business hours and will attempt to contact the landowner in addition to 

the formal consent given above. Further, members or the Planning Commission may visit the property before the scheduled public hearing date . 

APPLICANT If the same as OWNER, write •SAME" 

Applicant I Contact Person 
Same 

Mailing Address Phone Number(s) 

E-mail Address 

X ~ Garrett Johnson 7/22/2022 

AppUc:nt Sfgnatun, Date of Applh:11tlon 

······················································----······DEPARTMENT USE ONLY BELOW THIS LINE----------- --------

This form and all documents associated with it are public record on ce submitted. :::tllfr f µ/;!-'1-

INCOMPLETE APPLICATIONS WILL NOT BE ACCEPTED Case Number Date Received 

For assistance filling out this form, contact the Permit Center at 586-0770. fi-(t.-f ,_ "l - ocr 7 / 2- L/ z_ L 
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COMMUl'JITY DEVELOPMENT 

PROJECT SUMMARY 

ALTERNATIVE RESIDENTIAL SUBDIVISION APPLICATION 
See reverse side for more information regarding the permitting process and the materials 

required for a complete application. 

NOTE: Must be accompanied by a DEVELOPMENT PERMIT APPLICATION form. 

PCI Proposes to develop 19.71 acres off 7400 Glacier Highway, creating 444 dwelling units. 

TYPE OF ALTERNATIVE RESIDENTIAL SUBDIVISION APPROVAL REQUESTED (please see submittal requirements on reverse) 

~Alternative Residential Subdivision (ARP) D Alternative Residential Subdivision (ARF) 
Preliminary Plan Approval Final Plan Approval (or Extension) 

□Amendment to Approved (ARP) D Amendment to Approved (ARF) 
Preliminary Plan* Final Plan* 

* Minor amendments will be reviewed by the Director; Major amendments will be reviewed by the Planning Commission. 

LEGAL DESCRIPTION(S) OF PROPERTY INVOLVED 

Number of Existing Parcels 1 Total Land Area Number of Resulting Parcels 

PROPOSED USE OF LAND AND BUILDING(S) 

Zoning District(s) _D_-_1 _8 _______ _ 
Percent Open Space _3_1 ____ _ 

.., Right-of-Way Frontage Proposed _7_5_0 _ _ ___ _ 
Percent Buffer _5 _____ _ 

C: 

.!:! Number of Dwelling Units Proposed_4_4_4 _____ _ 
0. 

Density Proposed 22.5 Du/Acre 

:t" Parking Proposed _5_8_0_____ Density Bonus 0 YES Q NO 

~ - ------------- - -------------------------------1 

2 
(II 

0. 
E 
8 
(II 
.0 

~ 

ALL REQUIRED MATERIALS ATTACHED 

0 Complete application per CBJ 49.15.940 (preliminary) or CBJ 49.15.950 (final) 

0 Pre-Application Conference notes 

l2J Narrative including: 

0 Current use of land or building(s) 

0 Unique characteristics of land or building(s) 

0 How the proposed project conforms to the Comprehensive Plan and CBJ Title 49 How 

0 the proposed project effects public health, safety, and welfare 

0 How the proposed project is in harmony with the surrounding neighborhood 

0 Preliminary development plan (detailed on page 2) 

0 Density Bonus 

0 Open Space 

D Stream Setback 

D Lower Income Households/ Workforce Households 

D Unusual Enhancements 

0 Public Right-of-Way Access 

0 Shared Use Pathways 

D 5-Star Plus Energy Efficiency 

D 6-Star Energy Efficiency 

D High-efficiency Primary Heating Methods 

------------------------------------------------------------DEPARTMENT USE ONLY BELOW THIS LINE----------------

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

INCOMPLETE APPLICATIONS WILL NOT BE ACCEPTED Case Number Date Received 

For assistance filling out this form, contact the Permit Center at 586-0770. 
/}- /lf).. 2 - Cvf 
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SUBDIVISION AND 
CllYANDflOf?OIJGHOF DEVELOPMENT PLAN APPLICATION 
J LJ l\(~,!:\,V, See subdivision hand-outs for more information regarding the permitting process and the 

materials required for a complete application. 

COMMUNITY DEVELOPMENT NOTE: Must be accompanied by a DEVELOPMENT PERMIT APPLICATION form. 

PROJECT SUMMARY 

PCI proposes to develop 19.71 acres off 7400 Glacier Highway, creating 444 dwelling units. 

Number of Existing Parcels _1 _ Total Land Area _1_9.7_1 __ Number of Resulting Parcels _3 __ _ 

HAS THE PARCEL BEEN CREATED BY A MINOR SUBDIVISION IN THE PRECEDING 24 MONTHS 
0 NO O YES Case Number _________ _ 

TYPE OF SUBDIVISION OR PLATTING APPROVAL REQUESTED 
MINOR DEVELOPMENT MAJOR DEVELOPMENT 

(changing or creating 13 or fewer lots) 

0 Preliminary Plat (MIP) 

0 Final Plat (MIF) 

0 Panhandle Subdivision 

0 Accretion Survey 

0 Boundary Adjustment 

0 Lot Consolidation (SLC) 

0 Bungalow Lot Subdivision 

Q Common Wall/Zero Lot Subdivision 

('") Other 

ALL REQUIRED DOCUMENTS ATTACHED 

0 Pre-application conference notes 

0 Narrative including: Per ARS Application 

(changing or creating 14 or more lots) 

0 Preliminary Plat (SMP) 

Q Final Plat (SMF) 

0 Preliminary Development Plan - PUD (PDP) 

0 Final Development Plan - PUD (PDF) Preliminary 

(!) Development Plan - ARS (ARP) Preliminary 

0 Development Plan -ARS (ARF) Final 

0 Bungalow Lot Subdivision 

0 Common Wall/Zero Lot Subdivision 

(') Other 

D Legal description(s) of property to be subdivided 

D Existing structures on the land 

0 Zoning district 

0 Density 

□ Access 
D Current and proposed use of any structures 

D Utilities available 

D Unique characteristics of the land or structure(s) 

D Preliminary Plat checklist Not applicable 

-----uEPARTMENT USE ONLY BELOW THIS LINE------------·----

SUBDIVISION/PLATTING FEES 

Application Fees 

Adm in. of Guarantee 

Adjustment 

Total Fee 

Fees Check No. Receipt 

s 35,920 $80 x 444 lots, plus $400 

s 1)v ~~J.l,-t ,.1 e,r17--( 

$. _ __ _ 

$ 35,920 

Date 

For assistance filling out this form, contact the Permit Center at 586-0770. Case Number Date Received 

INCOMPLETE APPLICATIONS WILL NOT BE ACCEPTED 

l:\FORMS\PLANFORM\Subdivision Application.docx Revised October 2019 - Page 1 of 1 
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7/21/2022 AK21001 

·:.-..J--i;: .. __ ja _____ ,., 
Ol'5N'l4Cll:A1.i,1'"'•~ 

ALASKA 20 ACRE 
JUNEAU, ALASKA 

PC! 
.-\TI,BR \JSDO!'s GR/\\' 

801-35li-5381 
8R,\,'<DO~@PCI1980 COM 
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Alternative Residential Subdivision Application Instructions 

Alternative Residential Subdivision outlined in CBJ 49.15.900 

Each application for an Alternative Residential Subdivision is reviewed by the Planning Commission at a public hearing. The permit 

procedure is intended to provide the Commission the flexibility necessary to make decisions tailored to individual applications. The 

Commission may stipulate conditions to mitigate external adverse impacts from the proposed use. If it is determined that these impacts 

cannot be satisfactorily overcome, the permit shall be denied. 

Pre-Application Conference: A pre-application conference is required prior to submitting an application. The applicant 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 

email at Permits@juneau.org. 

Application: An application for an Alternative Residential Subdivision will not be accepted by the Community Development Department 

until it is determined to be complete. The items needed for a complete application are: 

1. Forms: Completed Alternative Residential Subdivision Application and a Development Permit Application forms. 

2. Fees: The fee is dependent upon the number of residential structures involved. Any development, work or use done without a 

permit issued will be subject to double fees. All fees are subject to change. 
3. Project Narrative: A detailed narrative describing the project. 
4. Plans: outlined in CBJ 49.1S.940(b)(2). (Surveyed Plans Required) 

a. The amount of land for housing, open space, -buffer, access, parking, and pedestrian circulation 
b. The number and types of housing units and proposed density 
c. The natural features to be protected and hazards to be avoided 
d. The public, if any, and private services to be provided 

Document Format: All materials submitted as part of an application shall be submitted in either of the following formats: 

1. Electronic copies; 
2. Paper copies 11" X 17" or smaller (larger paper size may be preapproved by the Community Development Department). 

Preliminary Plan Approval 

Application Review & Hearing Procedure: 

Review: The Community Development Department shall determine when the Alternative Residential Subdivision Application 
is compete and advise the developer. Within 60 days of determining that an application is complete, the Director shall schedule 

the preliminary plan for a public hearing. 
Hearing: All Alternative Residential Subdivision applications must be reviewed by the Planning Commission. The Commission 

shall review the preliminary plan and approve, approve with conditions, or deny pursuant to 49.15.940. 

Public Notice Responsibilities: As part of the Preliminary Plan Approval, proper public notice must be given as outlined in CBJ 

49.15.230 which consists of the following: 

The 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. 
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 CDD. Signs may be produced by the Community Development Department for a 

preparation fee of $SO, and a $100 deposit that will be refunded in full if the sign is returned within seven days of the 

scheduled hearing date. If the sign is returned between eight and 14 days of the scheduled hearing $SO may be refunded . The 

Applicant may make and erect their own sign. Please speak with the Community Development Department for more 

information. 

Final Plan Approval 
After completion of all conditions and Commission approval of the preliminary plan in accordance with the Conditional Use permit 
procedures, the final plan shall be submitted for review and approval according to the following: 

1. An application, fee, and a final plan must be submitted for Commission review. 
2. Formation of a homeowners' association, or similar entity, is required, outlined in CBJ 49.1S.9SO(b)(l)-(4). 

3. The Commission may approve the final plan if it substantially conforms to the approved preliminary plan and all 

requirements of this article. 
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Phased Development: An applicant may develop an Alternative Residential Subdivision in phases, provided: 

1. The initial application includes a preliminary development plan sufficient to assess the cumulative effects of the entire 

Alternative Residential Subdivision on the neighborhood and the environment according to the standards in subsection 

49.15.940. 
2. Each phase shall be so designed and implemented that, when considered with reference to any previously constructed 

phases but without reference to any subsequent phases, it meets the design standards applicable to the entire Alternative 

Residential Subdivision. Construction and completion of open space and common facilities serving each phase in an 

Alternative Residential Subdivision shall proceed at a rate no slower than that of other structures in the phase. No phase shall 

be eligible for final plan approval until all components of all preceding phases are substantially complete and homeowners' 

association documents have been approved. 
3. Each phase of an Alternative Residential Subdivision shall be reviewed according to the provisions of this chapter then 

current. Each phase of an Alternative Residential Subdivision shall maintain design continuity with earlier phases. At no point 

during a phased development shall the cumulative density exceed that established in the approved preliminary plan. 

Amendments 
The developer of an Alternative Residential Subdivision may request an amendment to an approved preliminary or final Alternative 

Residential Subdivision plan. The request shall state the reasons for the amendment and shall be submitted in writing to the director, 

who shall inform the developer within 15 days whether the request shall be processed as a minor amendment or major amendment. 

1. A minor amendment is a change consistent with the conditions of the original plan approval and would result in: 
a. Insignificant change in the outward appearance of the development; 
b. Insignificant impacts on surrounding properties; 
c. Insignificant modification in the location or siting of buildings or open space; 
d. No reduction in the number of parking spaces below that required; 
e. A delay of no more than one year in the construction or completion schedule for the project or, in the case of a 

phased project, the phase for which the amendment is requested. 
2. All other amendments shall be reviewed by the Commission upon payment of a filing fee and in accordance with the 

requirements of the original plan approval. 

INCOMPLETE APPLICATIONS WILL NOT BE ACCEPTED 
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Project Narrative 

Ridgeview Subdivision 
7400 Glacier Highway 

PCI intends to develop a planned community on the 19.71 acres off 7400 Glacier Highway that adheres to the 
code requirements and is in harmony with the surrounding neighborhoods. 

Current use of land: Currently the land is vacant and is zoned D-18, which allows for 18 units/ acre. PCI 
proposes a design that meets the requirements for the max density bonus of 25% or 22.5 units/ acre in order 
to maximize the use of the land, thereby reducing the impact to natural habitat elsewhere. The community 
would consist of 444 dwelling units comprised of a mixture of studio, one-bedroom, and two-bedroom units as 
well as common wall lots. See the proposed unit matrix below: 

Surface 
Parking Garage Total 

8 ulldl Ir« 1-Be 2-Be Total Units Pt1,tdn~ Ri!q'd Provided Patkln1 Po rte In,: Delta 
Parent Lot 1 

A 16 8 24 28 16 8 24 -4 

" 16 8 24 28 2S 8 33 

C 16 8 24 28 16 8 24 -4 

0 16 8 24 28 2S 8 33 

E 16 8 24 211 10 8 18 -10 

F 16 8 24 28 10 8 18 -10 

G 16 8 24 211 18 8 26 -2 

H 16 8 24 28 18 8 26 -2 

I 16 8 24 28 18 8 26 -2 

I l 6 4 20 22 15 8 23 

JuLll(l tUl 236 174 111 80 251 -23 

Parent Lot 2 

K 16 8 24 28 23 6 29 

L 16 6 22 ZS 23 7 30 

M 16 8 24 28 23 R 31 

N 16 4 20 22 23 8 31 

0 16 4 20 22 24 6 30 
p 16 a 24 28 14 6 30 

Subtotal 134 153 140 41 181 28 

Parent lot 3 

Condos NA NA I 74 I 74 I 74 74 148 74 

Total 444 501 385 195 580 79 

Unique Characteristics of Land or Buildings: This planned community will provide a much-needed supply of 
new housing to Juneau. 

How the proposed project conforms to Comprehensive Plan and CBJ Title 49: We believe that the 
attached design aligns with the general provisions as detailed in CBJ Title 49.15.920. The parent lot size is 
approximately 5 times larger than the minimum required (150% of 0-18 minimum lot size 5,000 SF= 7,500 
SF). Minimum lot dimension, lot coverage, and vegetative coverage also exceed the minimum requirements. 

Density Bonuses: 

• Open Space: 
The ARS code says there is a bonus of five percent of each ten percent increment of open space in excess 
of that required in the zoning district to a maximum bonus of 15 percent for open space in excess of that 
required. Below is a tabulation based on our current master plan dated 7-21-22. 
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Description Area (SF) Open Area Provided (SF) 
Parent Lot 1 305,655 81,107 
Parent Lot 2 170,774 36,900 
Parent Lot 3 291,991 149,243 
ROW 90,148 0 

Total Site SF (Grandparent Lot} 858,568 267,250 

• Public Right-of-Way Access: 
PCI proposes the construction of approximately 1,500 LF of dedicated public right-of-way that will allow 
people to travel across designated private property to access their homes and public areas. 

• Shared Use Pathways: 
There will be several pathways enabling pedestrians access to and from their homes, open / common 
space and public services. 

How the proposed project effects public health, safety, and welfare: The construction of these units will 
provide clean and safe places for people to live, thus positively impacting the public health, safety and welfare 
of its residents. 

How the proposed project is in harmony with the surrounding neighborhood: PCI intends to design 
buildings that are architecturally pleasing, efficient and in harmony with the buildings in Alaska by using 
common materials, design elements and embracing the beautiful landscape of the area. 
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LIMITED LIABILITY AGREEMENT 
OF 

ROOFTOP PROPERTIES, LLC 

This LIMITED LIABILITY COMPANY AGREEMENT ("Agreement") of ROOFTOP 
PROPERTIES, LLC ("Company") is dated effective as of March I 0, 2021 ("Effective Date"), among the 
undersigned members ("Members") and, in their capacities as managers of the Company, the undersigned 
managers, ("Managers"). 

RECITALS 

The Company is a limited liability company formed under the Utah Revised Limited Liability 
Company Act. The parties intend by this Agreement to define their rights and obligations with respect to 
the Company's governance and financial affairs and to adopt guidelines and procedures for the conduct 
of the Company's activities. Therefore, pursuant to the Act, the parties designate and adopt this 
Agreement as the Company's operating agreement. 

ARTICLE 1. 
DEFINITIONS 

1.1 The following terms shall have the indicated meanings: 

"Act" means the Utah Revised Uniform Limited Liability Company Act, as amended, U.C.A. § 
48-3a-101 et seq., as the same may be amended, restated or revised from time to time. 

"Affiliate" means, with respect to a particular Person, a Person that controls, is controlled by or is 
under common control with, such Person. A Person that has a fifty percent (50%) or more interest in 
another Person shall conclusively be deemed to be a controlling Person. A Person who is a member of a 
limited liability company or a partner (general or limited) in a partnership (general or limited) shall be 
conclusively deemed to be an Affiliate of the limited liability company or partnership. 

"Agreement" is defined in the introductory paragraph above. 

"Book Gain" or "Book Loss" means the gain or loss recognized by the Company for book 
purposes in any Fiscal Year or other period by reason of the sale, exchange or other disposition by the 
Company of any Company asset. Such Book Gain or Book Loss shall be computed by reference to the 
Book Value of such asset as of the date of such sale, exchange or other disposition, rather than by 
reference to the tax basis of such asset as of such date, and each and every reference herein to "gain" or 
"loss" shall be deemed to refer to Book Gain or Book Loss, rather than to tax gain or tax loss. 

"Book Value" of an asset means, as of any particular date, the asset's adjusted basis for federal 
income tax purposes, except as follows: 

(a) The initial Book Value of any asset contributed by a Member to the Company 
shall be the gross fair market value of such asset, as determined by the Managers; 

(b) The Book Values of all Company assets shall be adjusted to equal their 
respective gross fair market values, as determined by the Managers, as of the following times: (i) the 
acquisition of an additional interest in the Company by any new or existing Member in exchange for 
more than a de minimis Capital Contribution if the Managers reasonably determine that such adjustment 
is necessary or appropriate to reflect the relative economic interests of the Members in the Company; (ii) 
the distribution by the Company to a Member of more than a de minimis amount of Company or other 
property as consideration for an interest in the Company if the Managers reasonably determine that such 
adjustment is necessary or appropriate to reflect the relative economic interests of the Members in the 
Company; and (iii) the liquidation of the Company within the meaning of Regulations Section I. 704-
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1 (b )(2)(ii)(g); 

(c) The Book Value of any Company asset distributed to any Member shall be the 
gross fair market value of such asset on the date of distribution, as determined by the Managers; 

( d) The Book Values of Company assets shall be increased ( or decreased) to reflect 
any adjustment to the adjusted basis of such assets pursuant to Code Section 734(b) or Code Section 
743(b), but only to the extent such adjustments are taken into account in determining Capital Accounts 
pursuant to Regulations Section l.704-l(b)(2)(iv)(m) and Section 5.6; provided, however, that Book 
Values shall not be adjusted pursuant to this paragraph (d) to the extent the Managers determine that an 
adjustment pursuant to paragraph (b) above is necessary or appropriate in connection with a transaction 
that would otherwise result in an adjustment pursuant to this paragraph (d); and 

(e) If the Book Value of an asset has been determined or adjusted pursuant to 
paragraphs (a), (b) or (d) above, such Book Value shall thereafter be adjusted by the Depreciation taken 
into account with respect to such asset for purposes of computing Profits and Losses. 

"Capital Account" is defined in Section 3.2. 

"Capital Contribution" means the cash and other property contributed to the capital of the 
Company by a Member pursuant to Article 3. 

"Certificate" means the Certificate of Organization filed with the Utah Division of Corporations 
and Commercial Code to organize the Company as a limited liability company, including any 
amendments thereto. 

"Code" means the Internal Revenue Code of 1986, as amended, restated or supplemented from 
time to time, or any successor statute. Any reference to a specific section or sections of the Code shall be 
deemed to include a reference to any corresponding provision of any successor statute. 

"Company" means Rooftop Properties, LLC and any successor entity thereto. 

"Depreciation" means, for each Fiscal Year or other period, an amount equal to the depreciation, 
amortization or other cost recovery deduction allowable with respect to an asset for such Fiscal Year or 
other period, except that if the Book Value of an asset differs from its adjusted basis for federal income 
tax purposes at the beginning of any Fiscal Year or other period, Depreciation shall be an amount that 
bears the same relationship to the Book Value of such asset as the depreciation, amortization, or other 
cost recovery deduction computed for tax purposes with respect to such asset for the applicable period 
bears to the adjusted tax basis of such asset at the beginning of such period, or if such asset has a zero 
adjusted tax basis, Depreciation shall be an amount determined under any reasonable method selected by 
the Managers. 

"Effective Date" is defined in the introductory paragraph above. 

"Fiscal Year" means the fiscal year of the Company. Each Fiscal Year shall commence on the 
day immediately following the last day of the immediately preceding Fiscal Year. Each Fiscal Year shall 
end on the earlier to occur after the commencement of such Fiscal Year of (i) December 31, or (ii) the 
date on which the Company is dissolved pursuant to Section IO. I. 

"Manager" and "Managers" are defined in Section 8.1 

"Mandatory Capital Contribution" is defined in Section 3.1 

"Member" means each initial Member made a party hereto and such additional and substituted 
Members as shall be admitted to the Company pursuant to hereto. Schedule I shall be amended from time 
to time to reflect the admrssion of any Member or the removal, withdrawal, expulsion, retirement or 
death of any Member or the receipt by the Company of notice of any change of name of a Member. The 
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Managers may amend Schedule l without the consent of the Members as the information on Schedule I 
changes in accordance with the terms of this Agreement. Sched ul e I, as maintained and amended from 
time to time by the Managers, shall be deemed accurate in all respects absent manifest error. 

"Membership Interest" means, with respect to each Member, a percentage interest determined as 
the quotient of (a) the number of Units held by such Member divided by (b) the total number of Units 
held by all Members at the time of determination, as set forth beside such Member's name on. chedule I, 
as amended from time to time. 

"Net Available Cash" means the excess of (a) the cash revenues of the Company derived from 
the operations of the Company and the yield from interim investments and excess cash reserves of the 
Company over (b) all cash disbursed or reserved or required to be disbursed or reserved, including, 
without limitation, cash used to pay, or to establish reserves for, operating expenses, taxes, fees, 
repayment of indebtedness, capital expenditures, contingencies or other anticipated obligations. 

"Objection Notice" is defined in Section 8.2. 

"Person" means an individual natural person, corporation, joint venture, partnership, limited 
partnership, limited liability company, trust, estate, business trust, association, governmental authority or 
any other entity. 

"Profit" and "Loss" mean, for each Fiscal Year or other period, an amount equal to the 
Company's taxable income or loss for such year or period, determined in accordance with Section 703(a) 
of the Code (for this purpose, all items of income, gain, loss, or deduction required to be stated separately 
pursuant to Section 703(a)(l) of the Code shall be included in taxable income or loss), with the following 
adjustments: 

(a) any income of the Company that is exempt for federal income tax purposes and 
not otherwise taken into account in computing Profit or Loss pursuant to this provision shall be added to 
such taxable income or loss; 

(b) any expenditures of the Company described in Section 705(a)(2)(B) of the Code 
or treated as Code Section 705(a)(2)(B) expenditures pursuant to Section l.704-l(b)(2)(iv)(i) of the 
Regulations, and not otherwise taken into account in computing Profit or Loss pursuant to this provision, 
shall be subtracted from such taxable income or loss; 

(c) in the event the Book Value of any Company asset is adjusted pursuant to 
paragraph (b) or paragraph (d) of the definition of Book Value, the amount of such adjustment shall be 
taken into account as gain or loss from the disposition of such asset for purposes of computing Profits 
and Loss; 

( d) Book Gain or Book Loss from the sale or other disposition of any asset of the 
Company shall be taken into account in lieu of any tax gain or tax loss recognized by the Company by 
reason of such sale or other disposition; 

( e) in lieu of the depreciation, amortization and other cost recovery deductions taken 
into account in computing such taxable income or loss, there shall be taken into account Depreciation for 
such Fiscal Year or other period, computed as provided in this Agreement; and 

(f) any items that are specially allocated pursuant to Section 5.6 shall not be taken 
into account in computing Profits or Losses. 

If the Company's taxable income or loss for such Fiscal Year or other period, as adjusted in the manner 
provided above, is a positive amount, such amount shall be the Company's Profit for such Fiscal Year or 
other period; and if negative, such amount shall be the Company's Loss for such Fiscal Year or other 
period. 
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"Regulations" means regulations issued by the Department of Treasury under the Code, as they 
may be amended, restated or supplemented from time to time, and any successor regulations. Any 
reference to a specific section or sections of the Regulations shall be deemed to include a reference to 
any corresponding provision of future regulations under the Code. 

"Unit" is a unit of Membership Interest, which are set forth on Schedule I. 

" Unreturned Capital Contribution" of a Member means the excess, if any, at any time of the 
aggregate Capital Contributions of such Member over the aggregate amount distributed to such Member, 
including pursuant to Section 6. 1 (a), Section 6.2(a) or Section I 0.2(c) through such time. 

ARTICLE 2. 
FORMATION OF COMPANY 

2.1 Formation. The Members and the Managers hereby ratify and confirm the formation of 
the Company as a limited liability company under and pursuant to the Act by the filing of the Certificate 
with the Utah Department of Commerce, Division of Corporations and Commercial Code. 

2.2 ompany Name. The name of the Company shall be "Rooftop Properties, LLC". The 
business and affairs of the Company shall be conducted solely under such name and such name shall be 
used at all times in connection with the Company's business and affairs. 

2.3 Certificate. The Certificate has been executed and filed with the Utah Department of 
Commerce, Division of Corporations and Commercial Code. The Members shall execute, and the 
Managers shall file and record, all such other certificates and documents, including amendments to the 
Certificate, and shall do such other acts as may be appropriate to comply with all requirements for the 
formation, continuation and operation of the Company as a limited liability company, and the conduct of 
business under the laws of the State of Utah and any other jurisdiction in which the Company may from 
time to time own property or conduct business. 

2.4 Principal/Designated Office. Agent for Service of Process. 

(a) The principal office of the Company shall be located at 610 East 50 North, 
Salem, Utah 84653. The principal office may be changed by the Managers from time to time in 
accordance with the applicable provisions of the Act and any other applicable law. The Managers shall 
promptly notify each Member of any change in such principal office. 

(b) The address of the initial registered office of the Company is 610 East 50 North, 
Salem, Utah 84653. The name of its initial registered agent at such address is Vance Barrett. The 
Managers may, from time to time, select another agent for service of process on the Company in Utah in 
accordance with the Act and applicable laws. The Managers shall promptly notify each Member of any 
such selection. 

2.5 Term. The period of the Company's duration will be in perpetuity, unless earlier 
dissolved and terminated pursuant to the provisions of Section l 0.1. 

2.6 Purposes. The Company is organized to conduct any and all legal and lawful business 
purposes for which a limited liability company may be formed pursuant to the Act, subject to the terms, 
requirements, restrictions and limitations set forth in this Agreement, as in effect from time to time. 

2. 7 Powers. The Company shall have all powers afforded under the Act to the extent 
necessary to effect or accomplish the purposes of the Company set forth in Section 2.6. 

2.8 Representations and Warranties. The Members each hereby represent and warrant as 
follows: 

(a) Such person is over eighteen (18) years of age and has not been found or 
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adjudicated to be incompetent or otherwise mentally unable to execute this Agreement. 

(b) This Agreement constitutes such Member's legal, valid and binding obligation 
and is enforceable in accordance with its terms, subject, however, to the effects of bankruptcy, 
insolvency, reorganization, moratorium and similar laws from time to time in effect, as well as to general 
principles of equity (regardless of whether such enforceability is considered in a proceeding in equity or 
at law). 

( c) Each Member represents and warrants to the other Member that he or she is 
acquiring such Membership Interest for his or her own account for investment purposes and not with a 
view to its sale or distribution. Each Member has been given such information as such Member deemed 
necessary in order to acquire its Membership Interest. Each Member recognizes that investments such as 
those contemplated by this Agreement are speculative and involve substantial risk. Each Member further 
represents and warrants that no other Member nor any Manager has made any guaranty, promise or 
representation upon which such Member has relied concerning the possibility or probability of profit or 
loss as a result of his or her acquisition of a Membership Interest in the Company. 

ARTICLE 3. 
CAPITAL CONTRIBUTIONS; CAPITAL ACCOUNTS 

3.1 Capital Contributions. 

(a) Initial Capital Contributions. On or prior to the Effective Date, the Members 
have made initial capital contributions to the Company of the cash or property set forth on Schedule I 
attached hereto. 

(b) Discretionary Capital Contributions. The Members may from time to time, as 
determined by the unanimous consent of the Members, in their sole discretion, elect to make additional 
Capital Contributions to the Company, in proportion to their respective Membership Interests or in any 
other proportion as the Members unanimously may determine, in such amounts and in such a manner that 
the Members unanimously may determine ( once unanimously agreed, a "Mandatory Capital 
Contribution"). 

3.2 Capital Accounts. A separate capital account (each, a "Capital Account") shall be 
established and maintained for each Member in accordance with the following provisions: 

(a) To each Member's Capital Account there shall be credited (i) the amount of the 
cash or property contributed by such Member as Capital Contributions to the Company, (ii) such 
Member's allocable share of Profit, and (iii) the amount of any Company liabilities that are assumed by 
such Member or that are secured by any Company property distributed to such Member. 

(b) To each Member's Capital Account there shall be debited (i) the amount of cash 
and the fair market value of any Company property distributed to such Member pursuant to any provision 
of this Agreement, (ii) such Member's allocable share of Loss, and (iii) the amount of any liabilities of 
such Member that are assumed by the Company or that are secured by any property contributed by such 
Member to the Company. 

( c) The provisions of this Agreement relating to the maintenance of Capital 
Accounts are intended to comply with Regulations Section 1. 704-1 (b ). To the extent consistent with the 
terms of this Agreement Capital Accounts shall be maintained and adjusted in accordance with such 
Section of the Regulations. 

( d) No Member shall be entitled to withdraw any part of his or her Capital 
Contribution without the consent of the Managers. No loan made to the Company by any Member shall 
constitute a Capital Contribution to the Company for any purpose. No interest shall be paid on any 
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Capital Contribution. 

(e) Except as expressly required by this Agreement or by the Act, no Member shall 
have any liability for the return of the Capital Contributions of any other Member. A Member who has 
more than one interest in the Company shall have a single Capital Account that reflects all such interests, 
regardless of the class of interest owned and regardless of the time or manner in which the interests were 
acquired. 

ARTICLE 4. 
BOOKS; ACCOUNTING; TAX ELECTIONS; REPORTS 

4.1 Books and Records. The Managers shall keep, or cause to be kept, complete and accurate 
books and records of account of the Company. The books and records of the Company shall be kept 
using the same basis of accounting as the basis used by the Members for federal income tax purposes and 
shall at all times be maintained or made available at the principal office of the Company. A current list of 
the full name and last known residential address of each Manager and each Member, a copy of this 
Agreement and the Certificate, in each case with all amendments thereto, and all other documents 
required to be maintained by the Act, shall be maintained or made available at the principal office of the 
Company. The Company shall not be required to prepare or maintain the materials permitted to be 
omitted by the Act or any other records that are not otherwise expressly required by the Act or this 
Agreement. 

4.2 Reports: Access to Records. Each Member shall have the right to the information set 
forth in Section 48-3a-410 of the Act ("Company Confidential Information"). Each Member may use 
Company Confidential Information only for purposes reasonably related to a Member's Membership 
Interest in the Company and upon the conditions set forth in Section 48-3a-410(2)(b) of the Act. 
Company Confidential Information shall be provided solely at the Company's principal office during 
business hours and upon ten (10) days' written notice to the Manager. The requesting Member shall bear 
all expenses incurred in any examination made for such Member's account. Company Confidential 
Information shall be deemed confidential and each Member shall have a duty to keep such information 
confidential and not use it except in furtherance of the Company's interest. The Company may 
reasonably restrict the use of any Company Confidential Information provided to Members to the furthest 
extent permitted by the Act and hereby restricts the use of any Company Confidential Information to the 
furthest extent permitted by the Act. In the event of any breach or threatened breach of a reasonable 
restriction on the use of any Company Confidential Information, the Company shall be entitled to 
equitable relief, all without the posting of a bond or other security, monetary damages and any other 
relief permitted by applicable law, including, without limitation, the Act. 

4.3 Filing of Returns and Other Writings, Ta Matters Member. The Managers shall cause 
the preparation and timely filing of all Company tax returns and shall, on behalf of the Company, timely 
file all other writings required by any governmental authority having jurisdiction to require such filing. 
Vance Barrett shall serve as the Company's "tax matters partner" for purposes of Section 6231 of the 
Code (the "Tax Matters Partner"). The Managers, by unanimous consent, may remove the Tax Matters 
Partner, with or without cause, and designate a successor to the Tax Matters Partner who for any reason 
ceases to act. The Tax Matters Partner will inform the Members and Managers of all administrative and 
judicial proceedings pertaining to the determination of the Company's tax items and will provide the 
Members and Managers with copies of all notices received from the Internal Revenue Service regarding 
the commencement of a Company-level audit or a proposed adjustment of any of the Company's tax 
items. The Tax Matter Partner may extend the statute of limitations for assessment of tax deficiencies 
against the Members attributable to any adjustment of any tax item. The Company will reimburse the Tax 
Matters Partner for reasonable expenses properly incurred while acting within the scope of the Tax 
Matters Partner's authority. 
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ARTICLE 5. 
ALLOCATIONS 

5. I General. Profit or Loss for each Fiscal Year ( or portion thereof) shall be determined as of 
the end of such Fiscal Year (or portion thereof) and shall be allocated among the Members in proportion 
to their respective Membership Interests. 

5.2 pecial Basis Adjustment. The Company may elect pursuant to Code Section 754 to 
adjust the basis of any of the Company's assets. However, the determination of Profit or Loss, Book Gain 
or Book Loss, distributions and Capital Accounts, for purposes of this Article 5, shall be made without 
taking into account any such special basis adjustments. Each Member shall furnish the Company with all 
information necessary to give effect to such election. 

5.3 Allocations for Tax and Book Purpos s. Except as otherwise provided herein, any 
allocation to a Member of a portion of the Profit or Loss for a Fiscal Year shall be determined to be an 
allocation to that Member of the same proportionate part of each item of income, gain, loss, deduction or 
credit, as the case may be, that is earned, realized or available by or to the Company for federal income 
tax purposes. 

5.4 Certain Accounting Matters. For purposes of determining the Profit, Loss or any other 
items allocable to any period, Profit, Loss and any such other items shall be determined on a daily, 
monthly or other basis, as determined by the Managers using any permissible method under Code 
Section 706 and the Regulations thereunder. 

5.5 Tax Allocations Under Code Section 704(c). In accordance with Code Section 704(c) 
and the Regulations thereunder, income, gain, loss, and deduction with respect to any property 
contributed to the capital of the Company shall, solely for income tax purposes, be allocated among the 
Members so as to take account of any variation between the adjusted basis of such property to the 
Company for federal income tax purposes and its fair market value at the time of contribution. In the 
event that the Book Value of any Company asset is subsequently adjusted in accordance with the last 
sentence of the definition of Book Value, any allocation of income, gain, loss and deduction with respect 
to such asset shall thereafter take account of any variation between the adjusted tax basis of the asset to 
the Company and its Book Value in the same manner as under Section 704(c) of the Code and any 
Regulations promulgated thereunder. Any elections or other decisions relating to such allocations shall 
be made by the Managers in a manner that reflects the purpose and intention of this Agreement. 
Allocations pursuant to this Section 5.5 are solely for purposes of federal, state, and local income taxes 
and shall not affect, or in any way be taken into account in computing, any Member's Capital Account or 
share of Profit or Loss, Book Gain or Book Loss, or distributions pursuant to any provision of this 
Agreement. 

5.6 Special Provisions. Section 704 of the Code and the Regulations issued thereunder, 
including, but not limited to, the provisions of such Regulations addressing qualified income offset 
provisions, minimum gain charge back requirements and allocations of deductions attributable to 
nonrecourse debt and partner nonrecourse debt, are hereby incorporated by reference into this 
Agreement. 

ARTICLE 6. 
DISTRIBUTIONS 

6.1 Distributions ofNel Avai lable ash. Net Available Cash shall be applied or distributed, 
at such time or times as the Managers shall determine, to the Members in accordance with their 
respective Membership Interests at the time of the distribution. 

ARTICLE 7. 
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RIGHTS AND OBLIGATIONS OF MEMBERS 

7.1 Limited Liability. No Member shall be personally liable for any of the debts, liabilities or 
obligations of the Company, nor shall any Member be required to lend any funds to the Company. A 
Member shall not, except (a) in the case of any returned Capital Contributions or other sums distributed 
to a Member, as required by the express provisions of the Act, or (b) Mandatory Capital Contributions, 
be required to make any additional Capital Contributions to the Company. 

7.2 No ontrol. No Member (except in a Member's capacity as a Manager) shall participate 
in the management or control of the business or operation of, or transact any business for, the Company. 
No Member (except in a Member's capacity a Manager) shall have any power to sign for or bind the 
Company. 

ARTICLE 8. 
RIGHTS AND OBLIGATIONS OF THE MANAGER 

8.1 Designation of Manager. The Company shall be managed by one or more managers 
(collectively, the "Managers," and each individually a "Manager"). Until such number is changed by the 
Members holding a majority of the Membership Interests in the Company, there shall be three (3) 
Managers, who shall initially be Vance Barrett, Ryan Johnson, and Garrett Johnson. The appointment of 
any other Manager shall require the consent of Members holding a 100% of the Membership Interests in 
the Company. Notwithstanding the forgoing, in the event either Vance Barrett, Ryan Johnson, or Garrett 
Johnson, respectively, shall cease to be a Manager for any reason, the Members hereby irrevocably 
consent and approve Justin Comish as a substitute Manager. 

8.2 Management: Authority. The Managers shall have full responsibility and exclusive and 
complete discretion in the management and control of the business and affairs of the Company for the 
purposes herein stated, shall make all decisions affecting the Company's affairs and business, and shall 
have full, complete and exclusive discretion to take any and all action that the Company is authorized to 
take and to make all decisions with respect thereto. Subject to the provisions of this Section 8.2, (a) all 
documents executed on behalf of the Company need only be signed by one Manager and (b) any single 
Manager may act individually to bind the Company or take actions on behalf of the Company. 
References in this Agreement to "Managers" shall not be deemed to require the actions or consents of 
more than one Manager unless and until such time as a Member delivers notice to the other Members and 
the Managers stating that such Member objects to the authority of any one Manager to bind the Company 
(the "Objection Notice"), at which time the Managers shall only act by unanimous consent (unless and 
until such Objection Notice is later withdrawn or waived by the objecting Member). If the Managers are 
unable to reach unanimous consent on any matter following the delivery of an Objection Notice, 
Members holding a majority of the Membership Interests shall resolve such stalemate. If at anytime 
under this Agreement a stalemate exists among the Members as to any matter requiring Member approval 
(i.e., no majority of Membership Interest) and such stalemate continues for more than ten (10) business 
days, any Member may submit the applicable matter to binding arbitration administered by the American 
Arbitration Association under its Commercial Arbitration Rules held in Salt Lake City, Utah, and all 
Members and Managers hereby agree to be bound by the decision rendered (and pay the fees in the 
manner decided) thereby. 

8.3 Liability of Managers t Members; Indemnification. 

(a) No Manager or, if applicable, its officers, directors, shareholders or employees, 
shall be liable, responsible or accountable for damages or otherwise to any Member for any act or 
omission as a Manager, except for those resulting from the Manager's gross negligence, willful 
misconduct, bad faith or breach of fiduciary duty. 

(b) Each Manager and, if applicable, its officers, directors, shareholders or 
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employees, shall be entitled to indemnification from the Company for any loss, damage or claim by 
reason of any act or omission performed or omitted by such Manager or any such person in good faith on 
behalf of the Company and in a manner reasonably believed to be within the scope of the authority 
conferred by this Agreement, except that no Manager or, if applicable, its officers, directors, shareholders 
or employees, shall be entitled to be indemnified in respect of any loss, damage or claim incurred by such 
Manager or by any such person by reason of gross negligence, willful misconduct, bad faith or breach of 
fiduciary duty with respect to such acts or omissions. Any indemnity under this Section 8.3(b) shall be 
provided out of and to the extent of Company assets only, and no Member shall have any personal 
liability on account hereof. 

(c) Resignation or Termination of a Manager. Any Person acting as a Manager may 
resign from such position (but not as a Member if such Manager is also a Member) upon not less than 
thirty (30) days' written notice to all Members. In addition, any Manager shall automatically be 
terminated as a Manager of the Company upon the occurrence of any of the following events ( each, an 
"Event of Termination"): 

(d) Such Manager shall: (i) commence a voluntary case under Title 11 of the United 
States Code as from time to time in effect, or authorize, by appropriate proceedings, the commencement 
of such a voluntary case; (ii) file an answer or other pleading admitting or failing to deny the material 
allegations of a petition filed against it commencing an involuntary case under said Title 11, or seeking, 
consenting to or acquiescing in the relief therein provided, or by its failing to controvert timely the 
material allegations of any such petition; (iii) be subject to an order for relief under any involuntary case 
under said Title 11; (iv) seek relief as a debtor under any applicable law, other than said Title 11, of any 
jurisdiction relating to the liquidation or reorganization or its consenting to or acquiescing in such relief; 
(v) be subject to the entry of an order by a court of competent jurisdiction (x) finding such Manager to be 
bankrupt or insolvent, (y) ordering or approving its liquidation, reorganization, or any alteration or 
modification of the rights of its creditors, or (z) assuming custody of, or appointing a receiver or other 
custodian for, all or a substantial part of its property, and such receiver or custodian is not discharged 
within thirty (30) days, or (vi) make an assignment for the benefit of, or enter into a composition with, its 
creditors, or appoint or consent to the appointment of a receiver or other custodian for all or a substantial 
part of its property; or 

( e) If applicable, the dissolution or liquidation of such Manager. 

8.4 .Designation of uccessor Manager. Upon the termination, death or resignation of a 
Manager under Section 8.4, Members holding 100% of the Membership Interests in the Company may 
appoint a successor to such Manager, subject in all respects to Section 8.1 above. 

8.5 Other Business: omp nsati n. Etc. Any Member or Manager, and any Affiliate, 
stockholder, member, manager, partner (general or limited), director, officer, employee or agent of a 
Member or Manager, may engage in or possess an interest in other business ventures (unconnected with 
the Company) of every kind and description, independently or with others. Neither the Company nor any 
Member or Manager shall have any rights in or to such independent ventures or the income or profits 
therefrom by virtue of this Agreement. No Member, Manager or stockholder, member, manager, partner 
(general or limited), director, officer, employee or agent of a Member or Manager shall be liable to the 
Company or to any Member for his or its good faith reliance on the provisions of this Agreement. 

ARTICLE 9. 
RESTRJCTIONS ON TRANSFERS OF MEMBERSHIP INTERESTS 

9.1 Transfers. No Member may withdraw from the Company or make a demand for return of 
any Capital Contributions until the termination of the Company or as otherwise specifically set forth in 
this Agreement. Other than as set forth in Section 9.2, no Member shall Transfer his, her or its Interests 
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or any rights thereof, unless such Transfer is authorized in writing by the Managers and 100% of the 
Membership Interests. All attempted Transfers in violation of the terms of this Agreement shall be void 
ab initio. If any Transfer in violation of the terms of this Agreement is validated by a court, such 
Transferred Membership Interest shall be non-voting for all purposes of this Agreement. Each Member 
and each assignee thereof hereby agrees that it will not effect any assignment of all or any part of its 
Interests (whether voluntarily, involuntarily or by operation of law) in any manner contrary to the terms 
of this Agreement or that violates or causes the Company or any of the Members to violate the Securities 
Act, the Securities Exchange Act, the Investment Company Act, or the laws, rules, regulations, orders 
and other directives of any governmental authority. "Transfer" or "Transferring" means a sale, 
assignment, transfer, exchange, mortgage, pledge, grant of a security interest, or other disposition or 
encumbrance, or the act of making such a sale, assignment, transfer, exchange, mortgage, pledge, grant of 
a security interest, or other disposition. 

9.2 Rights of Firs.I Refusal. Each of the following occurrences with respect to a Member 
shall constitute an "Event of Offer" (provided, with respect to divorce ( or other similar legal separation 
resulting in the partitioning of assets), the Event of Offer shall encompass only the number of Interests 
proposed to be Transferred): 

(a) Any Event of Bankruptcy; 

(b) The Transfer of a deceased or mentally incompetent Member's Interests 
following the death or mental incompetency of such Member; 

(c) The divorce (or other similar legal separation resulting in the partitioning of 
assets) of a Member with the consequential division of marital property otherwise entitling the Member's 
spouse to the Interest; 

( d) The voluntary offer by a Member of some or all of its Interests for purchase by 
the Company, which shall be evidenced by written notice to the Company (a "Voluntary Offer"); 

(e) With the prior written consent of the Managers, to be given or withheld in their 
sole discretion for any reason or no reason, the proposal by a Member to Transfer some or all of its 
Interests to any Person not the Company, evidenced by a written notice delivered to the Company, (which 
notice includes the written offer received by the Member which written offer must be bona fide, itemize 
each of the material terms and conditions upon which the offer is made and reasonably evidence the 
buyer's willingness and actual ability to close on the proposed transaction within one hundred eighty 
(180) days of the date of the written offer) (a "Third Party Offer"); or 

(t) A Member's voluntary termination of Company employment. 

9.3 Offered lntere t. The term "Offered Interest" shall, subject to the provisions of Section 
9 .2 with respect to divorce ( or other similar legal separation resulting in the partitioning of assets), mean 
all of the Interests owned by a Member as to which an Event of Offer has occurred (which Member, or 
such Member's estate, trustee or other successor or assign, is referred to as the "Offeror"), except that 
such term shall include as to a Voluntary Offer and a Third Party Offer only the Interests proposed to be 
Transferred. Notwithstanding anything to the contrary contained in this Agreement, any and all rights of 
the Company arising under Section 9 .4 as a result of the occurrence of an Event of Offer may be waived 
by unanimous consent of the Managers. The Company is permitted, and the Offerer hereby consents to, 
the assignment of the rights to exercise the rights to acquire the Offered Interests to one or more of the 
Members of the Company (other than the Offerer). The Managers may assign such right pro rata based 
on the Members that choose to participate in the rights granted hereunder. 

9.4 ompany Option. 

(a) Upon the occurrence of any Event of Offer, the Offerer shall immediately notify 
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the Company and the Managers in writing of such occurrence, and the Company (or its Member 
assign(s), as applicable, collectively the "Company" for purposes of Section 9.4) shall have the exclusive 
option to purchase all (or a part) of the Offered Interest at the price determined under Section 9.5 (the 
"Company Option"). The Company Option may be exercised by the Company, at the sole discretion of 
the Managers, by delivering written notice to the Offeror within sixty (60) days (the "Company Option 
Periocf') after: 

(i) if arising out of a Voluntary Offer, a death or mental incompetency covered 
by Section 9.3(b), or the divorce (or other similar legal separation resulting in the partitioning of 
assets) of a Member covered by Section 9.3(c), the date on which the Company receives actual 
written notice of the Event of Offer; 

(ii) if arising out of a Third Party Offer and the consideration underlying such 
proposal consists entirely of cash, the date on which the Company receives actual written notice 
of the Event of Offer; 

(iii) if arising out of a Third Party Offer including non-cash consideration, thirty 
(30) days after the date on which the Company receives actual written notice of the Event of 
Offer; and 

(iv) if the Event of Offer is an Event of Bankruptcy, forty-five ( 45) days after the 
date on which the Company received actual written notice of the Event of Bankruptcy. 

The written notice delivered by the Company shall confirm the Company's intent to exercise the 
Company Option and to acquire all ( or a part) of the Offered Interest and shall detail each of the 
material terms and conditions (as set forth in the Third Party Offer, if applicable) upon which the 
sale shall occur. 

If the Company timely exercises the Company Option, the sale and purchase of the Offered 
Interest as to which such option is exercised shall be closed within ninety (90) days after the date 
of such written notice of exercise at the price determined pursuant to Section 9 .5( a). 

(b) If the Company does not elect to purchase all of the Offered Interest or fails to 
consummate such purchase in accordance with the terms of this Agreement, then such Offeror may ( other 
than with respect to a Third Party Offer), during the ninety (90) day period beginning on the date the 
Company Option expires or the date set for closing and sale, as applicable, sell or otherwise transfer the 
remaining portion of the Offered Interest not purchased by the Company (and, as to a Third Party Offer, 
only in accordance with the terms and conditions set forth in the applicable notice) in accordance with 
the terms and conditions of this Agreement. 

9.5 Price. The price to be paid for any Membership Interests sold and purchased pursuant to 
this Agreement shall be the appropriate pro rata share (based on the proportionate amount of Membership 
Interests included in the Offered Interest out of the total number of Membership Interests of the Company 
outstanding, and including discounts for marketability or minority interest) of the fair market value of the 
Company based on the liquidation valuation of its assets, less liabilities, as of the last day of the calendar 
month coinciding with or next preceding the beginning of the Option Period (the "Offer Value"). If the 
Offeror and the Company cannot agree on the Offer Value within 30 days after the date of delivery by 
the Company of the written notice of the exercise of the Company Option (the "Agreed Value Date"), 
either the Offeror or the Company may seek to have the Offer Value determined pursuant to Section 9.7. 

9.6 losing. The closing of the purchase and sale of any Offered Interests pursuant to this 
Agreement shall be at the offices of the Company at a time specified by the Company during the 
Company's regular business hours and on a business day specified by the Company within ninety (90) 
days after the date of written notice of exercise of the Company Option or at such other place, time or 
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date as the parties to the purchase and sale shall mutually agree. At the closing, the purchase price of any 
Membership Interests sold or otherwise transferred pursuant to this Agreement shall be paid by the 
Company to the Offerer either (i) in cash or by certified or cashier's check, or, (ii) at the option of the 
Company, by issuance of a promissory note payable to the Offerer (which promissory note, at the option 
of the Company, shall have a maturity of up to ten (10) years, bear interest at the lowest applicable 
federal rate per annum (payable at maturity) and be secured solely by the Membership Interests being 
acquired). 

9.7 Calculation of Offer Value. If the Company and the Offerer cannot agree upon the Offer 
Value of the Company by the Agreed Value Date, the determination thereof shall be made as provided in 
this Section 9.7. 

(a) The Offer Value of the Company shall be determined as follows: 

(i) If the Company and the Offerer cannot agree upon the Offer Value of the 
Company by the Agreed Value Date, the Company and the Offerer shall agree upon an appraiser 
to make an independent determination of the Offer Value of the Company, and the Offer Value 
determined by such appraiser shall be final and binding. The cost of such appraisal shall be 
equally shared by the Company and the Offerer. If the Company and the Offerer fail to agree 
upon an appraiser within 10 days after the Agreed Value Date (the "Appraiser Designation 
Date"), the Company and the Offerer shall each designate an appraiser to make the determination 
within ten days after the Appraiser Designation Date. The appraiser chosen by the Offerer shall 
be referred to as the "Exiting Appraiser," and the appraiser chosen by the Company shall be 
referred to as the "Company Appraiser." The appraisals prepared by the Exiting Appraiser and 
the Company Appraiser shall be referred to as the "Initial Appraisals." 

(ii) If the Offer Values determined by the Initial Appraisals differ by less than 
5%, the Offer Value of the Company shall be the average of the Initial Appraisals. If the Offer 
Values determined by the Initial Appraisals differ by 5% or more, the Exiting Appraiser and the 
Company Appraiser shall choose a third appraiser (the "Third Appraiser") to prepare a third 
appraisal of the Offer Value of the Company (the "Third Appraisal"). 

(b) The final Offer Value of the Company shall be determined by comparing the 
Initial Appraisals and the Third Appraisal and computing the Offer Value as follows: 

(i) If the three Appraisals are clustered such that the highest of the three 
Appraisals is nol more than 115%, and the lowest of the three Appraisals is not less than 85%, of 
the middle Appraisal, then the three Appraisals shall be averaged and the Offer Value shall be 
the average of the Appraisals; or 

(ii) If the condition stated above is not met but the highest and lowest Appraisals 
are equally close in amount to the middle Appraisal, then the value determined in the middle 
Appraisal shall be the Offer Value of the Company; or 

(iii) If either one of the conditions stated above is not met, then, the two of the 
three Appraisals which are closest together in amount shall be averaged, and the result of such 
averaging shall be the Offer Value. 

9.8 Early Event of Offer. Notwithstanding anything contained in this Agreement to the 
contrary or otherwise, the Offer Value for any Event of Offer occurring during the five-year period 
commencing on the date the Company was formed by filing the Certificate with the Utah Department of 
Commerce, Division of Corporations and Commercial Code shall not exceed the Transferring Member's 
then Unreturned Capital Contribution. 

ARTICLE 10. 
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DISSOLUTION 

10.1 Events of Dissolution. 

(a) The Company shall be dissolved (without further action by the Members) and its 
affairs wound up upon the decision of the Members holding 100% of the Membership Interest to dissolve 
the Company. 

(b) A dissolution of the Company shall be effective on the day on which the event 
occurs giving rise to the dissolution, but the Company shall not terminate until the assets of the Company 
shall have been distributed as provided herein. 

10.2 Application of Assets. In the event of dissolution: 

(a) The Company shall conduct only such activities as are necessary to wind up its 
affairs in an orderly manner. 

(b) The Company shall pay amounts due its creditors, including Members who are 
creditors to the extent otherwise permitted by the Act or other applicable law, and the Company shall 
establish reserves for contingent or unascertained liabilities in such amounts as the Managers shall 
determine. The Members and the Company hereby acknowledge and agree that until paid in full, the 
Mandatory Capital Contributions shall be a continuing liability of the Members that shall survive the 
dissolution of the Company. 

( c) The Company shall pay subsequent amounts to the Members until each Member 
has received an amount equal to such Member's Unreturned Capital Contributions to such date. 

( d) The Company shall apply the remaining assets of the Company in proportion to 
and in payment of the Capital Accounts of the Members (after reflecting in such Capital Accounts all 
adjustments thereto necessitated by the Company's operations and transactions for the Fiscal Year of the 
Company in which such dissolution occurs). 

( e) Notwithstanding the foregoing, the Members shall have no obligation to make up 
a deficit balance in their Capital Accounts upon the dissolution or liquidation of the Company. 

ARTICLE 11. 
MISCELLANEOUS 

11.1 Bank Accounts: ln vestments. The bank accounts of the Company shall be maintained in 
such commercial banks, credit unions or trust companies or other financial institutions as the Managers 
shall from time to time determine, and withdrawals shall be made in the regular course of Company 
business on such signature or signatures as the Managers may designate. 

11.2 Notices. 

(a) Any and all notices, consents, elections, approvals and other communications 
required or permitted under this Agreement shall be deemed adequately given only if in writing and the 
same shall be delivered either in hand, by facsimile transmission, or by first class, postpaid and registered 
or certified with return receipt requested United States Postal Service delivery or overnight commercial 
carrier, addressed to the recipient of the notice, or with all freight charges prepaid (if by Federal Express 
or similar carrier). 

(b) All notices, consents, elections, approvals and other communications required or 
permitted under this Agreement shall be deemed to have been given for all purposes of this Agreement 
upon the date of receipt or refusal. 

(c) All such notices, consents, elections, approvals and other communications 
required or permitted under this Agreement to a Member shall be addressed to such Person at the address 
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set forth beside his or her name on Schedule I attached hereto. 

( d) By giving to the other parties written notice thereof, the parties hereto and their 

respective successors and assigns shall have the right from time to time and at any time during the term 

of this Agreement to change their respective addresses effective upon receipt by the other parties of such 

notice and each shall have the right to specify as its address any other address within the United States of 
America. 

11.3 Meanings. The words "herein," "hereinafter," "hereof' and "hereunder" refer to this 

Agreement as a whole and not merely to a subdivision in which such words appear unless the context 

otherwise requires. The singular shall include the plural and the masculine gender shall include the 
feminine and neuter, and vice versa, unless the context otherwise requires. 

11.4 Binding Provisions. The agreements contained herein shall be binding upon and inure to 

the benefit of the parties hereto and their respective successors and permitted assigns. Whenever in this 

Agreement a reference to any party or Member is made, such reference shall be deemed to include a 

reference to the successors and permitted assigns of such party or Member. 

I 1.5 Applicable Law. This Agreement shall be construed and enforced in accordance with the 

laws of the State of Utah. In the event of a conflict between any provisions of this Agreement and any 

non-mandatory provision of the Act, the provisions of this Agreement shall control and take precedence. 

This Agreement, including any Schedule attached hereto, contains the entire agreement among the parties 
with respect to the subject matter hereof, and supersedes all prior understandings and agreements of the 

parties with respect thereto. 

11.6 Severabil ity. If any provision of this Agreement, including any provision of any Exhibit 

or Schedule, shall be held or deemed to be, or shall in fact be, invalid, inoperative or unenforceable 

because of the conflict of such provision with any constitution, statute, rule of public policy or for any 

other reason, such circumstance shall not have the effect of rendering any other provision or provisions 

herein contained invalid, inoperative or unenforceable, but rather this Agreement shall be reformed and 

construed as if such invalid, inoperative or unenforceable provision had never been contained herein and 

such provision shall be reformed so as to be valid, operative and enforceable to the maximum extent 

permitted by applicable law. 

11.7 Section Heading. Section headings are for descriptive purposes only and shall not control 
or alter the meaning of this Agreement as set forth in the text. 

I l.8 Further Assurances. The Members shall execute and deliver such further documents and 

instruments and do such further acts and things as may be required to carry out the intent and purposes of 
this Agreement. 

11.9 cunt rpart . This Agreement may be executed in two or more counterparts, each of 

which shall be deemed an original, but all of which together shall constitute one and the same instrument, 

and in pleading or proving any provision of this Agreement it shall not be necessary to produce more 

than one such counterpart. 

I I. IO Waivers: Amendments. Any waiver of any term, provision or condition of this 

Agreement, or of the breach of any covenant, representation or warranty contained herein, in any one 

instance, shall not operate as or be deemed to be or construed as a further or continuing waiver of any 

other breach of such term, condition, covenant, representation or warranty or of a breach of any other 

term, condition, covenant, representation or warranty, nor shall any failure at any time or times to enforce 

or require performance of any provision hereof operate as a waiver of or affect in any manner such 

party's right at a later time to enforce or require performance of such provision or of any other provision 

hereof; provided, however, that no such written waiver, unless it, by its own terms, explicitly provides to 
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the contrary, shall be construed to effect a continuing waiver of the provision being waived and no such 
waiver in any instance shall constitute a waiver in any other instance or for any other purpose or impair 
the right of the party against whom such waiver is claimed in all other instances or for all other purposes 
to require full compliance with such provision. This Agreement may not be amended, nor shall any 
waiver, change, modification, consent or discharge be effected, except by an instrument in writing 
executed by or on behalf of the party ' against whom enforcement of such amendment, waiver, change, 
modification, consent or discharge is sought. Any attempt to amend this Agreement in a manner not 
consistent with this Section 11.10 shall be void and of no force or effect. 

11.11 Eq11itable Remedies. The rights and remedies of the Members hereunder shall not be 
mutually exclusive (i.e., the exercise of one or more of the provisions hereof shall not preclude the 
exercise of any other provision hereof). Each of the Members confirms that damages at law may not 
always be an adequate remedy for a breach or threatened breach of this Agreement and each of them 
agrees that, in the event of a breach or threatened breach of any provision hereof, the respective rights 
and obligations hereunder shall be enforceable by specific performance, injunction or other equitable 
remedy, but nothing herein contained is intended to, nor shall it, limit or affect any rights at law or by 
statute or otherwise of any party aggrieved as against the other for a breach or threatened breach of any 
provision hereof. 

11.12 Partition. No Member and no Manager nor any successor-in-interest to any Member or 
Manager shall have the right while this Agreement remains in effect to have any property of the 
Company partitioned, or to file a complaint or institute any proceeding at law or in equity to have a 
complaint or to institute any proceeding at law or in equity to have such property of the Company 
partitioned, and each Member, on behalf of himself or herself, and his or her successors, representatives, 
heirs and assigns, hereby waives any such right. It is the intention of the Members that the rights of the 
Members and their successors-in-interest to Company property, as among themselves, shall be governed 
by the terms of this Agreement, and that the rights of the Members and their successors-in-interest to 
assign, transfer, sell or otherwise dispose of any interest in the Company shall be subject to the 
limitations and restrictions of this Agreement. 

11.13 Authorized Disclosure. Notwithstanding anything herein to the contrary, any party to this 
Agreement (and any employee, representative or other agent of such party) may disclose to any and all 
persons, without limitation of any kind, the tax treatment and tax structure of the transactions 
contemplated by this Agreement and all materials of any kind (including opinions or other tax analyses) 
that are provided to it relating to such tax treatment and tax structure. For this purpose, tax treatment and 
tax structure shall not include the identity of any existing or future party ( or any affiliate of such party) to 
this Agreement. 

Disclosure and Waiver of Conflicts. IN CONNECTION WITH THE PREPARATION OF THIS 
AGREEMENT AND THE FORMATION OF THE COMPANY, THE MEMBERS ACKNOWLEDGE 
AND AGREE THAT: (A) THE ATTORNEY WHO PREPARED THIS AGREEMENT ("ATTORNEY'') 
ACTED AS LEGAL COUNSEL TO THE COMPANY AND DOES NOT REPRESENT THE 
MEMBERS OR THEIR INTERESTS; (B) THE MEMBERS HA VE BEEN ADVISED BY THE 
ATTORNEY THAT THE INTERESTS OF THE MEMBERS ARE OPPOSED TO EACH OTHER AND 
ARE OPPOSED TO THE INTERESTS OF THE COMPANY AND, ACCORDINGLY, THE 
ATTORNEY'S REPRESENTATION OF THE COMPANY MAY NOT BE IN THE BEST INTERESTS 
OF THE MEMBERS; (C) EACH OF THE MEMBERS HAS BEEN ADVISED BY THE ATTORNEY, 
AND HAS HAD THE OPPORTUNITY, TO RETAIN SEPARATE, INDEPENDENT LEGAL 
COUNSEL REGARDING THIS AND ALL RELATED AGREEMENTS AND ANY MATTERS 
RELATING THERETO; (D) THE ATTORNEY MAY HA VE PREVIOUSLY PERFORMED OTHER 
LEGAL SERVICES FOR ONE OR MORE OF THE MEMBERS; AND (E) IF A CONFLICT OF 
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INTEREST EXISTS AND/OR ANY DISPUTE ARISES BETWEEN THE MEMBERS, AND/OR THE 
MEMBERS AND COMPANY AS A RESULT OF THIS AGREEMENT OR ANY MATTERS 
RELATING THERETO OR TO THE COMPANY, THE ATTORNEY WOULD NOT BE ABLE TO 
REPRESENT ANY MEMBER. NOTWITHSTANDING THE FORGOING, THE MEMBERS (A) 
DESIRE THE ATTORNEY TO REPRESENT THE COMPANY; (B) ACKNOWLEDGE THAT THEY 
HAVE BEEN ADVISED TO RETAIN SEPARATE LEGAL COUNSEL AND HAVE EITHER DONE 
SO OR HA VE VOLUNTARILY AND KNOWINGLY DECLINED TO DO SO; AND (C) JOINTLY 
AND SEVERALLY FOREVER WAIVE AND RELEASE ANY CLAIM THAT THE ATTORNEY'S 
REPRESENTATION OF THE COMPANY CONSTITUTES A CONFLICT OF INTEREST WITH 
RESPECT TO THE MEMBERS AND COMPANY OR OTHERWISE. 

[ Signature page follows.] 
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IN WITNESS WHEREOF, the Members and the Managers have executed this Operating 
Agreement effective as of the Effective Date. 

MANAGERS: 

~ 
Vance Barrett (Sep 25, 202114:32 HST) 

Vance Barrett 

~t1a11 1,,"khM1P1t 
Rya,;Johnson (Apr 29, 202111:57 MDT) 

Ryan Johnson 

~ 
Garrett Johnson 

MEMBERS: 

V &M Investment Holdings, Inc. 

By: ~ Vance B•m,tt (Sep 25, 202114:32 HST) 

Vance Barrett, President 

Salem Hills Properties, LLC 

By: 
Ryan Johnson, Manager 

Tango H.C. LLC 

By: ~ 
Garrett Johnson, Manager 
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Members: 

V &M Investment Holdings, Inc. 
Attn: Vance Barrett 
610 East 50 North 
Salem, Utah 84653 

Salem Hills Properties, LLC 
Attn: Ryan Johnson 
34 7 West 90 South 
Salem, Utah 84653 

Tango H.C. LLC 
Attn: Garrett Johnson 
956 N. 200 E. 
Spanish Fork, Utah 84660 

Schedule I 

Units: Membership Interest 

33.33 33.33% 

33.33 33.33% 

33.33 33.33% 
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CITY AND BOROUGH OF 

JUNEAU 
ALASKA'S CAPITAL CITY 

Ridgeview Subdivision - reorientation and first phase 

Case Number: PAC2022 0023 

Applicant: Brandon Gray 

Property Owner: Rooftop Properties LLC 

Property Address: 7400 Glacier Highway 

Parcel Code Number: SB1401010010 

Site Size: 858,568 Square Feet, 19.71 acres 

Legal Description: USS 1568 Tract Bl 

Zoning: D18 

Existing Land Use: Vacant 

Conference Date: 

Report Issued: 

May 4, 2022 

May 17, 2022 

{907) 586--0715 

CDD_Admin@Juneau.org 

www.juneau.org/community-development 

155 S. Seward Street , Juneau, AK 99801 

DISCLAIMER: Pre-application conferences are conducted for purposes of providing applicants with a 

preliminary review of a project and timeline. Pre-application conferences are not based on a complete 
application, and are not a guarantee of final project approval. 

List of Attendees 

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 

Brandon Gray Applicant Brandon@Qcil980.com 

Garrett Johnson Partner Garrett@Qci1980.com 

Toby Lockhart Homeshore Engineering LLC Toby:@ homeshorellc.com 

John Bean Surveyor JwBean@gci.net 

Irene Gallion lrene.Gallion@juneau.org 

David Peterson Planning David.Peterson@juneau.org 

Community Development 

Jill Maclean Director Jill.Maclean@juneau.org 

Scott Ciambor Planning Manager Scott.Ciambor@juneau.org 

Dan Jager CCFR Fire Marshall Dan.Jager@juneau.org 

Ken Hoganson General Engineering Ken .Hoganson@ juneau .org 

Sydney Hawkins Permit Technician II Sy:dney:.Hawkins@juneau.org 

Revised 5/07/2021 I 
i:\documents\ cases\2022\pac\ pac22-23 ridgeview subdivision\01 to permit staff\pac22-23.doc 
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Pre-Application Conference Final Report 

Conference Summary 

Questions/issues/agreements identified at the conference that weren't 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. 

In your narrative you say 12-16-plex, on the site plan it is a 24-plex. Have you decided? 
How many 1, 2, and 3 bedroom units in the 24-plex? 

What density provisions are you hoping to take advantage of? 
Is Seymour Way intended to be a ROW at some point? 
Take me through your math on the density bonus, I get 443 units available. 
For the entire development, you come up with 515 parking spaces required, I come up with 612. Difference? 

Project Overview 
(Provide a brief description of the proposed project. Note to Planners: be aware if there have been any previous 

PACs for this applicant or site.) 

The Applicant would like to: 
• Develop a 12-24 unit structure on the lot. The applicant estimates 1/3 each of studios, one-bedroom and 

two-bedroom units. 

• Stage for further development of the lot. 

Note that Seymour Way does not exist. The preliminary plat that proposed Seymour Way was not finalized. 
Before that, there were two other subdivision proposals, both of which were withdrawn. 

A multi-family development is a permissible stand-alone use for this lot [19.25.300 Paragraph 1.300] that would 

require a conditional use permit. 

The size of the lot will beg the question of subsequent development. The applicant proposes an Alternative 

, Residential Subdivision. This process will be time-consuming and will push development to late in the summer at 

the earliest, and more likely next construction season. 

The applicant's goals will determine the best way forward. CBJ 49.15.960 will be key to this strategy: 

An applicant may develop an alternative residential subdivision in phases, provided the initial application 

includes a preliminary development plan sufficient to assess the cumulative effects of the entire alternative 

residentidl subdivision on the neighborhood and the environment according to the standards in subsection 

49.15.940. 

If the applicant would like to: 
• Construct a 24-plex this season, AND 

• Use features of the 24-plex in density bonus (for instance, if the 24-plex has workforce housing 

provisions), 
THEN the applicant should apply for a Conditional Use Permit and for an ARS Preliminary Plan Approval at the 

same time. 

Page 2 of 27 
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CUP 24-plex 

If the applicant would like to: 

ARS Prellm 
Plan Approval 

ARS Final 
Plan Approval 

• Construct a 24-plex this season, BUT 

• DOES NOT require features of the 24-plex to meet density bonuses, 

THEN a stand-alone Conditional Use Permit for the development can be applied for. An ARS Preliminary Plan 

Approval can be applied for concurrently or later. 

CUP 24-plex 

ARS Prellm 
Plan Approval 

ARS Final 
Plan Approval 

If the applicant can wait to construct until next season. the ARS process can be pursued without a Conditional 

Use Permit for the 24-plex. The goal would be to complete the process before next construction season. 

Planning Division 

1. Zoning - D18. 

ARS Prelim 
Plan Approval 

ARS Final 
Plan Approval 

An ARS is allowed in D18 [CBJ 49.15.920(b)] 

2. Subdivision - Minimum lot size is 5,000 square feet. To develop an ARS, the lot must be at least 150 

percent minimum lot size [CBJ 49.15.920(c)J. USS 1568 Tract Bl meets this requirement. 

Page 3 of 27 
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3. Setbacks - The lot is a D18 island that abuts D5 land on all sides except the frontage. Where one district 

abuts another, the greater of the two setbacks is required. 

a. Front: 20 feet 

b. Rear: 20 feet (D5 setback) 

c. Side: 5 feet (same for D5 and D18) 

d. Street side: 13 feet (same for D5 and D18) 

e. Under an ARS, dimensional standards are applied to the parent lot rather than to unit lots [CBJ 

49.15.920(D)]. 

4. Density-The lot is 19.71 acres, and can accommodate 355 units. The applicant suggests they could get a 

25 percent density bonus under ARS code [CBJ 49.15.520(e)(3)] for a total of 444 units. Applicant is 

proposing 454 units. 

19.71 acres x 18 units/acre= 355 units 

355 units x 0.25 = 89 units 

355 units + 89 units= 444 units 

Open space means any parcel or area of land or water essentially unimproved and set aside, dedicated, 

designated or reserved for public or private use or enjoyment, or for the use and enjoyment of owners 

and occupants of land adjoining or in the same neighborhood as such open space. 

ARS code says there is a bonus of five percent for each ten percent increment of open space in excess of 

that required in the zoning district to a maximum bonus of 15 percent for open space in excess of that 

required. 

858,568 square feet total 

5% density bonus for 85,857 square feet, or 1.97 acres, of open space 

10% density bonus for 171,714 square feet, or 3.94 acres, of open space 

15% density bonus for 257,571 square feet, or 5.91 acres, of open space 

5. Height- 35 feet for permissible uses, 25 feet for accessory uses. 

6. Access -Access is proposed from Glacier Highway, classified as a Collector under Ordinance 2013-9. 

Under subsequent ARS subdivision, the access can be either a driveway managed by the homeowners 

association, or a right-of-way given to the CBJ [CBJ 49.15.920(f)]. 

Keep in mind that if the intent is to subdivide and create a right-of-way, the proposed multi-family 

structure will need to meet front yard setbacks from both the Glacier Highway and the eventual right-of

way. 

Below, the image on the left shows structure setbacks for the multi-family structure that will be built 

before subdivision. The image on the right shows the setbacks that the structure will need to have in 

order to create and dedicate a right-of-way access to the ARS. 
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FRONT= 20' setback FRONT= 20' setback 

STREET SIDE YARD = 13' 

A secondary emergency access may be required, depending on CCFR evaluation. Consider that other 

subdivisions have provided an emergency access that was not built to right-of-way standards, which may 

be an option. 

7. Parking & Circulation - Revisions to the parking code will go into effect on May 25, 2022. 

For a 24-plex, 28 parking spaces will be required: 

Studio 4 1 4 

One 4 1 4 

Two 4 1.5 6 

16 UNITS 19 

Studio 6 1 6 

One 5 1 5 

Two 5 1.5 8 

24 UNITS 28 

Studio 8 1 8 

One 8 1 8 

Two 8 1.5 12 

For the subdivision as proposed, 612 parking spaces will be required : 
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Unit Bedrooms # of Units Per Bedroom Total 

One 

Two 

Three or more 

One 90 1 90 

Two 91 1.5 137 

Three or more 2 0 

Total parking proposed is 515. 

On the parking summary provided on the site plan differs from staff calculations: 

• For town homes, 111 parking spaces are estimated for the development -148 are required. 

• For 2-bedroom apartments, 100 parking spaces are estimated for the development - 137 are 

required. 

• For the 2-bedroom condominiums, 104 parking spaces are estimated for the development - 143 

are required. 

Accessible parking spaces (ADA spaces) will be required for residential uses with ten or more spaces, OR 

if designated visitor parking spaces are provided. Each parking lot for each multi-family development 

would be evaluated for provision of ADA spaces. See the attached code, 49.40.210(c) for ADA parking 

requirements. Note that dimensions will need to meet CBJ 49.40.225: 

• 8.5x17 feet for pull-in space 

• 6.Sx22 feet for parallel parking 

• 13x17 feet for an accessible space, including the five foot access aisle. Note that one aisle can be 

shared between two spaces. ADA spaces must be marked and signed appropriately. 

The development could apply for a Parking Waiver [49.40.220(a) in the attached code]. The effect of the 

waiver will have more benefits than detriments for the development, and will not materially endanger 

public health, safety or welfare. 

ADA spaces are based on the number required before reductions, such as waivers, are considered. For 

instance, you may have nine required ADA spaces for 464 total required apartment and condo spaces. 

The Commission could waive the required parking spaces to, say, 350, but the developer would still need 

to provide nine ADA spaces. 

8. Lot Coverage - Lot coverage is 50% for permissible and conditional uses. Lot coverage considers 

structures with roofs. 
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9. Vegetative Coverage - Required vegetative cover in D18 is 30 percent. 

10. Lighting-A lighting plan should demonstrate full cut-off fixtures and should not illuminate neighboring 

property. 

11. Noise- Noise is not anticipated to be in excess of that usually occurring in this zoning district 

12. Flood - The lot is NOT located in a flood zone (Panel 02110C 15310). 

13. Hazard/Mass Wasting/ Avalanche/Hillside Endorsement - The lot is not in a mapped hazard zone. 

Excavation of, or creation of, slopes of 18% or more will require a hillside endorsement from a qualified 

engineer. In general terms, this will require an engineered site plan, a vegetation plan, and a 

geotechnical memo, in addition to the construction and drainage plans usually required. 

The Commission must sign off on the Hillside Endorsement for the CUP and for the ARS. Staff suggests 

that the Applicant either provide the information for hillside endorsement, or explain why the hillside 

endorsement is not needed. Refer to 49.70 Article II, attached to this report. 

14. Wetlands -Wetlands are mapped on the lot. A United States Army Corps of Engineers permit will be 

required for fill. You can contact them at (907) 753-2689. 

15. Habitat - Check with the U.S. Fish and Wildlife on the presence of eagle nests in the area. The presence 

of eagle nests may impact construction scheduling. No anadromous waterbodies are on the subject 

parcel, or within 50 feet. 

16. Plat Restrictions - On the preliminary plat (never finaled) for the previous subdivision, there was a plat 

note that said: 

"6. A THROUGH CONNECTION TO VISTA DEL SOL DRIVE IS REQUIRED FOR THE DEVELOPMENT OF LOT 

14." 

It appears the intent was a connection if Tract BlA was developed. It is not known if the Planning 

Commission would require a connection for the development proposed in this application. The 

requirement is not included on the 1975 survey on record. 

17. Traffic -

A Traffic Impact Analysis (TIA) will not be required for the apartment complex constructed alone: 

Use Trips Generated per Unit I 
Apartment 

Units 

24 6.65 l 

Total Trips 

159.6 

A TIA will be required for the ARS development: 

Use 

Residential Townhouse 

Residential Condominium 

: Apartment 

[ -
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74 

190 

181 

}__?"rips Generated per Unit 

5.81 

5.81 

6.65 

TotalADTs1 

Total Trips 

430 

1,104 

1,204 

2,738 
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Anticipate that the Alaska Department of Transportation and Public Facilities will be reviewing the TIA. 

Building Division 

18. Building- Building permits required will be reviewed during the submittal process. 

19. Outstanding Permits - None. 

General Engineering/Public Works 

20. Engineering - Grading: Slopes and retaining structures shall be shown on the Grading Plan. The heights 
and slope ratios shall be quantified. 

l. Easements: Site plan (plat) shall include all existing (and proposed) easements for drainage, utility 
lines, plumbing lines, access, snow storage, trash (dumpster) storage, or any other shared use that 
requires crossing the property line. 

2. Roadway Slopes are shown as 11% on Phase 1. This is to be verified acceptable with the Fire Chief. 

3. Seismic structural design criteria: IBC: Use ICC referenced CD-ROM Seismic Design 3.01 or figure 
1613.5(12) with the listed explanation and references. IRC: Seismic Design Category: 01 

21. Drainage - Drainage must be directed to pre-approved drainage ways and cannot be directed at 
neighbors or otherwise cause a nuisance. Drainage shall be shown in the Grading Plan with arrows. Any 
drainage structure(s) shall be identified and sizes called out. 

22. Utilities- (water, power, sewer, etc.): Water service shall be provided. A CBJ ROW Permit and Utility 
Permit will be required. The plans shall include a Utility Plan that shows location of buried sewer and 
water utilities including valves, unions, cleanouts, and system components. Sizes and materials shall be 
called out. Power by others. 

1. CBJ right-of-way (ROW) permit - Once the construction plan for the utilities is approved, CBJ will 
create the ROW permit. The permit will cover the tapping of the water main and road restoration 
within the right-of-way (if required). Inspection fees, refundable bond amount, and conditions will 
be determined after review of the proposed construction plan. The extension of the utilities within 
the property will require further permitting and fee assessments. This process is done separately 
from the subdivision and typically in conjunction with the building permit application. Utility as-builts 
shall be submitted to GE prior to return of Bond and closure of permits. 

2. Water Utility permit- For the water/fire line to be installed to the new structure: 

i. The line sizing shall be determined by the engineer. The meter is required to be installed prior to 
any branches in the plumbing line. The meter location and sizing shall be shown on the 
mechanical plans. The meter installation and conduit installation is the responsibility of the 
applicant. A water assessment will need to be paid and will be determined after sizing of 
meter and domestic line are identified. 

ii. The requirement for providing adequate water pressure will require a booster station and/or 
water storage at higher elevation. 

3. Sewer Utility permit- For the sewer line to be installed to the new structure, the line sizing shall be 
determined by the engineer. The mechanical plans shall include a drainage fixture unit (DFU) count. 
The sewer assessment and inspection fees are to be paid and will be determined after review of the 
DFU's and the configuration of the underground sewer line. 
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Fire Marshal 

23. Fire Items/ Access -

All buildings will need to be sprinklered and have fire alarms. 

Hydrants - no more than 500 feet between them. 

Apparatus turn-around capability 

Slopes - get as close as possible to 10%, if you must exceed please coordinate with CCFR. 

May be access issues with one-way-in, one-way-out. May require secondary access. 

Other Applicable Agency Review 

24. Alaska Department of Transportation and Public Facilities: 

a. Driveway permitting 

Michael K. Schuler, Property Management Officer 

(907) 465-4499 Desk 

(907) 419-4510 

michael.schuler@alaska.gov 

b. Traffic Analysis 

Nathan Purves, Traffic and Safety Engineer 

(907) 465-4521 

nathan.purves@alaska.gov 

25. United States Army Corps of Engineers: (907) 753-2689 

26. United States Fish and Wildlife Service: (907) 780-1160 

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 (required with all applications) 

2. Conditional Use Permit 

3. Alternative Residential Subdivision Application 

4. Parking Waiver 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. 

Exceptions to Submittal Requirements 
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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. N/A 

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. Conditional Use Permit: Class Ill, $750 

2. Alternative Residential Subdivision preliminary plan: Assuming 454 total units, $36,720; $400 plus $80 

per residential unit. 

3. Alternative Residential Subdivision final plan: Assuming 454 total units, $27,540; $300 plus $60 per 

residential unit. 

NOTE: ARS fees cited include the preliminary and final plat process. 

4. Public Notice Sign -for each occurrence. $150, with $100 refundable if the sign is returned by the 
Monday following the Planning Commission meeting. 

5. Parking Waiver: $320 if applied for with a major development permit (ARS or CUP) 

For informational handouts with submittal requirements for development applications, please visit our website 

at www.juneau.org/community-development. 

Submit your Completed Application 
You may submit your application(s) on line via email to permits@juneau.org 
OR in person with payment made to: 

City & Borough of Juneau, Permit Center 
230 South Franklin Street 
Fourth Floor Marine View Center 
Juneau, AK 99801 

Phone: 
Web: 

Attachments: 

(907) 586-0715 
www.juneau.org/community-development 

49.15.330-Conditional Use Permit 
49.15 Article IX-Alternative Residential Subdivisions 
49. 70 Article II - Hillside Endorsement 
REVISED PARKING CODE EFFECTIVE MAY 25, 2022 
Development Permit Application 
Conditional Use Permit Application 
Alternative Residential Subdivision Application 
Parking Waiver Application 
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49.15.330 Conditional use permit. 

(a) Purpose. A conditional use is a use that may or may not be appropriate in a particular zoning district according to the 

character, intensity, or size of that or surrounding uses. The conditional use permit procedure is intended to afford the 

commission the flexibility necessary to make determinations appropriate to individual sites. The commission may 

attach to the permit those conditions listed in subsection (g) of this section as well as any further conditions necessary 

to mitigate external adverse impacts. If the commission determines that these impacts cannot be satisfactorily 

overcome, the permit shall be denied. 

(b) Preapplication conference. Prior to submission of an application, the developer shall meet with the director for the 

purpose of discussing the site, the proposed development activity, and the conditional use permit procedure. The 

director shall discuss with the developer, regulation which may limit the proposed development as well as standards 

or bonus regulations which may create opportunities for the developer. It is the intent of this section to provide for an 

exchange of general and preliminary information only and no statement by either the developer or the director shall 

be regarded as binding or authoritative for purposes of this code. A copy of this subsection shall be provided to the 

developer at the conference. 

(c) Submission. The developer shall submit to the director one copy of the completed permit application together with all 

supporting materials and the permit fee. 

(d) Director's review procedure. 

(1) The director shall endeavor to determine whether the application accurately reflects the developer intentions, 

shall advise the applicant whether or not the application is acceptable and, if it is not, what corrective action may 

be taken. 

(2) After accepting the application, the director shall schedule it for a hearing before the commission and shall give 

notice to the developer and the public in accordance with section 49.15.230. 

(3) The director shall forward the application to the planning commission together with a report setting forth the 

director's recommendation for approval or denial, with or without conditions together with the reasons 
therefor. The director shall make those determinations specified in subsections (l)(A)-(l)(C) of subsection (e) of 

this section. 

(4) Copies of the application or the relevant portions thereof shall be transmitted to interested agencies as specified 

on a list maintained by the director for that purpose. Referral agencies shall be invited to respond within 15 days 

unless an extension is requested and granted in writing for good cause by the director. 

(5) Even if the proposed development complies with all the requirements of this title and all recommended 
conditions of approval, the director may nonetheless recommend denial of the application if it is found that the 

development: 

(A) Will materially endanger the public health or safety; 

(B) Will substantially decrease the value of or be out of harmony with property in the neighboring area; or 

(C) Will not be in general conformity with the land use plan, thoroughfare plan, or other officially adopted 

plans. 

(e) Review of director's determinations. 

(1) At the hearing on the conditional use permit, the planning commission shall review the director's report to 

consider: 

(A) Whether the proposed use is appropriate according to the table of permissible uses; 

(B) Whether the application is complete; and 

(C) Whether the development as proposed will comply with the other requirements of this title. 

(2) The commission shall adopt the director's determination on each item set forth in paragraph (1) of this 
subsection (e) 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. 

Revised 5/ 07/ 2021 l 
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(f) Commission determinations; standards. Even if the commission 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. 

(g) Specific conditions. The commission may alter the director's proposed permit conditions, impose its own, or both. 

Conditions may include one or more of the following: 

(1) Development schedule. A reasonable time limit may be imposed on construction activity associated with the 

development, or any portion thereof, to minimize construction-related disruption to traffic and neighborhood, to 

ensure that development is not used or occupied prior to substantial completion of required public or quasi

public improvements, or to implement other requirements. 

(2) Use. Use of the development may be restricted to that indicated in the application. 

(3) Owners' association. The formation of an association or other agreement among developers, homeowners or 

merchants, or the creation of a special district may be required for the purpose of holding or maintaining 

common property. 

(4) Dedications. Conveyance of title, easements, licenses, or other property interests to government entities, private 

or public utilities, owners' associations, or other common entities may be required. 

(5) Performance bonds. The commission may require the posting of a bond or other surety or collateral approved as 

to form by the city attorney to guarantee the satisfactory completion of all improvements required by the 

commission. The instrument posted may provide for partial releases. 

(6) Commitment letter. The commission may require a letter from a public utility or public agency legally committing 

it to serve the development if such service is required by the commission. 

(7) Covenants. The commission may require the execution and recording of covenants, servitudes, or other 

instruments satisfactory in form to the city attorney as necessary to ensure permit compliance by future owners 

or occupants. 

(8) Revocation of permits. The permit may be automatically revoked upon the occurrence of specified events. In 

such case, it shall be the sole responsibility of the owner to apply for a new permit. In other cases, any order 

revoking a permit shall state with particularity the grounds therefor and the requirements for reissuance. 

Compliance with such requirements shall be the sole criterion for reissuance. 

(9) Landslide and avalanche areas. Development in landslide and avalanche areas, designated on the landslide and 

avalanche area maps dated September 9, 1987, consisting of sheets 1-8, as the same may be amended from 

time to time by assembly ordinance, shall minimize the risk to life and property. 

(10) Habitat. Development in the following areas may be required to minimize environmental impact: 

(A) Developments in wetlands and intertidal areas. 

(11) Sound. Conditions may be imposed to discourage production of more than 65 dBa at the property line during the 

day or 55 dBa at night. 

(12) Traffic mitigation. Conditions may be imposed on development to mitigate existing or potential traffic problems 

on arterial or collector streets. 

(13) Water access. Conditions may be imposed to require dedication of public access easements to streams, lake 

shores and tidewater. 

(14) Screening. The commission may require construction of fencing or plantings to screen the development or 

portions thereof from public view. 
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(15) Lot size or development size. Conditions may be imposed to limit lot size, the acreage to be developed or the 

total size of the development. 

(16) Drainage. Conditions may be imposed to improve on and off-site drainage over and above the minimum 

requirements of this title. 

(17) Lighting. Conditions may be imposed to control the type and extent of illumination. 

(18) Other conditions. Such other conditions as may be reasonably necessary pursuant to the standards listed in 

subsection (f) of this section. 

(Serial No. 87-49, § 2, 1987; Serial No. 2006-15, § 2, 6-5-2006; Serial No. 2015-03(c)(am), § 9, 8-31-2015; Serial No. 2017-29, 

§ 3, 1-8-2018, eff. 2-8-2018 ) 
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PART II - CODE OF ORDINANCES 
TITLE 49 - LAND USE 

Chapter 49.15 - PERMITS 
ARTICLE IX. ALTERNATIVE RESIDENTIAL SUBDIVISIONS 

ARTICLE IX. ALTERNATIVE RESIDENTIAL SUBDIVISIONS 

49.15.900 Purpose. 

The general purpose of this article is to provide reasonable minimum standards and procedures for unit-lot 

residential communities in which all or some of the lots do not substantially conform to the minimum 

requirements for a traditional subdivided lot. This article provides a housing option to allow dwellings on unit-lots 

to be conveyed by long-term leases, less than fee-simple ownership, or fee-simple ownership, including 

condominium and other common-interest communities. The specific purpose of this article is to permit flexibility in 

the regulation and use of land in order to promote its most appropriate use for unit-lot residential communities; to 

encourage residential developments that are planned, designed and developed to function as integral units with 

common facilities; to encourage developments that provide different types of housing options; to encourage 

development of quality affordable housing; to facilitate the adequate and economical provisions of access and 

utilities; and to encourage developments that are in harmony with the surrounding area. 

( Serial No. 2018-41(c), § 2, 12-17-2018, eff. 1-17-2019) 

49.15.910 Application. 

The provisions of this article apply when a parent lot is subdivided into developable unit-lots and where a 

portion of the parent lot remains. 

( Serial No. 2018-41(c), § 2, 12-17-2018, eff. 1-17-2019) 

49.15.920 General provisions. 

(a) General. The requirements of this title apply except as provided in this article. 

(b) Zoning districts. An alternative residential subdivision is only allowed in the following zoning districts: RR, D-

1, D-3, D-5, D-l0SF, D-10, D-15, D-18, and LC. 

(c) Lot size. The parent lot shall be at least 150 percent of the minimum lot size for the zoning district in which it 

is located. There is no minimum size for the unit-lots. 

(d) Other dimensional standards. The minimum lot dimensions, lot coverage, and vegetative coverage shall be 

applied to the parent lot and not the unit-lots. 

(e) Density. 

(1) The number of dwelling units permitted in the development shall be calculated by multiplying the 

maximum number of dwelling units per gross acre permitted in the underlying zoning district by the 

number of acres in the alternative residential subdivision and rounding to the nearest whole number. 

(2) Land and water bodies used in calculating the number of dwelling units permitted shall be delineated 

on the preliminary and final plans in a manner allowing confirmation of acreage and density 

computations. 

(3) The commission may award a density bonus as an incentive for enhancements to the development. 

The total bonus shall not exceed 50 percent in the RR, Dl, D3, DS, DlO zoning districts, and 25 percent 
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in the 0-lOSF, 015, 018 and LC zoning districts of the density provided in subsection (e)(l) of this 

section and rounded to the nearest whole number and shall be the sum of individual density bonuses 

as follows: 

(A) Five percent for each ten percent increment of open space in excess of that required in the 

zoning district to a maximum bonus of 15 percent for open space in excess of that required; 

(B) Five percent for a continuous setback greater than 50 feet or ten percent for a continuous 

setback greater than 50 feet on both sides of a stream, if applicable, designated in the plan as 

undisturbed open space along important natural water bodies, including anadromous fish 

streams, lakes, and wetlands; 

(C) Fifteen percent for a mixture of housing units restricted by a recorded document for a period of 

30 years from the first sale: 

(i) In which ten percent of the dwelling units are set aside for lower income households 

earning no more than 80 percent of the area median income; or 

(ii) In which 20 percent of the dwelling units are set aside for workforce households earning no 

more than 120 percent of the area median income. 

(0) Up to ten percent for provision of common facilities and additional amenities that provide an 

unusual enhancement to the general area, such as siting, landscaped buffers, or the creation or 

preservation of view corridors; 

(E) Ten percent for dedication of a public right-of-way accessible to all unit-lots consistent with 

chapter 49.35; 

(F) Five percent in the RR, 0-1, 0-3, 0-5, and 0-l0SF zoning districts, and ten percent in the 0-10, D-

15, 0-18 and LC zoning districts for providing shared use pathways to facilitate safe pedestrian 

and bicycle movement within the development and to ensure non-vehicular access to open 

space, common facilities and to public services; 

(G) Five percent for designing all dwelling structures to a five-star plus energy efficiency rating; ten 

percent for designing all dwelling structures to a six-star energy efficiency rating; and 

(H) Up to ten percent for using high-efficiency primary heating methods, such as heat pumps, in all 

dwelling structures. 

(4) A density bonus may be limited or denied if it will more probably than not: 

(A) Materially endanger public health or safety; 

(B) Substantially be out of harmony with property in the neighboring area; 

(C) Lack general conformity with the comprehensive plan or another adopted plan; or 

(O) Create an excessive burden on roads, sewer, water, schools, or other existing or proposed public 

facilities. 

(f) Frontage and access. The parent lot shall front on and be accessed by a publically maintained right-of-way. 

Access within the development may be exempted from [chapter] 49.35 and be privately owned and 

maintained if it complies with the following requirements: 

(1) The access shall be located completely on the parent lot; 

(2) The access does not endanger public safety or welfare and provides for safe pedestrian and vehicular 

traffic circulation; 

(3) The access complies with the emergency service access requirements of CBJ [chapter] 19.10; 
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(4) Access to and within the development is paved; 

(5) The developer submits adequate evidence that upon approval of the development, a homeowners' 

association will be formed, can obtain liability insurance, and is solely responsible for maintaining the 

private access-including winter maintenance; and 

(6) The alternative residential subdivision does not abut a developable parcel that lacks alternative and 

practical frontage on a publically maintained right-of-way. 

(g) Utilities. An alternative subdivision is required to connect each dwelling unit to public sewer and water. A 

master meter for water shall be installed by the developer. 

(h) Parking. Parking required for each dwelling unit may be located on either the parent lot or the unit-lot. 

(i) Open space. Open space is required as follows: 25 percent in the RR and D-1 zoning districts; 20 percent in 

the D-3, D-5 and D-10 zoning districts; 15 percent in the D-l0SF district. Open space is not required in the D-

15, D-18, or LC zoning districts. 

(j) Buffer. There are no setback requirements on the unit-lots. A perimeter buffer is required in lieu of the 

setback requirements of this title on the parent lot. The presumptive buffer width shall not be less than the 

setback set by the underlying zoning district to ensure neighborhood harmony and minimize off-site impacts. 

The commission may enlarge a buffer or a portion of a buffer up to 25 feet in total width, and the 

commission may reduce a buffer or a portion of a buffer by 75 percent of the setback for the underlying 

zoning district. The commission may only enlarge or reduce the buffer width upon considering, but not 

limited to: type of buffer, location of the subdivision structures and uses therein; the location and type of 

surrounding uses or development; topography; and the presence of existing visual and sound buffers. A 

buffer shall be vegetated unless the commission requires non-vegetated screening. A buffer may include 

fencing, natural berm, or other similar features. No parking areas, dwelling units, unit-lots, or permissible 

uses may be located within the perimeter buffer. Access to the development may cross a portion of the 

buffer. 

(k) Parent lot. Portions of the parent lot not subdivided into unit-lots shall be owned in common by a 

homeowners' association, or similar entity, comprised of the owners of the unit-lots located within the 

parent lot. 

(I) Stormwater management. Facilities for the control and disposal of stormwater must be adequate to serve 

the development and areas draining through the development. Management shall be in accordance with the 

Stormwater Best Management Practices manual. Where appropriate, natural drainage channels, swales, or 

other similar areas within the open space may be used for stormwater management at the development. 

The developer shall provide the CBJ Engineering and Public Works Department with an evaluation of offsite 

drainage outfalls for the additional runoff contributed by the alternative residential subdivision. The 

commission may require construction of offsite drainage improvements necessary to accommodate 

additional runoff from the development. 

(m) Permitted uses. No primary uses are permitted on the parent lot except a recreational center, community 

facility, or a child care center. Consistent with the table of permissible uses, 49.25.300, only residential uses 

and associated accessory structures are allowed on the unit-lots. Accessory dwelling units are prohibited on 

the parent lot and on any unit-lots. A home occupation or a child care home is permissible on the unit-lots. If 

an alternative residential subdivision creates a lot that complies with the table of dimensional standards, 

49.25.400, for the underlying zoning district, the accessory dwelling unit prohibition of this subsection does 

not apply. 

(n) Street sign. Street signage is required. The developer shall install a street sign provided by the City and 

Borough of Juneau at the developer's expense. The director shall determine the type of street sign

addresses or street name-upon considering public health, safety, and welfare given the size of the 

subdivision . 
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(o) Mailboxes. Upon consultation with the United States Postal Service, the director shall determine the 
placement location of mailboxes. The director may require additional improvements and design changes to 

enable efficient mail delivery and to minimize traffic interferences and compliance with CBJ standard details. 

( Serial No. 2018-41(c), § 2, 12-17-2018, eff. 1-17-2019) 

49.15.930 Alternative residential subdivision review process. 

(a) General procedure. A proposed alternative residential subdivision shall be reviewed according to the 

requirements of section 49.15.330, conditional use permit, and in the case of an application proposing a 
change in the number or boundaries of unit-lots, section 49.15.402, major subdivisions, except as otherwise 

provided in this article. Approval shall be a two-step process, preliminary plan approval and final plan 

approval. In cases involving a change in the number or boundaries of unit-lots, the preliminary and final plat 

submissions required by section 49.15.402 shall be included with the preliminary and final plan submissions 

required by this chapter. 

(b) Preapplication conference. Prior to submission of an application, the director shall conduct an informal 
preapplication conference with the developer to discuss the proposed alternative residential subdivision. The 

purpose of the preapplication conference shall be to exchange general and preliminary information and to 
identify potential issues and bonuses. The developer may discuss project plans and the director may provide 

an informal assessment of project permit eligibility, but no statement made by either party shall be regarded 

as binding, and the result of the conference shall not constitute preliminary approval by the department. The 

conference shall include a discussion of the zoning, size, topography, accessibility, and adjacent uses of the 

development site; the uses, density and layout of buildings, parking areas, the open space and landscaping 

proposed for the development; the common facilities; provision of utilities, including solid waste and 
recycling collection; the access, the vehicle and pedestrian circulation, and winter maintenance including 
snow removal locations; the development schedule and the alternative residential subdivision permit 
procedures. The developer shall provide a sketch of the proposed alternative residential subdivision. 

( Serial No. 2018-41(c), § 2, 12-17-2018, eff. 1-17-2019) 

49.15.940 Preliminary alternative residential subdivision plan approval. 

(a) Application. The developer shall submit to the department one copy of a complete alternative residential 
subdivision application, which shall include an application form, the required fee, any information required in 

subsection 49.15.402, the information required by this section, and any other information specified by the 

director. 

(b) Required submissions. The application shall include the following material : 

(1) Ownership. The application shall identify, and shall be signed by or upon, the included written 
authorization of, all owners, lessees, and optionees of land within the boundaries of all phases of the 

alternative residential subdivision. 

(2) Preliminary development plan. The application shall include a preliminary development plan, explaining 
how the proposed alternative residential subdivision will achieve the purposes set forth in section 
49.15.900. The preliminary development plan shall summarize the different land uses proposed, 

including the amount of land for housing, open space, buffer, access, parking and pedestrian 
circulation; the number and types of housing units and proposed density; the natural features to be 
protected and hazards to be avoided; and the public, if any, and private services to be provided. 

(3) Design. The application shall describe the design of the alternative residential subdivision, with 
particular attention to building siting, massing, access, parking, and architectural features; provision of 
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utilities including drainage and trash collection; provision of winter maintenance for access and parking 

areas; and the circulation of traffic and pedestrians. 

(4) Open space, common facilities, and general landscaping. The preliminary plat shall show and describe 

common facilities, pedestrian circulation to common facilities and amenities, open space, buffers, 

landscaping, and similar features. 

(5) Request for density bonuses. If a density bonus is being applied for, the application shall include a 

narrative describing the justification for the requested bonus, and the application shall show the 

nature and extent of the requested bonus. 

(6) Description of phased development. The preliminary development plan for a phased alternative 

residential subdivision shall include: 

(A) A drawing and development schedule for each phase and for the entire alternative residential 

subdivision; 

(B) The size and general location of proposed land uses for each phase at the maximum level of 

density, including maximum allotment of density bonuses; 

(C) A description of the access (pedestrian and vehicular) connecting all the phases and where they 

will connect at the alternative residential subdivision boundaries; 

(D) A description of how the developer will address the cumulative impacts of the phased 

development on the neighborhood and the natural environment; 

(E) A description of the overall design theme unifying the phases; 

(F) An analysis of how each phase in the project will meet the requirements of subsection 

49.15.960(b); and 

(G) A sketch plat consistent with section 49.15.410. 

(c) Department review. The director shall advise the developer whether the alternative residential subdivision 

application is complete, and, if not, what the developer must do to make it complete. Within 45 days after 

determining an application is complete, the director shall schedule the preliminary plan for a public hearing 

before the commission. The director shall give notice to the developer and the public according to section 

49.15.230. 

(d) Commission action. The commission may approve an alternative residential subdivision preliminary plan if it 

meets the following requirements : 

(1) The development protects natural features and avoids natural hazards by reserving them as open 

space; 

(2) The development is consistent with the land use code; 

(3) The development incorporates perimeter buffers sufficient to minimize off-site impacts of the 

subdivision and to maximize harmony with the neighborhood; 

(4) Utilities proposed for connection to the City and Borough system meet City and Borough standards, 

and all others are consistent with sound engineering practices, as determined by the City and Borough 

Engineering and Public Works Department; 

(5) The configuration of the development provides for economy and efficiency in utilities, housing 

construction, access, parking and circulation; 

(6) If the approval is for a phased development, that each phase is consistent with the preliminary 

development plan and design of the entire alternative residential subdivision; 
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(7) Adequately addresses the cumulative impacts of the phased development on the neighborhood and 

the natural environment; and 

(8) If the approval includes an allotment of a density bonus, the density bonus complies with section 

49.15.920(e)(4). 

(e) Expiration. Approval of a preliminary plan shall expire 18 months after the commission notice of decision 

unless a final plan for the entire project or, in the case of a phased development, the first phase thereof, is 

submitted to the department for commission action. An application for extension of a preliminary plan shall 

be according to section 49.15.250, development permit extension. 

( Serial No. 2018-41(c), § 2, 12-17-2018, eff. 1-17-2019 ) 

49.15.950 Final alternative residential subdivision plan approval. 

(a) Application. Upon completion of all conditions of the preliminary plan, the developer shall submit an 

application, fee, and a final plan for commission approval. 

(b) Homeowners' association. The formation of a homeowners' association, or similar entity, is required. 

(1) The articles of incorporation and bylaws of the homeowners' association, required under A.S. 34.08 or 

this chapter, shall be prepared by a lawyer licensed to practice in the state. 

(2) The homeowners' association shall be responsible for the maintenance of open space, water and sewer 

utilities, and stormwater control features and drainages. The association documents shall specify how 

any other common facilities shall be operated and maintained. The association documents shall require 

homeowners to pay periodic assessments for the operation, maintenance and repair of common 

facilities. The documents shall require that the governing body of the association adequately maintain 

common facilities. 

(3) If the alternative residential subdivision is phased, the association documents shall specify how the 

cost to build, operate, and maintain improved open space and common facilities shall be apportioned 

among homeowners of the initial phase and homeowners of later phases. 

(4) The homeowners' association documents shall be recorded with the approved final plat. 

(c) Commission action. The commission may approve the final plan if it substantially conforms to the approved 

preliminary plan and all requirements of this article. 

(d) Expiration. An approved final plan shall expire 18 months after recording if the applicant fails to obtain an 

associated building permit and make substantial construction progress. An application for extension of a final 

plan shall be according to section 49.15.250, development permit extension. 

( Serial No. 2018-41(c), § 2, 12-17-2018, eff. 1-17-2019) 

49.15.960 Phased development. 

(a) Phasing allowed. An applicant may develop an alternative residential subdivision in phases, provided the 

initial application includes a preliminary development plan sufficient to assess the cumulative effects of the 

entire alternative residential subdivision on the neighborhood and the environment according to the 

standards in subsection 49.15.940. 

(b) Completion of an individual phase. Each phase shall be so designed and implemented that, when considered 

with reference to any previously constructed phases but without reference to any subsequent phases, it 

meets the design and density standards applicable to the entire alternative residential subdivision. 
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Construction and completion of open space and common facilities serving each phase in an alternative 

residential subdivision shall proceed at a rate no slower than that of other structures in that phase. No phase 

shall be eligible for final plan approval until all components of all preceding phases are substantially 

complete and homeowners' association documents have been approved. 

(c) Standards for phases. Each phase of an alternative residential subdivision shall be reviewed according to the 

provisions of this chapter then current. Each phase of an alternative residential subdivision shall maintain 

design continuity with earlier phases. At no point during a phased development shall the cumulative density 

exceed that established in the approved preliminary plan. 

( Serial No. 2018-41(c), § 2, 12-17-2018, eff. 1-17-2019) 
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PART II - CODE OF ORDINANCES 
TITLE 49 - LAND USE 

Chapter 49. 70 - SPECIFIED AREA PROVISIONS 
ARTICLE II. HILLSIDE DEVELOPMENT 

49.15.970 Amendments to approved alternative residential subdivision plan. 

(a) Request for amendment. The developer of an alternative residential subdivision may request an amendment 
to an approved preliminary or final alternative residential subdivision plan. The request shall state the 

reasons for the amendment and shall be submitted in writing to the director, who shall inform the developer 

within 15 days whether the request shall be processed as a minor amendment or major amendment. 

(b) Minor amendment. A minor amendment may be submitted without a filing fee and may be approved by the 

director. For purposes of this section, a minor amendment is a change consistent with the conditions of the 

original plan approval, and would result in: 

(1) Insignificant change in the outward appearance of the development; 

(2) Insignificant impacts on surrounding properties; 

(3) Insignificant modification in the location or siting of buildings or open space; 

(4) No reduction in the number of parking spaces below that required; 

(5) A delay of no more than one year in the construction or completion schedule for the project or, in the 

case of a phased project, the phase for which the amendment is requested. 

(c) Major amendment. All other amendments shall be reviewed by the commission upon payment of a filing fee 

and in accordance with the requirements of the original plan approval. 

( Serial No. 2018-41(c), § 2, 12-17-2018, eff. 1-17-2019) 
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PART II - CODE OF ORDINANCES 
TITLE 49 - LAND USE 

Chapter 49. 70 - SPECIFIED AREA PROVISIONS 
ARTICLE II. HILLSIDE DEVELOPMENT 

ARTICLE II. HILLSIDE DEVELOPMENT 

49.70.200 Purposes. 

The purposes of this article are to: 

(1) Ensure that hillside development provides erosion and drainage control to protect adjoining parcels; 

(2) Protect waterways from sedimentation and pollution; 

(3) Minimize injury or damage to people or property from natural or artificial hazards in hillside 

development; and 

(4) Minimize any adverse aesthetic impact of hillside development. 

(Serial No. 87-49, § 2, 1987) 

49.70.210 Applicability and scope. 

(a) This article applies to all development on hillsides in the City and Borough that involves the following: 

(1) Removal of vegetative cover; 

(2) Excavation of any slope in excess of 18 percent; 

(3) Creation of a new slope in excess of 18 percent for a vertical distance of at least five feet; or 

(4) Any hazard area identified on the landslide and avalanche area maps dated September 9, 1987, 
consisting of sheets 1-8, as the same may be amended from time to time by the assembly by 
ordinance or any other areas determined to be susceptible to geophysical hazards. 

(bl All hillside development endorsement applications shall be reviewed by the planning commission, except the 

following may be reviewed by the director: 

(1) An excavation below finished grade for basements and footings of a building, a retaining wall or other 
structure authorized by a building permit, provided that this shall not exempt any fill made with the 
material from such excavation nor any excavation having an unsupported height greater than two feet 

after the completion of the associated structure. 

(2) Graves. 

(3) Mining, quarrying, excavating, processing, or stockpiling of rock, sand, gravel, aggregate or clay 
provided such operations do not affect the location or peak volume of runoff, the location or amount 
of standing water, or the lateral support for, the stresses in, or the pressure upon, any adjacent or 

contiguous property. 

(4) Exploratory excavations less than 200 square feet in area and under the direction of a civil engineer 

with knowledge and experience in the application of geology in the design of civil work. 

(5) An excavation which: 

(A) Is less than two feet in depth and covers less than 200 square feet; or 
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(B) Does not create a cut slope greater than five feet in height or steeper than one and one-half 
horizontal to one vertical. 

(6) A fill less than one foot in depth and intended to support structures which fill is placed on natural 

terrain with a slope flatter than five horizontal to one vertical, which does not exceed 20 cubic yards on 
any one lot and which does not obstruct a drainage course. 

(7) A fill less than three feet in depth and not intended to support structures which fill is placed on natural 

terrain on a slope flatter than five horizontal to one vertical, which does not exceed 50 cubic yards on 
any one lot and which does not obstruct a drainage course. 

(8) Minor development. 

(Serial No. 87-49, § 2, 1987; Serial No. 2006-15, § 22, 6-5-2006; Serial No. 2015-03(c)(am), § 51, 8-31-2015 ) 

49.70.220 Hillside development endorsement application. 

(a) All development on hillsides shall be pursuant to a hillside development endorsement. 

(b) The developer shall apply for and obtain a hillside development endorsement prior to any site work other 

than land and engineering surveys and soils exploration. 

(Serial No. 87-49, § 2, 1987; Serial No. 2015-03(c)(am), § 52, 8-31-2015) 

49. 70.230 Fees. 

The City and Borough shall charge the developer the gross hourly rate for professional review of the 

application and for inspection. The developer shall deposit one percent of the value of the site development, 

excluding that portion of the site determined by the engineer to be subject to a public transmission facility permit, 

in a specially designated reserve account, against which the City and Borough may bill its documented time and 

expenses. The developer shall promptly replenish this amount when requested, and no endorsement may be 

issued if there is any deficiency in the developer's reserve account. All unexpended funds in the reserve account 

shall be returned to the developer upon final approval of development or when the engineer is satisfied that the 

work under the hillside development endorsement has been completed and the requirements of this chapter have 

been met. 

(Serial No. 87-49, § 2, 1987) 

49. 70.240 Application. 

The application shall be accompanied by the following materials, which shall be signed and stamped by a civil 

engineer, architect, geologist or land surveyor licensed in the State of Alaska: 

(1) A vicinity map, at a clear and legible scale, showing roads, place and street names and natural 
waterbodies. 

(2) Site maps, showing the present condition of the site at a clear and legible scale compatible with the 

size of the development and including: 

(A) Two-foot contours for flat terrain or five-foot contours for steep terrain and extending 50 feet in 
all directions beyond the development site; 12 percent line, 30 percent line; 

(B) Water bodies, tidelands and drainage ways from the development site to accepting natural 
waterbody; 
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(C) Lot boundaries and easements for the site and adjacent lots; and 

(D) Existing improvements on the site and adjacent lots, including structures, roads, driveways and 

utility lines. 

(3) The application shall include a finished proposed site plan at a clear and legible scale that includes the 

following information : 

(A) Finished grade at two-foot contours for flat terrain or five-foot contours for steep terrain and 

extending 50 feet in all directions beyond the development site; 12 percent line, 30 percent line. 

(B) Water bodies, tidelands and drainage ways, and temporary and permanent drainage systems 

from the development site to the accepting natural waterbody. 

(C) Lot boundaries, easements and setback lines. 

(D) The location of improvements including structures, roads, driveways, utility lines, culverts, walls 

and cribbing. 

(E) Clearing limits of existing vegetative cover. 

(F) A cross section of the development site. 

(4) The application shall include detailed engineering drawings of roads, driveways, parking areas, 

structural improvements for foundations, off-site stormwater runoff systems; cross sections and road 

elevations. 

(5) A description of the source and type of any off-site fill, and the site for depositing excess fill. 

(6) A landscaping plan, including all trees to be retained in excavation areas, all plant species and 

locations; temporary slope protection measures; erosion and siltation control measures; seeding or 

sodding materials, a planting and maintenance program; and methods of stabilization and protection 

of bare slopes. 

(7) An engineering geologic report, including a summary of the relevant surface and bedrock geology of 

the site, a discussion of active geologic processes with conclusions and recommendations regarding the 

effect of geologic factors on the proposed development; data regarding the nature, distribution and 

relevant parameters of existing soils, recommendations for grading procedures; design criteria for 

corrective measures as necessary, and recommendations covering the suitability of the site for the 

proposed development. 

(8) A work schedule, by phase. 

(9) Such other different or more detailed submissions as may be required. 

(Serial No. 87-49, § 2, 1987; Serial No. 2015-03(c)(am), § 54, 8-31-2015) 

49. 70.250 Standards for approval. 

Hillside development shall meet the following minimum standards: 

(1) Roads. The City and Borough road standards shall apply to hillside development, except that: 

(A) Modification of standards. The engineer or planning commission may modify road standards as 

identified in subsections (l)(B) and (C) of this section, if: 

(Supp. No. 139) 

(i) The developer's traffic analysis and circulation, land ownership, and development patterns 

indicate future use of the roadway at less than collector street levels; 
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(ii) The modification would enable the development to meet, or more closely approximate, 
the criteria set forth in section 49.70.260; and either 

(iii) The proposed road or access in question would result in a permanent cul-de-sac; or 

(iv) A secondary access to the proposed development exists or will be developed as a part of 
the project. 

(B) Rood width. The width of a section of residential roadway may be narrowed to 20 feet, with a 
single four-foot pedestrian way and underground storm drain system, if: 

(i) The section is not more than 200 feet in length, and is separated from other such sections 
by at least 100 feet of standard roadway; 

(ii) No entrances, intersections or parking are allowed in the section; 

(iii) Guard rails, if any, are designed to permit the passage of plowed snow; 

(iv) There is at least a 200-foot line of sight along the centerline of the section; 

(v) The section enables the development to meet, or more closely approximate, the criteria 
set forth in section 49. 70.260; 

(vi) Grouped off-street parking spaces are provided at the entry to the section; and 

(vii) Adequate provision is made for storage of snow. 

(C) Road grade. The grade of a section of residential roadway may be increased to a maximum of 15 

percent if: 

(i) The section is not more than 200 feet in length and separated from other such sections by 
at least 100 feet of roadway; 

(ii) No entrances or intersections are allowed in the section; 

(iii) Through intersections at the end of the section have approaches at least 50 feet long 
measured from the edge of the traveled way of the crossroad and are at a grade of eight 
percent or less; intersections requiring a full stop have approaches no less than 20 feet long 
at a grade of two percent or less, or no less than 50 feet long at a grade between two and 
six percent; 

(iv) Any guard rails are designed to permit the passage of plowed snow; 

(v) All sight distances conform to standards of the American Association of State Highway and 
Transportation Officials; and 

(vi) The section enables the development to meet, or more closely approximate, the criteria 
set forth in section 49.70.260. 

(2) Weather. The engineer may prohibit a developer from earthmoving during periods of very wet soil 
conditions, in which case the permit shall be extended by a like period. 

(3) Sediment. The developer shall not allow any increase in sediment to flow off-site during or after 

construction if such would be likely to cause an adverse impact on a down slope lot or waterbody. 

(4) Peak discharge. The developer shall ensure that during and after construction of major development, 
the peak discharge of all streams and natural drainage ways at the down slope boundary shall be no 
greater than that occurring prior to excavation. 

(Serial No. 87-49, § 2, 1987) 

Created: 2022-05-02 15:40:24 (EST] 

(Supp. No. 139) 
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49. 70.260 Criteria. 

The commission or director shall consider the extent to which the development meets the following criteria : 

(1) Soil erosion. Soil disturbance and soil erosion shall be minimized and the effects thereof mitigated. 

(2) Existing vegetation. Depletion of existing vegetation shall be minimized. 

(3) Contours. The developer shall recontour the finished grade to natural-appearing contours which are at 
or below 30 percent or the natural angle of repose for the soil type, whichever is lower, and which will 
hold vegetation. 

(4) Time of exposure and soil retention. The developer shall minimize the period of time that soil is 
exposed and shall employ mats, silt blocks or other retention features to maximize soil retention. 

(5) Replanting. The developer shall mat, where necessary, and plant all exposed soil in grass or other soil
retaining vegetation and shall maintain the vegetation for one full growing season after planting. 

(6) Drainage. The developer shall minimize disturbance to the natural course of streams and drainage 
ways. Where disturbance is unavoidable, the developer shall provide a drainage system or structures 
which will minimize the possibility of sedimentation and soil erosion on-site and downstream and 
which will maintain or enhance the general stream characteristics, spawning quality, and other habitat 
features of the stream and its receiving waters. Where possible, development shall be designed so lot 
lines follow natural drainage ways. 

(7) Foundations. The developer shall ensure that buildings will be constructed on geologically safe terrain. 

(8) Very steep slopes. The developer shall minimize excavation on slopes over 30 percent. 

(9) Soil retention features. The developer shall minimize the use of constructed retention features. Where 
used, their visual impact shall be minimized through the use of natural aggregate or wood, variation of 
facade, replanted terraces, and the like. 

(10) Wet weather periods. The developer shall minimize exposure of soil during the periods of September 
1-November 30 and March 1-May 1. 

(Serial No. 87-49, § 2, 1987; Serial No. 2015-03(c)(am), § 54, 8-31-2015 ) 

49. 70.270 Conditions on approval. 

The commission or director may place conditions upon a hillside development endorsement as necessary or 
desirable to ensure that the spirit of this chapter will be implemented in the manner indicated in the application. 
Fulfillment of conditions shall be certified by the engineer. The conditions may consist of one or more of the 
following: 

(1) Development schedule. The commission or director may place a reasonable time limit on or require 
phasing of construction activity associated with the development or any portion thereof, in order to 
minimize construction-related disruption to traffic and neighbors or to ensure that the development is 
not used or occupied prior to substantial completion of required improvements. 

(2) Dedications. The commission or director may require conveyances of title or other legal or equitable 
interests to public entities, public utilities, a homeowner's association, or other common entities. The 
developer may be required to construct any public facilities, such as drainage retention areas, to City 
and Borough standards prior to dedication. 

Created: 2022-05-02 15:40:24 [EST] 

(Supp. No. 139) 
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(3) Construction guarantees. The commission or director may require the posting of a bond or other surety 

or collateral providing for whole or partial releases, in order to ensure that all required improvements 

are constructed as specified in the approved plans. 

(4) Lot size. If justified by site topography, the commission or director may require larger lot areas than 

prescribed by zoning requirements. 

(Serial No. 87-49, § 2, 1987; Serial No. 2015-03(c)(am), § 55, 8-31-2015) 

Created: 2022-05-02 15:40:24 [EST) 

(Supp. No. 139) 
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Presented by: The Manager 
Presented: 02/07/2022 
Drafted by: R. Palmer III 

ORDINANCE OF THE CITY AND BOROUGH OF JUNEAU, ALASKA 

Serial No. 2022-04(b) 

An Ordinance Amending the Parking Requirements of the Land Use Code. 

BE IT ENACTED BY THE AsSEMBLY OF THE CITY AND BOROUGH OF JUNEAU, ALASKA: 

Section 1. Classification. This ordinance is of a general and permanent nature and 

11 shall become a part of the City and Borough of Juneau Municipal Code. 

12 

13 

14 

15 

16 

17 

18 

19 

20 

21 

22 

23 

24 

25 

Section 2. Amendment of Section. CBJ 49.40 Parking and Traffic, Article II 

Parking and Loading, is repealed and reenacted to read: 

ARTICLE II: PARKING AND LOADING 

49.40.200 General applicability. 

Developers must provide off-street parking spaces for automobiles in accordance with the 

requirements set forth in this chapter at the time any structure is erected, expanded, or when 

there is a change in the principal use. 

(a) Special Parking Areas. 

(1) Town Center Parking Area. The Town Center Parking Area, as depicted in 

Ordinance 2022-04 is adopted. The Town Center Parking Area consists of the lots 

within the area bound by West Tenth Street, Egan Drive, West Twelfth Street, D 

Street, West Ninth Street, C Street and its projection, West Eight Street and its 
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(2) 

projection, the rear lot lines of property between 370 through Distin Avenue, Sixth 

Street and its projection, Harris Street, projection of Third Street, projection of East 

Street, projection of Second Street, projection of Harris Street, the rear lot lines of 

property between 143 and 400 Gastineau Avenue, the rear lot lines of property 

between 511 and 889 South Franklin Street, and Gastineau Channel. 

No Parking Required Area. The No Parking Required Area, as depicted in 

Ordinance 2022-04 is adopted. The lots within the area bound by Gastineau 

Avenue, Fourth Street, Seward Street, Gastineau Channel, 490 South Franklin 

Street, and Layton Way are excluded from the parking requirements of this 

chapter. No additional parking is required for development in this area. 

13 (b) Conforming parking. The requirements, alternatives and reductions of this chapter can 

14 

15 

16 

17 

18 

19 

20 

be combined to meet parking requirements of a development. 

(c) Developer responsibility. Developer must submit documentation to demonstrate that 

applicable parking code requirements have been met, in conformance with this chapter. 

(d) Owner I occupant responsibility. The provision and maintenance of off-street parking 

and loading spaces required in this chapter is a continuing obligation and joint responsibility of 

the owner and occupants. 

21 (e) Determination. The determination of whether the parking requirements of this chapter 

22 are satisfied, with or without conditions, and deemed necessary for consistency with this title, 

23 must be made by: 

24 

25 

(1) 

(2) 

The director for minor development; 

The commission for major development; or 
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(f) 

(3) The commission if the development application relates to a series of applications for 

minor developments that, taken together, constitute major development, as 

determined by the director. 

Expansion. In cases of expansion of a structure on or after the effective date of 

Ordinance 2022-04, 

(g) 

(1) 

(2) 

(3) 

The number of additional off-street parking spaces required must be based on the 

gross floor area added. 

No additional parking spaces are required if the additional spaces would amount to 

less than ten percent of the total required for the development and amount to two or 

less spaces. 

For phased expansion, the required off-street parking spaces is the amount required 

for the completed development, as determined by the director. 

Change in use. In cases of a change in use on or after the effective date of Ordinance 

2022-04, the number of spaces required will be based on this chapter. 

(h) Replacement and reconstruction of certain nonconforming structures. Off-street parking 

requirements for the replacement and reconstruction of certain nonconforming structures in 

residential districts must be governed by chapter 49.30. 

21 (i) Mixed occupancy. Mixed occupancy is when two or more of the parking uses in 49.40.210 

22 share the same lot(s). For mixed occupancy, the total requirement for off-street parking 

23 facilities is the sum of the requirements for the uses computed separately. 

24 G) Uses not specified. The requirements for off-street parking in 49.20.320 are based on the 

25 requirements for the most comparable use specified, as determined by the director for minor 

development or by the commission for major development. 

Page 3 of20 Ord. 2022-04(b) 
168

Section J, Item 3.



Attachment A - Application

1 

Location. Off-street parking facilities must be located as provided in this chapter. If a 2 (k) 

3 distance is specified, such distance is the walking distance measured from the building being 

4 

5 

6 

7 

8 

9 

10 

11 

served to the parking provision. Off-street parking facilities for: 

(1) Single-family dwellings and duplexes must be on the same lot as the building 

(2) 

(3) 

served; 

Multifamily dwellings may not be more than 100 feet distant, unless compliant with 

section 49.40.215; and 

Uses other than those specified above, may be not more than 500 feet distant, 

unless compliant with section 49.40.215. 

Off-street parking requirements for a lot accessible by air or water only. Off-street 12 (1) 

13 parking requirements do not apply to a lot if it is accessible only by air or water. If the director 

14 

15 

16 

17 

18 

19 

20 

21 

22 

23 

24 

25 

determines that public access by automobile to the lot later becomes available, the owner of the 

property must be given notice and within one year must provide the required off-street parking. 

49.40.210 Number of off-street parking spaces required. 

(a) General. The minimum number of off-street parking spaces required must be as set 

forth in the following table. The number of spaces must be calculated and rounded down to the 

nearest whole number: 

Use Spaces Required in Spaces Required in Town Center Parking 
All Other Areas Area 

Single-family and duplex 2 per each dwelling unit 1 per each dwelling unit 
Multifamily units 1 per one bedroom unit 0.4 per one bedroom unit 

1.5 per two bedroom unit 0.6 per two bedroom unit 
2.0 per three or more bedroom 0.8 per three or more bedroom unit 
unit 

Roominghouse, 1 per 2 bedrooms 1 per 5 bedrooms 
boardinghouse, single-
room occupancies with 
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19 

20 

21 

22 

23 

24 

25 

Use 

shared facilities, bed and 
breakfast, halfway house, 
and group home 

Single-room occupancies 
with private facilities 

Accessory apartment 

Motel 

Hotel 

Hospital and nursing home 

Senior housing 

Assisted living facility 

Sobering center 

Theater 

Church, auditorium, and 
similar enclosed places of 
assembly 

Bowling alley 

Bank, office, retail 
commercial, salon and spa 

Medical or dental clinic 

Funeral Home 

Warehouse, storage, and 
wholesale businesses 

Restaurant and alcoholic 
beverage dispensary 

Swimming pool serving 
general public 

Shopping center and mall 

Convenience store 

Watercraft moorage 

Manufacturing uses; 
research, testing and 
processing, assembling, 
industry 

Library and museum 

Spaces Required in Spaces Required in Town Center Parking 
All Other Areas Area 

1 per each single-room occupancy 1 per 5 single-room occupancies, plus 1 

plus 1 additional per each per each increment of ten single-room 

increment of four single-room occupancies with private facilities. 

occupancies with private facilities 

1 per each unit 0 per each unit 

1 per each unit in the motel 1 per each 12 units in the motel 

1 per each four units 1 per each 12 units 

2 per bed OR one per 400 square 2 per bed OR one per 400 square feet of 

feet of gross floor area gross floor area 

0.6 parking spaces per dwelling 0.3 spaces per dwelling unit 

unit 

0.4 parking spaces per maximum 0.4 parking spaces per maximum 

number of residents number of residents 

1 parking space per 12 beds 2 parking spaces 

1 for each four seats 1 for each 10 seats 

1 for each four seats in the 1 for each 10 seats in the auditorium 

auditorium 

3 per alley 1.2 per alley 

1 per 300 square feet of gross 1 per 750 square feet of gross floor area 

floor area 

1 per 200 square feet of gross 1 per 400 square feet of gross floor area 

floor area 

1 per six seats based on maximum 1 per 15 seats based on maximum 

seating capacity in main seating capacity in main auditorium 

auditorium 

1 per 1,000 square feet of gross 1 per 2,500 square feet of gross floor 

floor area area 

1 per 200 square feet of gross 1 per 750 square feet of gross floor area 

floor area 

1 per four persons based on pool 1 per 10 persons based on pool capacity 

capacity 

1 per 300 square feet of gross 1 per 750 square feet of gross floor area 

leasable floor area 

49.65 Article V 1 per 750 square feet of gross floor 
area 

1 per three moorage stalls 2 per 15 moorage stalls 

1 per 1,000 square feet gross floor 1 per 2,500 square feet gross floor area 

area except that office space must except that office space must provide 

provide parking as required for parking as provided for offices. 

offices 

1 per 600 square feet gross floor 1 per 1,500 square feet of gross floor 

area area 
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22 

Use 

School, elementary 

Middle school or junior 
high 

High school 

College, main campus 

College, satellite facilities 

Repair/service station 

Post office 

Childcare Home 

Childcare Center 

Indoor sports facilities, 
gyms 
Mobile Food Vendors 

Open air food service (TPU 
8.3) 

Spaces Required in 
All Other Areas 

2 per classroom 

1.5 per classroom 

A minimum of 15 spaces per 
school; where auditorium or 

general assembly area is available, 
one per four seats; one additional 
space per classroom 

1 per 500 square feet of gross 
floor area of an enclosed area, or, 
where auditorium or general 
assembly area is available, one 

per four seats, whichever is 
greater 
1 per 300 square feet of gross 
floor area of an enclosed area, or, 
where auditorium or general 
assembly area is available, one 
per four seats, whichever is 
greater 
5 spaces per bay. For facilities 
with two or more bays, up to 60% 
of the required non-accessible 
parking spaces may be in a 
stacked parking configuration. 

1 per 200 square feet gross floor 

area 
49.65 Article X, cannot be varied 
or FIL 
49.65 Article X, cannot be varied 
or FIL 
1 per 300 square feet gross floor 

area 
No parking requirement 
1 per 400 square feet of gross 

floor area. 

Spaces Required in Town Center Parking 
Area 

2 per classroom 

1.5 per classroom 

A minimum of 15 spaces per school; 
where auditorium or general assembly 

area is available, one per four seats; one 
additional space per classroom 

1 per 500 square feet of gross floor area 
of an enclosed area, or, where 
auditorium or general assembly area is 

available, one per four seats, whichever 
is greater 

1 per 300 square feet of gross floor area 
of an enclosed area, or, where 
auditorium or general assembly area is 

available, one per four seats, whichever 
is greater 

3 spaces per bay. All but two of the 
required non-accessible parking spaces 

may be in a stacked configuration. 

1 per 500 square feet offloor area. 

49.65 Article X, cannot be varied or FIL 

49.65 Article X, cannot be varied or FIL 

1 per 750 square feet gross floor area 

No parking requirement. 
Zero 

23 (b) Accessible parking spaces. Accessible parking spaces must be provided as part of the 

24 required off-street parking spaces, according to the following table (Table 49.40.210(b)). Except, 

25 Accessible parking spaces are not required for residential uses that require fewer than ten 

parking spaces and there are no visitor parking spaces. 
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Table 49.40.210(b) 

Total Parking Spaces in Lot Required Minimum Number of Accessible Parking Spaces 

1 to 25 1 

26 to SO 2 

51 to 75 3 

76 to 100 4 

101 to 150 5 

151 to 200 6 

201 to 300 7 

301 to 400 8 

401 to 500 9 

501 to 1,000 2 percent of total spaces 

1,001 and over 20 plus 1 space for each 100 spaces over 1100 total spaces in lot 

(c) Facility loading spaces. In addition to the required off-street parking requirements, a 

development must provide loading spaces as set forth in the following table: 

Gross Floor Area in Square Feet 

Use All other areas 
Town Center Loading Space 

Parking District Required 
-

Motels and hotels 5,000-29,999 6,000-60,000 1 

30,000-60,000 2 

Each additional Each additional 
1 

30,000 30,000 
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Gross Floor Area in Square Feet 

Use All other areas 
Town Center Loading Space 

Parking District Required 

Commercial 5,000-24,999 6,000-50,000 1 

25,000-50,000 2 

Each additional Each additional 
1 

30,000 30,000 

Industrial, 6,000-50,000 

manufacturing, 
5,000-24,999 1 

warehousing, 
storage, and 

processing 

25,000-50,000 2 

Each additional Each additional 
1 

30,000 30,000 

Hospital 5,000-40,000 6,000-40,000 1 

Each additional Each additional 
1 

40,000 40,000 

School 
For every two 

1 
school buses 

Home for the aged, 

convalescent More than 25 
1 

home, correctional beds 

institution 
I 

49.40.215 Parking alternatives. 

Parking alternatives are methods of accommodating required parking without building parking 

on site. A developer may apply for one or more parking alternatives. Parking alternatives may 

be combined with approved reductions. 
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(a) Joint use. Joint use occurs when the same off-street parking space is used to meet the 

parking requirement of different uses at different times. Joint use of off-street parking spaces 

may be authorized when the developer demonstrates there is no substantial conflict in the 

principal operating hours of the structures and uses involved and subject to the following 

requirements: 

(b) 

(1) 

(2) 

Any structure or use sharing the off-street parking facilities of another structure or 

use must be located within 500 feet of such parking facilities, unless a lesser radius 

is identified in this chapter. A developer may apply to provide off-street parking in 

an area greater than 500 feet distant, if approved by the commission. 

The developer demonstrates with appropriate analysis or data that there is no 

substantial conflict in the principal operating hours of the structures or users for 

which joint use of off-street parking facilities is proposed. 

The developer must present to the director a written instrument, proposed by the parties 

concerned, providing for joint use of off-street parking facilities. Upon approval by the 

director, such instrument must be recorded by the developer and documentation of 

recording provided to the director. 

Loading spaces off-site. The required loading space(s) may be met by an alternative 

private off-site loading parking space, if the alternate space is determined by the director of 

adequate capacity and proximity. In no case will the distance exceed standards established in 

49.40.200(k). 

49.40.220 Parking reductions. 

A parking reduction reduces the required off-street parking spaces for a development. A 

developer may apply for one or more parking reductions. Accessible parking spaces must not be 
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reduced and must be provided in accordance with subsection 49.40.210(b). Loading spaces must 

not be reduced and must be provided in accordance with subsection 49.40.210(c). 

(a) Parking waivers. The required number of parking spaces required by this chapter may be 

reduced if the requirements of this section are met. 

(1) Standards. Any waiver granted under this section must be in writing and must 

include the following required findings and any conditions, such as public 

amenities, imposed by the director or commission that are consistent with the 

purpose of this title: 

(A) 

(B) 

The effect of granting a waiver would result in more benefits than 

detriments to the neighboring area and community as a whole as identified 

by the comprehensive plan; and 

The effect of granting a waiver will not materially endanger public health, 

safety, or welfare. 

(2) Relevant information. The following information may be relevant for the director or 

(3) 

(4) 

commission's review: 

(A) 

(B) 

(C) 

Analysis or data relevant to the intended use and related parking demands. 

Provision for alternative transportation. 

Traffic mitigation measures supported by industry standards. 

(D) Bicycle and pedestrian amenities. 

Applications. Applications for parking waivers must be on a form specified by the 

director and must be accompanied by a one-time fee as provided in 49.85. 

Public notice. The director must mail notice of any complete parking waiver 

application to the owners of record of property located within a 250-foot radius of 
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the site seeking the waiver. If the parking waiver application is filed in conjunction 

with a major development permit, notice of both applications should be made 

concurrently in accordance with CBJ 49.15.230. 

(5) Expiration. An approved parking waiver expires upon a change in use. 

(b) Town Center Parking Area, Fee-In-Lieu of off-street parking spaces. In the Town Center 

Parking Area, a developer may pay a one-time fee in lieu of providing off.street parking spaces 

to satisfy the minimum parking requirements of this chapter. Fee in lieu can be used in any 

combination with other parking provisions of this chapter. Any fee in lieu due must be paid in 

full prior to the issuance of a temporary certificate of occupancy. 

49.40.225 Dimensions and signage for Required Off-Street Parking Spaces. 

13 (a) Standard spaces. 

14 

15 

16 

17 

18 

19 

20 

21 

22 

23 

24 

25 

(b) 

(1) 

(2) 

Except as provided in this section, each standard parking space must consist of a 

generally rectangular area at least 8½ feet by 17 feet. Lines demarcating parking 

spaces may be drawn at any angle to curbs or aisles so long as the parking spaces so 

created contain within them the rectangular area required by this section. 

Spaces parallel to the curb must be no less than 22 feet by 6½ feet. 

Accessible spaces. 

(1) 

(2) 

Each accessible parking space must consist of a generally rectangular area at least 

13 feet by 17 feet, including an access aisle of at least 5 feet by 17 feet. Two 

accessible parking spaces may share a common access aisle. 

One in every eight accessible parking spaces, but not less than one, must be served 

by an access aisle with a width of at least eight feet and must be designated "van-

accessible." 
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(3) 

(4) 

Accessible parking spaces must be designated as reserved by a sign showing the 

symbol of accessibility. "Van-accessible" parking spaces must have an additional 

sign designating the parking space as "van-accessible" mounted below the symbol of 

accessibility. A sign must be located so it cannot be obscured by a vehicle parked in 

the space. 

Access aisles for accessible parking spaces must be located on the shortest 

accessible route of travel from parking area to an accessible entrance. 

10 (c) Facility loading spaces. 

11 (1) Each off-street loading space must be not less than 30 feet by 12 feet, must have an 

12 

13 

14 

15 

16 

17 

18 

19 

20 

unobstructed height of 14 feet 6 inches, and must be permanently available for 

loading. 

49.40.230 Parking area and site circulation review procedures. 

(a) Purpose. The purpose of these review procedures is to ensure that proposed parking and 

related site access areas provide for adequate vehicular and pedestrian access and circulation; 

that parking spaces are usable, safe, and conveniently arranged; that sufficient consideration 

has been given to off-street loading and unloading; and that the parking area will be properly 

drained, lighted, and landscaped. 

21 (b) Plan submittal. Development applications must include plans for parking and loading 

22 spaces. Major development applications must include plans prepared by a professional engineer 

23 or architect. These plans may be part of a plan submission prepared in conjunction with the 

24 required review of another aspect of the proposed development. 

25 (1) Contents. The plans must contain the following information: 
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(c) 

(2) 

(A) 

(B) 

Parking and loading space plans drawn to scale and adequate to show 

clearly the circulation pattern and parking area function; 

Existing and proposed parking and loading spaces with dimensions, traffic 

patterns, access aisles, and curb radii; 

(C) Improvements including roads, curbs, bumpers and sidewalks indicated with 

(D) 

(E) 

(F) 

cross sections, designs, details, and dimensions; 

A parking schedule indicating the number of parking spaces required, the 

number provided, and how such calculations were determined; 

Topography showing existing and proposed contour intervals; and 

Landscaping, lighting and sign details, if not provided in conjunction with 

the required review of another aspect of the proposed development. 

Waiver of information. The director may waive submission of any required exhibits. 

Review procedure. Plans must be reviewed and approved according to the procedures of 

this chapter and chapter 49.15. 

(d) Public improvements required. As a condition of plan approval, the department may 

require a bond approved as to form by the municipal attorney for the purpose of ensuring the 

installation of off-site public improvements. As a condition of plan approval, the applicant is 

required to pay the cost of providing reasonable and necessary public improvements located 

outside the property limits of the development but necessitated by construction or 

improvements within such development. 

49.40.230 Parking and circulation standards. 

(a) Purpose. Provisions for pedestrian and vehicular traffic movement within and adjacent 

to the site must address layout of parking areas, off-street loading and unloading needs, and the 
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17 

18 

19 

20 

21 

22 

23 

24 

25 

movement of people, goods, and vehicles from access roads, within the site, and between 

buildings and vehicles. Parking areas must be landscaped and must feature safely-arranged 

parking spaces. 

(b) Off-street parking and loading spaces; design standards. 

(1) Access. There must be adequate ingress and egress from parking spaces. The 

required width of access drives for driveways must be determined as part of plan 

review depending on use, topography and similar considerations. 

(2) Size of aisles. The width of aisles providing direct access to individual parking stalls 

must be in accordance with the following table. Other angles may be approved by 

the director that satisfy the needs of this chapter. 

Parking Angle o· 30° 45• 60° go• 

One-way traffic 
13' 11' 13' 18' 24' 

aisle width 

Two-way traffic 
19' 20' 21' 23' 24' 

aisle width 

(3) Location in different zones. No access drive, driveway or other means of ingress or 

egress may be located in any residential zone if it provides access to uses other than 

those permitted in such residential zone. 

(4) Sidewalks and curbing. Sidewalks must be provided with a minimum width of four 

feet of passable area and must be raised six inches or more above the parking area 

except when crossing streets or driveways. Guardrails and wheel stops permanently 

anchored to the ground must be provided in appropriate locations. Parked vehicles 
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21 (c) 
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(5) 

(6) 

must not overhang or extend over sidewalk areas, unless an additional sidewalk 

width of two feet is provided to accommodate such overhang. 

Stacked parking. Stacked parking spaces may only be counted as required parking 

spaces for single-family residences, duplexes, and as otherwise specified for specific 

uses. In the case of single-family residences and duplexes with or without accessory 

uses and child care homes in a residential district, only a single parking space per 

dwelling unit may be a stacked parking space. 

Back-out parking. Parking space aisles must provide adequate space for turning 

and maneuvering on-site to prevent back-out parking onto a right-of-way. If the 

director or the commission, when the commission has authority, determines back

out parking would not unreasonably interfere with the public health and safety of 

the parking space aisles and adjacent right-of-way traffic, back-out parking is 

allowed in the following circumstance: 

(A) In the case of single-family dwellings and duplexes with or without accessory 

uses located in residential and rural reserve zoning districts; 

(B) 

(C) 

Where the right-of-way is an alley; or 

In the case of a child care home in a residential district. 

Drainage. 

(1) 

(2) 

Parking areas must be suitably drained. 

Off-site drainage facilities and structures requiring expansion, modification, or 

reconstruction in part or in whole as the result of the proposed development must 

be subject to off-site improvement requirements and standards as established by 

the city. 
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2 (d) Lighting. Parking areas must be suitably lighted. Lighting fixtures must be "full cutoff' 

3 

4 
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23 

24 

25 

styles that direct light only onto the subject parcel. 

(e) Markings and access. Parking stalls, driveways, aisles and emergency access areas and 

routes must be clearly marked. 

(f) General circulation and parking design. 

(1) 

(2) 

Parking space allocations must be oriented to specific buildings. Parking areas 

must be linked by walkways to the buildings they serve. 

Where pedestrians must cross service roads or access roads to reach parking areas, 

crosswalks must be clearly designated by pavement markings or signs. Crosswalk 

surfaces must be raised slightly to designate them to drivers, unless drainage 

problems would result. 

Section 3. Amendment of Section. CBJ 49.65.530 Standards, is amended to read: 

49.65.530 Standards. 

(a) Stores may be approved in each of the areas shown on the convenience store use area 

mapsA-B. 

(b) Video rentals, a laundromat, and an automatic teller machine may be permitted as 

accessory uses. Automobile fuel sales may be permitted as an accessory use in locations with 

adequate space for queuing. The retail area for liquor sales may occupy no more than 50 

percent of the gross floor area. Automotive service and exterior merchandising shall not be 

permitted. Drive-up window service may be permitted only if vehicle queues will not extend into 

adjacent streets. 
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(c) Except as authorized by the bonus provisions of this article, gross floor area shall be 

limited to 3,000 square feet. 

(d) 

(e) 

Vehicle access must be directly from an arterial or collector, and not from a local street. 

Height shall be limited to one story except that a second story may be allowed for 

residential use and for accessory office and storage uses, provided that any storage use must 

relate directly to the primary permitted use. 

(f) The site perimeter and parking area shall be landscaped and screened with live material 

installed within ten months of the date of final construction permit approval or issuance of a 

certificate of occupancy, whichever is the later. The commission may authorize a bond or other 

security or collateral required pursuant to CBJ 49.15.330(g)(5) a provision specifying that the 

bond shall be forfeited if landscaping is not complete by the time required or if any plants dying 

within one year of installation are not replaced. Development abutting a lot zoned for 

residential use shall include landscaped strips or landscape boxes at least five feet wide unless 

the applicant demonstrates that a narrower landscape strip meets the intent of this section. 

The strips shall be covered with ground cover and shall be maintained throughout the year such 

that: 

(1) 

(2) 

On a property line shared with the residential lot the strip shall include a 

continuous shrub screen, fence, or both, six feet high and 95% opaque. The screen 

shall include one tree at least six feet high at installation per 30 lineal feet; 

On a property line adjacent to a street the strip shall include a continuous low 

shrub screen on a berm or other raised facility which is at least five feet wide, 

landscaped at a slope not greater than the natural angle of repose, and consistent 

with sight distance requirements for vehicle egress. The strip width may be reduced 
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(3) 

to not less than 18 inches to accommodate planter boxes and sight obscuring fences. 

The screen shall include one tree per 30 lineal feet; 

On all other property lines except those along driveways the strip shall include a 

continuous low shrub screen with one tree per 30 lineal feet at least six feet high at 

installation. 

1 

2 

3 

4 

5 

6 

7 

8 

9 

(g) Outside of the Town Center Parking Area, the minimum off-street parking requirement 

shall be one space per 250 square feet of gross floor area. 

10 (h) 

11 (i) 

Exterior bear-resistant public litter cans shall be provided. 

The exterior building appearance, including siding, roofline, windows, paint colors, and 

12 building massing shall be compatible on all sides with surrounding uses. 

13 (i) Exterior lighting may not shed light or glare above the roofline of the building or beyond 

14 

15 

16 

17 

18 

19 

20 

the property line of the site. 

(k) The building shall be set back from any property line shared with a residentially zoned 

parcel by a distance of 20 feet or the distance required by the underlying zoning district, 

whichever is greater. 

(1) 

(m) 

No more than 80 percent of the lot shall be covered by an impervious surface. 

The layout of the store shall provide for views from the cash register of bicycle racks, 

2
1 telephones, seating areas, and other exterior public amenities. 

22 (n) 

23 (o) 

24 (p) 

25 

The parking lot shall be paved and striped with spaces and a circulation pattern. 

Headlight glare shall not be permitted onto residentially-zoned lots adjacent to the site. 

Liquor sales shall not be permitted from drive-in window(s). 
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Section 4. Amendment of Section. CBJ 49.80.120 Definitions, is amended to 

include the following new definitions in alphabetical order, to read: 

49.80.120 Definitions. 

The following words, terms and phrases, when used in this title, shall have the meanings 

ascribed to them in this section, except where the context clearly indicates a different meaning: 

Mobile food vendor means a type of food service that is located in a vehicl • trailer o · cart, and 

is capable of moving easily daily. Unl ss a push cart, these units must be capable of being 

licensed by the state as a motor vehicle, and can be moved without special conditions (such as a 

pilot car, flagging, or restricted hours of movement). Mobile units must completely retain their 

mobility at all times. 

Open air food service means a food e ·vice located in a structure or area that does not have a 

p rmanent means of heat. (Note that woodstoves are not considered a permanent means of heat 

by the building code official). The director can extend the operation period for cause, such as 

extended tourist season communi rovisions. 

21 Wall~ing distance is the distance meas\U'ed by the shortest route, using pedestrian ac · 'ties, 

22 from the public entrance of the building in which a use occurs to the outer boundaries of 

23 another use. 

24 

25 
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21 

Section 5. Amendment of Section. Section 49.85.100 is amended to read: 

49.85.100 Generally. 

Processing fees are established for each development, platting and other land use action 

in accordance with the following schedule. If a public notice sign is required by the dir ctor, tb.e 

fee is $150 for the first sign. and $25 for each additional sign. One hund1·ed dollars of the sign 

fee can be refunded if the sign is returned within two (2) weeks of the decision be:ing issued. 

21 , 400. If the a lication is filed in con ·unction with a ma·or 

development permit the fee shall be reduced by 20 pe ·cent. 

(22) Fee in lieu. $10.000 per off-street park:ing space i-eguir d. 

Section 6. Effective Date. This ordinance shall be effective 30 days after its 

adoption. 

Adopted this ___ day of ________ __, 2022. 

Beth A. Weldon, Mayor 
Attest: 

22 Elizabeth J. McEwen, Municipal Clerk 

23 

24 

25 
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Greenspace By Phase 
Parent Lot 1 Phase 1 SF 

Greenspace By Phase 35,060 
Parking / Building 80,780 
Total 115,840 

Phase 2 
Greenspace By Phase 54,560 
Parking / Building 236,700 
Total 291,260 

Parent Lot 2 Phase 3 
Greenspace By Phase 60,200 
Parking / Building 54,790 
Total 115,840 

Parent Lot 3 Phase 4 
Greenspace By Phase 20,020 
Parking / Building 64,370 
Total 84,390 

Phase 5 
Greenspace By Phase 173,090 
Parking / Building 52,160 
Total 225,250 
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MINUTES 
 

Regular Planning Commission Meeting 
CITY AND BOROUGH OF JUNEAU 

Mike Satre, Chairman 
 

April 14, 2015 
 

 
I. ROLL CALL 
 
Mike Satre, 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 pm. 
 
Commissioners present:  Mike Satre, Chairman; Dennis Watson, Vice Chairman; Bill Peters,  
    Michael LeVine, Ben Haight, Nicole Grewe, Gordon Jackson, 
    Paul Voelckers, Dan Miller  
     
Commissioners absent:  
 
Staff present:   Hal Hart, Planning Director; Beth McKibben, Planning Manager;  
    Teri Camery, Senior Planner;  Laura Boyce, Senior Planner; 
    Eric Feldt, Planner II; Jonathan Lange, Planner II;  
    Chrissy McNally, Planner I;  Tim Felstead, Planner I; 
    Allison Eddins, Planner I; Rob Steedle, Deputy City Manager; 
    Greg Chaney, Lands and Resource Manager;  
    Amy Mead, City Attorney; Robert Palmer, Assistant City Attorney;  
    Rorie Watt, Engineering and Public Works Department Director 
          
II. APPROVAL OF MINUTES 
 
 March 10, 2015 – Special Joint Assembly and Planning Commission Meeting 
 March 10, 2015 – Regular Planning Commission Meeting 
 

MOTION:  by Mr. Miller, to approve the March 10, 2015, Special Joint Assembly and Planning 
Commission meeting minutes and the March 10, 2015, Regular Planning Commission meeting 
minutes with any minor modifications by any Commission members or by staff. 
 
The motion was approved with no objection. 
 
III. PUBLIC PARTICIPATION ON NON-AGENDA ITEMS - None 
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IV. PLANNING COMMISSION LIAISON REPORT

Assembly Liaison Loren Jones reported that the Assembly heard the Haven House appeal, with 
a decision from the Assembly due within the next 45 days.  At the last meeting the Assembly 
approved the reorganization and subsequent creation of an Engineering and Public Works 
department, said Mr. Jones.  The Assembly also granted authority to the City Manager to 
extend the Memorandum of Agreement with Goldbelt on the West Douglas road for another 
five years, said Mr. Jones.  The zoning change on North Douglas was approved; this was 
rezoning the properties from D3 to D5, said Mr. Jones.  The Hidden Valley zoning map change 
was also approved, said Mr. Jones.  A tweak in the Subdivision Ordinance may be required for 
that, which was on the Commission’s agenda for this evening, he said.  

V. RECONSIDERATION OF THE FOLLOWING ITEMS – None

VI. CONSENT AGENDA

CSP2015 0004: Land trade of 0.9 acres of land between Christ Evangelical 
Lutheran Church and the City and Borough of Juneau to provide 
right-of-way access for Pederson Hill Subdivision.  

Applicant: CBJ Lands and Resources 
Location: 10300 Glacier Highway 

Staff Recommendation 
Staff recommends the Planning Commission forward the subject City Consistency Project 
review to the Assembly with a recommendation of approval. 

CSP2015 0005: A City Consistency permit for a short telecommunication tower on 
Mendenhall Peninsula, north of Engineer’s Cutoff. 

Applicant: CBJ 
Location: North half of Mendenhall Peninsula 

Staff Recommendation 
Staff recommends the Planning Commission forward the subject City Consistency Project 
review to the Assembly with a recommendation of approval. 

PDF2015 0001: Final plan approval for a 12 unit Planned Unit Development in the 
D-3 zoning district.

Applicant: Corvus Design
Location: 5405 North Douglas Highway

Staff Recommendation 
Staff recommends that the Planning Commission adopt the Director's analysis and findings and 
approve the Final Plan for the Sunset Heights Planned Unit Development.  The permit would 
allow the development of a 12 unit Planned Unit Development in accordance with the plans 
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submitted in this application. Approval of the final plan would also allow for the recording of 
the plat for Lot 7A1 & Lot 7B1 of USS 2950. Approval is subject to the following conditions: 

1. Prior to final plat recording note #9 shall be amended to read “there shall be no
disturbance or development within 25 feet of the exterior boundary of the Planned Unit
Development on Lot 7B1 of this survey”.

2. Re-vegetation of disturbed slopes shall be completed within three growing seasons.

SMP2015 0002/ 
SMF2015 0002:  A combined Preliminary and Final plat review for a major 

subdivision involving the consolidation of 6 lots into 2 along 
Jordan Avenue near Nugget Mall. 

Applicant: R & S Construction, LLC. 
Location: 2035 and 2037 Jordan Avenue 

Staff Recommendation 
Staff recommends that the Planning Commission adopt the Director's analysis and findings and 
grant the requested Preliminary and Final Plat review.  The permit would allow the 
consolidation of six lots into two. 

VAR2015 0004: Variance request to side yard setback to allow a garage to be 
rebuilt. 

Applicant: Barbara Craver and Mark Kirchhoff 
Location: 506 West Ninth Street 

Staff Recommendation 
Staff recommends that the Board of Adjustment adopt the Director’s analysis and findings and 
grant the requested Variance, VAR2015 0004. The Variance permit would allow for the 
construction of a new garage in the same footprint as the existing garage, which is one foot 
from the street side property line with the following condition: 

1. Provide an as-built survey to confirm the 1 foot setback prior to the issuance of a
certificate of occupancy.

MOTION:  by Mr. Miller, to approve the Consent Agenda as read with staff’s findings, analysis 
and recommendations. 

The motion was approved with no objection. 

VII. CONSIDERATION OF ORDINANCES AND RESOLUTIONS - None

VIII. UNFINISHED BUSINESS – None
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IX. REGULAR AGENDA

AME2015 0001: A rezone request to change 5.13 acres from Industrial to Mixed 
Use.   

Applicant: Errol Champion 
Location: Mill Street and Eastaugh Way 

Staff Recommendation 
Staff recommends that the Planning Commission adopt the Director's analysis and findings and 
DENY the proposed rezone request to change 5.13 acres from Industrial to Mixed-Use. 

Ms. McKibben stated that this a rezone request for 5.13 acres in the area of the large rock 
dump.  The application was received in January, one of the two months when rezone requests 
can be received, the other month being July.  Each piece of the land is over two acres, said Ms. 
McKibben.  The lots in question are surrounded by industrial land, she said.   

The land is identified as Heavy Industrial on the Comprehensive Plan future land use 
designation, noted Ms. McKibben.  In this zoning residential, office, retail and personal service 
uses are not allowed, with the exception that a residential caretaker facility is permitted, she 
said.   

In Development Guideline One, said Ms. McKibben, “Land designated for heavy industrial use 
of the Comprehensive Plan land use maps should not be converted to use.  It is not allowed in 
the Heavy Industrial land use definition of Chapter 11, unless it is an essential public purpose as 
is deemed by the Planning Commission and the Assembly warrants such a conversion.”   

The long range Waterfront Plan calls for this area to continue on as an important economic 
engine and logistics point for the community, by preserving and encouraging a continuation of 
waterfront dependent and industrial uses, said Ms. McKibben.  The Plan also calls for the 
removal of tourist related retail as a permissible use, with the exception of the uses that are 
necessary and located on the same lot as the cruise ship docks, she said. 

The Waterfront Plan also calls for continued utilization of a part of this area for the operation of 
the CBJ Wastewater Treatment Plant, reported Ms. McKibben.  Mixed-Use zoning has no 
setbacks, said Ms. McKibben, in contrast to the Waterfront and Industrial zone designations, 
which require 10 foot side yard setbacks on all four sides. The biggest difference is that for 
Industrial zoned land only one caretaker residence is allowed per lot, said Ms. McKibben, in 
contrast to the Mixed-Use zoning district, where no maximum density is set.   

Ms. McKibben reviewed the relevant portion of the Table of Permissible Uses for the 
Commission.  She said that the City Assessor has concerns about the rezone request.  In a 
portion of her assessment the CBJ Assessor stated that, “…a precedent of rezoning Industrial 
land to Mixed-Use is a disservice to the industrial base for which it is believed that Juneau 
needs to provide viable, useful space at attractive land rates….”  The City Assessor expressed 
concern over the possible impact a rezone of this type would have on neighboring land and 
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values, said Ms. McKibben.  The Director of Engineering and Public Works also expressed 
concern, said Ms. McKibben, particularly regarding its proximity to the Wastewater Treatment 
Plant.   

There were quite a few public comments received, noted Ms. McKibben, a number of them 
expressing concern over the incompatibility of residential use with surrounding industrial uses. 
She said this includes comments from the Utilities Advisory Board for  the City and Borough.  
There are also some comments in support of the project, said Ms. McKibben, primarily citing 
the need for additional housing.   

The land is identified as Heavy Industrial on the Comprehensive Plan maps.  

The staff recommends denial of the rezone request, said Ms. McKibben, because it is not in 
substantial conformance with the maps of the Comprehensive Plan.   

Commission Comments And Questions 
Mr. Watson asked if Ms. McKibben knew how many uses were designated for the land in the 
rock dump area. 

Ms. McKibben said she did not know the exact number of uses. 

Mr. Watson asked if the Assessor’s Office comments were in response to the routine request 
for input from all of the various departments. 

Ms. McKibben responded that this is true, and that it was part of the agency review. 

Applicant 
Mr. Errol Champion said that he represents North Pacific Erectors, which is developing Lot 2, 
and has plans to develop the remaining lots. 

Mr. Champion said they began discussing the rezone of the seven lots last spring, and that they 
met with Community Development Department (CDD) staff in July.  They had initially thought 
that a zone change of General Commercial was the right approach.  However, said Mr. 
Champion, the CDD staff counseled them that it would be better if they requested Mixed-Use 
zoning.   

Mr. Champion said housing development was part of the reason for the rezone request, but 
that this would also be for storage units, and that there is a dire need in the downtown Juneau 
area for storage.   

Mr. Champion outlined the need for housing in Juneau by citing housing sales and prices over 
the past few years.  For example in 2012 there were 197 single family housing sales, said Mr. 
Champion.  The average sales price was $353,000, he noted.  In 2013 there were 219 single-
family homes sold with the average price of $373,000, he said.  Prices continue to climb, said 
Mr. Champion, and so does the demand, with the exception of single-family housing sales in 
2014.   
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The real demand in the community is for units that sell for less than the $200,000 price range, 
said Mr. Champion.  The demand for housing is so high that many housing units are not even 
listed with the Multiple Listing Service, said Mr. Champion, and therefore do not show up in 
these numbers.   

Today there are 41 single family housing units on the market, with the average asking price of 
$439,000, said Mr. Champion. There are currently eight attached homes on the market with the 
average list price of $281,000, he said.  There are 23 condos on the market at $176,434, he 
added.    

The rock dump area is not fully developed, said Mr. Champion. Most of the uses in the area are 
not Industrial, he said, they are Commercial.  The rezone has a lot of support, said Mr. 
Champion, mostly from business owners in the area who lack storage.  He said all of them 
would like the capability for residential use for the upper story of the buildings, he said.   

Mr. Champion said in all of his experience both on the Planning Commission and as a realtor he 
has never experienced the Assessor commenting on a rezone request before.  Mr. Champion 
read comments in favor of the rezone from the President of the Alaska Appraisal Association, 
which cited the need to provide housing in the area in order to attract a workforce.  Housing 
within Industrial zoning  is consistent with green growth goals, read Mr. Champion.  

Mr. Champion said they understand that Alaska Marine Lines (AML) is opposed to the rezone 
request.  He added that it is not uncommon to see residential areas behind waterfront 
commercial zones.   

Heavy industrial development is not in Juneau’s future, said Mr. Champion.  He said there is not 
industrial development in Juneau’s future as is defined in the code.  He said as an Industrial 
zone, the property has sat idle for 65 years.  The land will not be used and developed as long as 
it is Industrial, said Mr. Champion.  He said that uses need to be created for land within the 
existing infrastructure so that funds are not needed for the provision of additional of services.   

Granting the rezone would enable them to add to the housing inventory of Juneau, said Mr. 
Champion.  It would also increase the assessed role, said Mr. Champion, because the buildings 
would not be assessed only as a storage unit but also as a residential dwelling.   

Commission Comments And Questions 
Mr. Voelckers asked if Mr. Champion has run into any storage limitations for the property with 
the current zoning. 

Mr. Champion replied that the current zoning would allow for the storage units but that would 
be all; no mezzanines would be allowed. 

Public Comments 
Joan Cahill, who owns a rock dump storage condominium, spoke in favor of the rezone, stating 
that they had hoped that they could develop an apartment for the second floor of their 
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property.  She said she is frequently in the area and that her impression of the area has never 
been that of heavy industrial use. 

Jake Mampa, Terminal Manager for AML, said that AML is opposed to the rezone request.  He 
said they have safety concerns if residents lived in the area.  In the summer there are two bus 
businesses, and 90% of the Juneau fuel and commodities come through that area, he said.  The 
area is already full of people off of the cruise ships walking the area in the summer, said Mr. 
Mampa. 

He said they are constantly getting complaints from Douglas over the existing noise level 
created by AML, and that if there were residential dwellings in the area those complaints would 
increase, he said.    

Commission Comments and Questions 
Mr. Haight asked if AML has had the opportunity to measure its existing noise levels. 

Those levels have been measured, but he did not have that information with him, responded 
Mr. Mampa. 

Mr. Watson commented that since Northland used AML barges in the winter that there really 
was not a change in the traffic flow for the area.  He said that AML is protected by interstate 
commerce regarding noise levels.   

Ms. Grewe asked Mr. Champion how he would respond to AML’s concern that there would be 
complaints about the nose noise level if there were residences in the area.   

Mr. Champion responded that Juneau has a noise ordinance in effect.  The barge traffic is not 
constant and is periodic activity, said Mr. Champion.  These would not be starter homes with 
families with children, said Mr. Champion.  People would like to be able to be absent from 
Juneau in the winter, while using the storage units to store their possessions, said Mr. 
Champion.   

Mr. Levine asked Mr. Champion to relate the reasons given to him by the CDD staff to seek 
Mixed-Use rather than Commercial zoning for their property. 

The staff felt it was a more fitting zone for the downtown general area, said Mr. Champion.  He 
said he yielded to the expertise of the staff. 

Mr. Jackson said that he disagreed with the assessment that there are no children living in the 
more recent condominiums.  He said he notices plenty of children outside in the Jordan Creek 
Condominium area, and that there is no place for them to play.   

Mr. Watson asked how many feet the property in question is from AML. 

Mr. Champion responded that it varies, but that their property is located probably 500 feet 
from the AML area with the most activity. 
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MOTION:  by Mr. Voelckers, that the Commission adopt the Director’s analysis and findings, and 
deny the proposed rezone request to rezone 5.13 acres from Industrial to Mixed-Use.   

In support of his motion, Mr. Voelckers stated that although he is highly sympathetic to the 
arguments raised about the need for housing and the values of Mixed-Use zoning, that he felt 
very firmly this was the wrong place to enact this zoning.  He said he felt the staff did a good job 
outlining the issues, and that there is a very good reason that Heavy Industrial zoned land is 
valuable in its own right, and that there is a reason why there is that type of zoning separation.  
He said the property under consideration is surrounded by a tank farm on one side, an active 
barge company on the other, with the sewage treatment plant on the third side.   

Mr. Miller spoke against the motion, citing the dire housing situation in Juneau, and stating that 
the need for housing is so great that these condominium projects with housing attached to 
them are very popular.  He said that the Costco area where land in the Industrial area was 
mostly commercial, was similar in this area.  People need to be able to develop commercial 
uses, said Mr. Miller.  Mr. Miller said that he did not perceive noise being an issue for future 
residents in the area.  Most industrial areas get extremely quiet at the end of the workday, 
noted Mr. Miller.  Mr. Miller said he feels that the rezone request does comply with the policies 
and guidelines of the Comprehensive Plan.  The Comprehensive Plan is in support of the 
location and growth of locally-based basic sector industry that provides year-round full-time 
employment and provides tax revenues that support public services, said Mr. Miller. 

The Development Guideline for 5.11 does provide for this type of rezone if an essential public 
purpose as deemed by the Planning Commission and the Assembly warrants such a conversion, 
said Mr. Miller.  Mr. Miller said he did not think there is any use more essential than housing for 
the people that live and work in the community.   

Ms. Grewe asked where else in the Borough approximately five acres of industrial land is 
available.   

Ms. McKibben responded that she believes there is a similar parcel on Sherwood Lane. 

Ms. Grewe commented that these potential units would be placed between a tank farm, 
shipping business and a wastewater treatment plant.  She said when she is in other cities and 
sees the condo residential mix that they are typically located within warehouse districts that 
are being redeveloped.   

She asked the staff if they had given any thought to the trend for these types of developments. 

Ms. McKibben said that she has not given a lot of thought to the issue currently but that it is 
potentially an issue that can be addressed once the industrial land inventory is completed. 

Mr. Hart noted that this is a trend that is taking place up and down the West Coast.  They have 
also noted the trend of more office use in industrial areas because the nature of manufacturing 
has changed, he said. 
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Thousands of cruise ship passengers each season walk up the street in this area, said Mr. 
Watson.  He added that eventually the sea walk will run up against this area.  There is also a 
gentleman planning a marina for the area, said Mr. Watson.  He added that this is one of the 
slowest growth areas in Juneau.  Mr. Watson said that he feels Mr. Champion made an 
excellent presentation, and that he would vote against the motion. 

Speaking in the in favor of the motion, Mr. LeVine said that while he agreed with Mr. Miller that 
the need for housing is an essential purpose which could lead the Planning Commission to 
rezone this property, just because the Commission has the ability to approve the rezone 
request, it did not mean that this land was the right choice for a rezone.  Mr. LeVine said he felt 
this was the wrong location for a residential development, and that if the area were rezoned it 
could lead to the development of other projects such as a hotel.   

Mr. Haight said he saw the merit of both arguments, for both the need for housing in the 
community and also the merits of the integration of housing into a Mixed-Use zoning district.  
Mr. Haight said the Commission has received complaints in the past about the Mendenhall 
Sewage Treatment Plant and its odor impact on neighboring residents. They have also received 
complaints about the noise in the industrial Costco  Lemon Creek environment, said Mr. Haight. 
Mr. Haight said because of the number of conflicts in the area, that he would vote in favor of 
the motion. 

Speaking in support of the motion, Ms. Grewe said the request is not in compliance with the 
Comprehensive Plan land use map and associated policies.  She said that Industrial land 
composed of five acres is very difficult to acquire in this community, and she did not think 
enough thought had been given to the future of this area.  The surrounding land use activities 
are not compatible with residential development, said Ms. Grewe. 

Mr. Jackson said he was in favor of the motion, and that this Industrial area would be needed 
for future industrial use.   

Mr. Peters said he saw merit to both sides of the argument for the rezone request, but that 
having observed similar developments in Anchorage, that he spoke against the motion and was 
in favor of  rezoning the area to enable residential use. 

Chairman Satre said that while he is very open to  housing in Industrial land, that he did not feel 
that rezones were up the way to accomplish this.  He said that he would be voting in support of 
this motion, and that perhaps it was time to open up the code to enable the construction of 
housing units in Industrial areas. 

Roll Call Vote: 

Yeas:  Voelckers, Jackson, Grewe, Haight, LeVine, Satre 

Nays:  Miller, Peters, Watson 

Motion Passes. 
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AME2015 0002: A rezone request to change 4.5 acres from Waterfront Industrial 
to Industrial. 

Applicant: CBJ  
Location: Juneau Douglas Wastewater Treatment Plant on Thane Road 

Staff Recommendation 
Based upon the proposed project (Attachments 1-3) and the findings and conclusions stated 
above, staff recommends the Planning Commission adopt the Director’s analysis and findings 
and RECOMMEND APPROVAL to the Assembly for the rezone of the subject 4.5 acres of the 
parcel from Waterfront Industrial to Industrial. 

This land is owned by the City and Borough of Juneau and the rezone request comes through 
the Department of Engineering and Public Works, said Ms. McKibben.  The land is adjacent to 
Industrial land, she noted.  The rezone request is for more than two acres and it is adjacent to 
an existing zoning district, said Ms. McKibben.  In the Comprehensive Plan maps the land is 
designated for Institutional and Public Uses (IPU).  Rezones must substantially conform to the 
maps of the Comprehensive Plan, she noted.  Land of this type would include the University of 
Alaska, community gardens, along with schools, libraries and fire stations, said Ms. McKibben. 

The public use of these lands would vary widely, and IPU designated lands can be under any 
zoning district with uses that are appropriate to the zone as dictated by the Table of Permissible 
Uses, said Ms. McKibben.  A Public Use must be in the same district as the surrounding or 
abutting lands, she added.   

Policy 5.10 is, “To designate sufficient and suitable land for anticipated commercial and 
industrial development as part of its overall economic development program”, cited Ms. 
McKibben.  She cited policy 5.11, which states,  “To encourage the location and growth of 
locally-based basic sector industries that provide year-round, full-time employment and provide 
tax revenues that support public services.”   

Lands designated for heavy industrial use would not be converted unless the Planning 
Commission or the Assembly found a central public purpose, noted Ms. McKibben.  Deepwater 
ports and navigable waters are valued assets and are critical to the sustainability of the 
economy and livability of Juneau, said Ms. McKibben, reading Development Guideline One.   

The difference between Waterfront Industrial and Industrial zoning is the fact that Waterfront 
Industrial zoning must have water-focused uses, explained Ms. McKibben.  The rezoning 
request has come forward in order to allow a wider variety of uses in the area, said Ms. 
McKibben.   

Mr. Watson asked why amending the Table of Permissible Uses was not the approach taken for 
this piece of property.  He added that he is apprehensive about taking away rare, waterfront 
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property with the rezone.  Mr. Watson said he did not recall the removal of waterfront land 
through a rezone being done in the community before. 

Ms. McKibben responded that she found an ordinance from the nineties that did amend the 
Comprehensive Plan maps from Waterfront Industrial to Industrial.  She admitted it is unusual. 
She said it was her understanding that there is no Waterfront Industrial or Commercial land 
that is not zoned Waterfront Industrial or Commercial. 

Mr. Voelckers asked for verification that some of the wastewater treatment functions that 
occur are now allowed within Waterfront Industrial zoning. 

Mr. Watt said he is fine pursuing any option that would provide the City flexibility in its use of 
the land.  He added that as the community grows, the City needs the use of all of the available 
Industrial land that it can access.  If the Waterfront Industrial zone is left on the periphery of 
the property, Mr. Watt said he feared a ribbon of Waterfront Industrial zoned land which would 
never get used for any purpose.  It could be a possible potential site of the future biosolids 
plant, noted Mr. Watt.   

Commission Comments and Questions 
Mr. Voelckers asked if the City would own the Waterfront Industrial strip of property in 
perpetuity. 

Mr. Watt responded in the affirmative. 

Public Comment 
Howard Lockwood said his primary business has always been Juneau contracting and land 
development, and that he was appearing before the Commission as the owner of Alaska Metal 
Extraction Mining company. He said that this business holds the current operating agreement 
on state mining claims in this area.  He said they have an agreement with the City to build a 
harbor in the area and that they have title to the mineral estate. 

Speaking in opposition to the rezone request, Mr. Lockwood said zoning this particular piece of 
property from Waterfront Industrial to Industrial would nearly destroy all of the years of work 
that have gone into planning construction of a harbor in the area. The harbor is designed to 
accommodate the larger private vessels that come to the area that are too large to use the 
other harbors, said Mr. Lockwood.  The rezone request did not follow due process, and they 
were not given a chance to comment on it, said Mr. Lockwood. 

Commission Comments and Questions 
Mr. Voelckers asked Mr. Watt for his understanding of how the mining claims overlap with the 
City’s legal interest in the property. 
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This is a legal question, said Mr. Watt, adding that the City attorneys disagreed with Mr. 
Lockwood’s assessment of property rights.   

Mr. LeVine asked Mr. Watt if the change that they are requesting would affect a legal lease held 
by Mr. Lockwood for the property. 

Mr. Watt said his answer was no, and that Mr. Lockwood’s lease was complicated.  There were 
a number of steps Mr. Lockwood was required to take under the initial lease which has been 
extended several times, noted Mr. Watt.  One of those steps involves surveying the property to 
determine the actual location of the lease boundary, said Mr. Watt.  The survey has not taken 
place, he added.  There is a lease, and Mr. Lockwood has some rights to pursue his project, said 
Mr. Watt. He said their request did not affect the lease. 

MOTION:  by Mr. Watson, that the rezone request be denied. 

In support of his motion, Mr. Watson said that this is waterfront property and there is precious 
little of that type of property available in the community.  He added that he felt a rezone would 
further compound the problems of two entities which seem to disagree. 

Mr. Haight said that he was in support of the motion.  He said that it appears the rezone may 
enter the City into a conflict.  He said he felt the existing treatment facility could continue to 
operate in the area without the rezone, and that the Table of Permissible Uses could be 
amended if needed, such as for a biosolids facility. 

Mr. Miller also spoke in favor of the motion, stating that a rezone is not the right approach.  

Mr. Levine said he also supported the motion.  He said they did not appear to be an imminent 
need for the rezone at this time, which gives the City time to come up with a better solution.  

Ms. McKibben reminded the Commission that to pass the motion denying the rezone request 
that the findings would need to be amended. 

The motion passed with no objection. 

Chairman Satre said to amend the findings he felt they should recognize the existing findings, 
while adding; “Waterfront Industrial zoned land is in very short supply, and the Commission 
does not see the need to change the zoning at this time.” 

AME2015 0003: Text amendment to CBJ 49.45.410, increasing the sign 
enforcement fee. 

Applicant: CBJ 
Location: Borough-wide 
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Staff Recommendation 
Staff recommends that the Planning Commission forward the draft text amendment to the 
Assembly with a recommendation for approval.   

This is a text change to Title 49 and to Title 3, said Ms. Boyce.  This request comes from the 
Historic Resources Advisory Committee (HRAC) of the City, she explained.  One of their tasks is 
giving advice on historical resources, including development in the Historic District of Juneau, 
said Ms. Boyce.  Signs are a type of development, she added.   

The Advisory Committee has been concerned about the image of the Downtown Historic 
District over the years,  and they have noticed that signage is becoming more of an issue, 
especially in the Downtown   Historic District, said Ms. Boyce.  They formed a signage 
subcommittee to address this issue, said Ms. Boyce.  The proposed change would be Borough-
wide, said Ms. Boyce, not just for the Downtown Historic District. 

The existing code calls for a $25 fine for the first offense, a $50 fine for the second offense, and 
a $100 fine with a mandatory court appearance for the third offense, said Ms. Boyce.  The 
change would change the criminal infraction piece of this enforcement to a civil fine, said Ms. 
Boyce.   

The proposed change calls for 15 days for the owner to come into compliance after being cited.  
On a first offense the fine would be eliminated if the business owners came into compliance 
within 15 days, noted Ms. Boyce.  The proposed change for a sign violation would be $500 a day 
per sign until compliance with the code, said Ms. Boyce.   

Because of the current fine structure, it is currently cheaper to put up a sign without a permit 
than it is to pay for the permit, said Ms. Boyce.   

The Title 49 Subcommittee is in support of the proposal, said Ms. Boyce.  This request is in 
support of the goals and policies of the Comprehensive Plan, she said.   

Commission Comments and Questions 
Mr. Watson asked if the fines collected would go into the general fund or into the CDD’s fund. 

The collected fines would not go into the CDD fund, answered Ms. Boyce. 

Mr. Watson asked how this would be enforced. 

The staff would enforce this, said Ms. Boyce. 

Mr. Watson asked if sign infractions could not be enforced before, then how would they be 
enforced now. 
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Currently they send a certified letter notifying the business that a sign has been erected 
without a permit, and to contact the CDD office, said Ms. Boyce.  They include an application 
with the letter, she said.  If they received no response the offender would receive another letter 
notifying them that they had 15 days to come into compliance before they were fined.   

With the proposed change a letter can still be sent initially, but they could also be issued a 
citation giving them 15 days to rectify the situation, said Ms. Boyce.  There were at least 22 
businesses in the Downtown Historic District last summer that did not apply for a signage 
permit, noted Ms. Boyce.   

Mr. Miller asked what the signage requirements entailed. 

To be compliant the business would need to contact the CDD office and submit their 
application, said Ms. Boyce.   

Mr. Miller asked if a realtor for-sale sign required a permit. 

While they are considered signs, they are exempt from the signage requirements, said Ms. 
Boyce. 

Mr. Levine asked how the 15 day compliance time frame was selected, and if a business began 
the application process if that brought the business into compliance, even if it left up a 
noncompliant sign over that time frame. 

Code dictates that a sign be approved within three days of the application, said Ms. Boyce.  
Approving the application for a sign in the Historic District takes a little more time, she added. 
Ms. Boyce said the 15 day time period offers enough time for the application process. 

Mr. Watson said he would feel more comfortable with this change if it were directed just at the 
Downtown Historic District.   

Mr. Voelckers asked how long the signage compliance requirements have been in effect. 

The Downtown Historic District standards were approved at the end of 2009, and they have 
been in effect since 2010, said Ms. Boyce.   

Mr. Miller asked if a sign could remain standing while it was determined if the sign was in 
compliance or not.  He also asked if the 15 day deadline was enforced while the business was 
getting its sign fabricated to be in compliance. 

Ms. Boyce replied that it is a 15 day window with noncompliant signs being taken down at the 
end of that period, or the sign was approved during that period. 
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Public Comment 
Zane Jones, Chair of the HRAC Committee, spoke in support of the enforcement change.  He 
said with the current fee structure it was cheaper not to apply for a permit.  They plan on the 
process being self-regulating to a major extent, said Mr. Jones.  He said notice of receiving a 
$500 fine would encourage the business to want to comply with the code.   

Downtown business owner Michael Tripp spoke in favor of the enforcement change.  He said 
preparing a sign application for the District is not overly demanding or laborious.  Once his 
application for signage within the Historic District was complete, said Mr. Tripp, it only took a 
few days for it to be approved.  He said the current $25 enforcement fee is absolutely 
powerless. The staff needs a tool that it can use to bring businesses into compliance quickly, 
said Mr. Tripp. 

Commission Comments and Questions 
Mr. Watson asked Mr. Tripp if he knew what the fines were for hocking.  

Mr. Tripp said he did not know what the fines were for hocking. 

Ms. Mead said the hocking findings were $150 for the first offense and $300 for the second 
offense.  The third offense within two years requires a mandatory court appearance, said Ms. 
Mead.   

Public Comment 
Daryl Miller, owner of Commercial Signs and Printing, spoke against the fine change.  He said 
that he believes requesting permits from the CDD in Juneau on behalf of his clients has made 
him very familiar with the process.  He said he has reservations about the level of the fee 
structure.  The $500 a day proposed fee for noncompliance would require all sign products for 
the downtown area to use methods and materials that are not contemporary.  The proposed 
materials are not as durable and would not last as long in the Juneau environment, said Mr. 
Miller.  He said he was a proponent of current vinyl materials for sign construction.  As the 
owner of his business he said it felt it put him at huge risk if the business that he fabricated a 
sign for was issued a $20,000 fine because the sign was not in compliance.  He suggested 
changing the code to a civil infraction as was discussed, and then to have a fee for 
noncompliance, but not to go “crazy” with the fee.   

Commission Comments and Questions 
Mr. LeVine asked if the signage rules were changed to Mr. (Daryl) Miller’s satisfaction, if he 
would still object to the fine structure as it is currently proposed. 

Mr. (Daryl) Miller said under those circumstances he would not object because the City and 
Borough of Juneau would have made every effort to allow improvements in the Historic 
District.   
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Mr. LeVine clarified with Mr. (Daryl) Miller that one of his concerns was ultimately being held 
liable for noncompliant signs. 

Having his clients receive a $500 a day fine for having a matte surface or vinyl letters on their 
signs is what concerned him, said Mr. (Daryl) Miller. 

Mr. (Commissioner) Miller asked if there was a fine amount for a sign deemed in danger of 
falling and potentially hurting a citizen. 

Ms. Boyce said she did not know the answer to that question. 

MOTION:  by Ms. Grewe, that the Commission adopt AME2015 2003 with staff’s findings, 
analysis and recommendations, and that the amendment as written in the staff report be 
forwarded to the Assembly with a recommendation for approval. 

In support of the motion Ms. Grewe said sign standards, policies and guidelines were fully 
vetted in 2009, and if there are problems that remain in that section of the code that it be dealt 
with as a separate issue.  The issue is enforcement of what is currently within the ordinance, 
said Ms. Grewe.   

Mr. Voelckers said he was in support of the motion, and that he recognized that parts of town 
have become an “anarchistic mess”.  Mr. Voelckers said he felt it was appropriate to begin the 
process by tightening the fine structure within the ordinance.   

Mr. (Commissioner) Miller said he felt that raising the fees was a good first step in sign 
enforcement, but that he did have issues with the $500 a day fine for every day a business was 
without compliance.  He said he felt this was true especially in light of testimony that there is 
still a requirement for painted signs in the Juneau climate, said Mr. Miller.  People hardly put 
paint on houses anymore, let alone on signs, said Mr. Miller.   

Mr. (Commissioner) Miller said he would like to submit a friendly amendment removing the 
$500 fine for each day of noncompliance and instead have a flat $500 fine, with the knowledge 
that the Commission has work to do on the code requirements in this area.  This would give the 
fine more teeth for the coming summer, and give the Commission a year to remedy any 
weaknesses in the code, said Mr. Miller. 

Ms. Grewe said she would not accept the friendly amendment.  She said she felt that the 15 
days given to businesses to come into compliance was fair.   

MOTION:  by Mr. Miller, to amend Ms. Grewe’s motion to a single flat offense fee of $500. 

Roll Call Vote: 

Yeas:  Miller, Watson 

Nays:  Voelckers, Jackson, Grewe, Haight, LeVine, Peters, Satre 
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Motion fails. 

Mr. Peters spoke in favor of the main motion saying he felt this was the correct first step in 
enforcing the code.  It has teeth, and those in noncompliance have 15 days to come into 
compliance, he said. 

Mr. Watson spoke against the main motion saying that after tonight’s testimony that he has 
some concerns.  He said he felt work needed to be done cleaning up the code before 
businesses were issued a daily $500 fine for noncompliance. 

Roll Call Vote:  (on main motion by Ms. Grewe): 

Yeas:  Voelckers, Jackson, Grewe, Haight, LeVine, Peters, Satre 

Nays:  Miller, Watson 

Motion Passes. 

AME2015 0005: A rezone request to change 19.71 acres from D-5 to a mix of D-18 
and LC (Light Commercial). 

Applicant: RH Development 
Location: 7400 Glacier Highway 

Staff Recommendation 
Based upon the proposed project (identified as Attachments A), and the findings and 
conclusions stated above, staff recommends the Planning Commission adopt the director’s 
analysis and findings and RECOMMEND APPROVAL to the Assembly to rezone the subject 
parcel from D-5 to D-18. 

However, if the Planning Commission chooses to recommend to the Assembly that the lot be 
rezoned to a mix of D-18 (12.71 acres) and Light Commercial (7 acres), staff recommends the 
following condition be considered: 

1. Adequate buffering should be considered at the time of development proposal and or
subdivision, in order to buffer the multi-family residential development and commercial
uses from the adjacent D-5 subdivision.

Mr. Lange described this land as a D5 parcel surrounded by D5 zoning.  It is located on Old 
Glacier Highway located between Walmart and Fred Meyers on the uphill side.  To the west of 
the property is land zoned D15 Light Commercial (Fred Meyers, Humane Society and doctor’s 
office), and to the east of the property there is land zoned D 18 Light Commercial, said Mr. 
Lange.   

Attachment C - April 14, 2015 Planning Commission Regular Meeting minutes
207

Section J, Item 3.

irene_gallion
Highlight



It is the front portion of the property which the owner proposes be developed into Light 
Commercial, said Mr. Lange, with the back portion of the parcel proposed to be D 18 zoning. 
Mr. Lange said the applicant is requesting the Light Commercial zoning to act as a buffer 
between the noise from Egan and Old Glacier Highways and the residential property.   

This area is Medium Density Residential in the Comprehensive Land Use plan, said Mr. Lange.  
Medium density residential has the characteristics of multi-family dwellings with densities of 
five to 20 units per acre.  Light Commercial zoning carries with it a density of 30 units per acre, 
said Mr. Lange.  Areas currently zoned Light Commercial are in land use designations that are 
Commercial, Traditional Town Center, and Marine Mixed-Use, said Mr. Lange.  These areas 
allow for high density, multi-family residential developments ranging from 10 to 60 units per 
acre, said Mr. Lange.   

With its current D5 zone, this parcel of land could have up to 99 dwelling units, said Mr. Lange.  
If it was rezoned to D18 it could have up to 355 dwelling units, and a mix of D18 and Light 
Commercial Zoning could result in up to 439 dwelling units, he added.  The D5 zoning district is 
intended to accommodate primarily single family and duplex residences, with the D 18 
definition addressing multi-family developments at 18 units per acre, said Mr. Lange.  The 
definition for Light Commercial zoning states that it is generally located adjacent to residential 
areas, but with less intense development than a General Commercial zoned district, said Mr. 
Lange. 

Hotels, day care centers and restaurants are all allowed in the Light Commercial zoned areas, 
said Mr. Lange.  To the west of the parcel is the Vista Del Sol housing development which is 
zoned D5, said Mr. Lange.   

Commission Comments and Questions 
Mr. Voelckers asked about the extent of wetlands on property. 

The wetlands maps do not indicate that there are wetlands in this area, said Mr. Lange, but the 
applicant has stated there are four listed wetlands which the Army Corps of Engineers would 
regulate. 

Mr. Watson asked what the CDD would consider “adequate buffering”. 

Staff needed to research the answer to that question. 

Chairman Satre noted that the meeting will proceed past the 10:30 p.m. threshold when the 
Commission is allowed to consider additional items on the agenda.  The remaining items on the 
agenda barring any motions from the Commission will need to be pushed to the next agenda, 
noted Chairman Satre.  He proposed that TXT2009-00001, Proposed Title 49 and Title 4 changes 
regarding the subdivision of land be referred to back up to the Subdivision Review Committee 
to address several issues which the staff was going to present to the Commission this evening, 
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and that the remaining items on the agenda be moved to Unfinished Business on the next 
agenda. 

The Commission voiced no objections to Chairman Satre’s proposal. 

Applicant 
Applicant Richard Harris said that Light Commercial zoning can be and has in the past been 
allowed within Mixed Density Residential designations regardless of density.  There will be a fair 
amount of wetlands involved with this property, said Mr. Harris.  The lot location and the 
streets will all be dictated by the location of the wetlands, said Mr. Harris.   

As they were reviewing the property, they noticed that the portion of the property along 
Glacier Highway is very loud, said Mr. Harris.  He said that is why they changed their initial 
application for all D 18 zoning to Light Commercial zoning along the Highway.  He said he feels 
that is a far better use for that portion of the land.   

Mr. Harris said the Comprehensive Plan does state that there should be Light Commercial 
development along busy thoroughfares and high visibility areas.  He referenced the newly 
adopted Juneau Economic Development Plan which states that an adequate supply of properly 
zoned land should be made available for commerce and industry as well as residential 
development.  The Plan encourages support of neighborhood-based small business growth that 
creates jobs and provides services, said Mr. Harris, reading from the Plan.   

The Juneau Economic Development Plan survey showed that lack of land for commercial and 
residential use was the biggest concern of the community.  With the above concerns, said Mr. 
Harris, he said he found it difficult to believe that density would be a reason for denying a 
rezone request. 

Commission Comments and Questions 
Mr. Watson asked if Mr. Harris found that due to wetlands he could not construct as many 
dwellings as he had planned for the land behind the Light Commercial zone, if he would 
consider reducing the amount of space in the Light Commercial zone in favor of residential 
development, or would the Light Commercial land remain that way regardless of how many 
units could be constructed on the residential land abutting it. 

They want to block sound coming up to the residential lots from the roads, said Mr. Harris, and 
he said that he believed Light Commercial zoning was the best zone selection for that property 
along Glacier Highway.   

Public Comment 
Mike Ban, Associate Broker for Exit Realty, spoke in support of the rezone request.  He said the 
residential lots were important but that options could remain open with the Light Commercial 
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zoning that was proposed. 

Commission Comments and Questions 
Mr. Haight asked from a marketing perspective when speaking of Light Commercial zoning, 
what type of development would  Mr. Ban consider for this particular area. 

Mr. Ban said he would think of Commercial zoning that would encourage walkable 
neighborhoods as supported by the Juneau Economic Development Plan.  He said he envisions 
smaller businesses and professional offices for the proposed Light Commercial portion of the 
land.   

Public Comment 
Greg Stopher, President of the Southeast Alaska Building Industry Association, said he fully 
supported the rezone request.  He said if he lived in the area, he would like to be able to walk 
to a yoga studio, which is the type of development he envisioned for the Light Commercial   
portion of the property.  He added that Juneau needed the density in zoning.  Higher density 
results in lower cost to the buyer for their homes, he said.   

Resident Doug Wesley said that higher density housing for the community may be needed, but 
that it was needed in a different location.  He said that the area is composed of primarily single 
family residences, and that he hears the same argument that single-family dwellings are 
needed for the community.  Regarding the claim by the applicant that the commercial zoning 
strip was needed as a buffer, Mr. Wesley stated that to him a buffer is composed of open 
space.  He said there was no guarantee that high density housing would equal affordable 
housing. 

Marciano Duran, developer of the adjacent Vista Del Sol housing development, spoke against 
the proposed rezone.  He said the noise along the road is not that loud and that Commercial 
Light zoning was not the way to lessen its effects.  Mr. Duran said the zoning should remain at 
its current D5 zoning. 

Josette Duran, a co-developer of the adjacent Vista Del Sol housing development, also spoke 
against the proposed rezone. Ms. Duran said in the past the Commission had placed a least a 
200 foot buffer between D15 zoning and multi-family housing on a parcel of land in the area.  
There are ways to mitigate noise which do not include the necessity of erecting a commercial 
building, said Ms. Duran. Ms. Duran questioned how the Assessor could make the assessment 
that the rezone would have no impact on the area when there were not yet plans to show what 
the development would entail. 

Area resident Steve Havig spoke against the proposed rezone request.  He said there do 
currently  exist  small business concerns in the area which do not negatively impact the 
residents by increasing traffic or noise such as a small charter operation and electrical business. 
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MOTION:  by Mr. Watson, to extend the meeting until 11:15 p.m. 

The motion passed with no objection. 

Resident in the area Roger Sams said he has lived in the area for 40 years and that his property 
is adjacent to the parcel up for rezone.  He said he is opposed to the project, and that he does 
not feel the density levels of the requested zoning are appropriate for the area.  They would 
like to maintain a stable environment for their neighborhood, said Mr. Sams.   

Dave Hannah also spoke against the proposed development, stating that he is usually in favor 
of development in Juneau, but that zoning changes were a different situation than when 
discussing particular uses in already approved the zoning districts.  People buy property and 
homes expecting that their land will remain the zone it was when they purchased it, said Mr. 
Hanna.  D5 zoned property is actually getting difficult to obtain, said Mr. Hannah, adding that 
he felt Mr. Duran has showed that successful developments can occur within D5 zoning.  If 
higher density is desired, Mr. Hannah suggested that the Commission consider D10 single-
family residential zoning.   

Real estate agent Marciano Duran Jr. spoke against the rezoning request.  He expressed 
concern about the potential “500 units” [sic] which would be allowed on the rezone property 
contributing to an already heavy traffic problem.  He said that development should occur on 
land already zoned for those purposes, and that rezoning this land was not necessary.   

Applicant 
Mr. Harris said there is currently no proposed project, because at this juncture they are 
following standard procedure for assessing the viability of a parcel of land.  The first step in land 
development is to obtain the proper zoning, said Mr. Harris.  Mr. Harris said their proposal 
follows the guidance of both the Comprehensive Plan and the Juneau Economic Development 
Plan which state that Juneau should encourage, promote and provide for Commercial and 
Mixed-Use zoning.  Mr. Harris stated that he feels the proposed rezone would fit nicely within 
the area.   

MOTION:  by Mr. Watson, to extend the meeting until 11:30 p.m. 

The motion passed with no objection. 

Commission Comments and Questions 
Ms. Grewe asked Mr. Harris if he had thought of D10 or D15 zoning instead of the D18 zone 
request.   

The D18 zone is where they want to be for creating the maximum amount of housing in relation 
to the cost of the land, said Mr. Harris. 
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Mr. Watson asked Mr. Harris if they understood there may be additional buffer requirements 
for the property. 

Mr. Harris said he understood that buffers may be required. 

Mr. Jackson said his biggest concern was an adequate buffer between the Light Commercial and 
D18 zones.  Mr. Jackson said he was not in favor of the rezone request at this time. 

Chairman Satre asked Mr. Harris if he would be comfortable if the Commission followed the 
staff’s recommendation for zoning the entire parcel D18. 

Mr. Harris said they would have to evaluate if they could proceed if the entire parcel was zoned 
D18 with no Light Commercial property.  Zoning will dictate what they build, said Mr. Harris, 
and the Light Commercial and D18 zones are what he thinks are the best options for the 
property. 

Commission Comments and Questions 
Mr. Watson said Vista Del Sol had been required to put in an access road, and he asked how 
that abutted the applicant’s property line.   

Mr. Lange said it appears that the Vista Del Sol road would connect to the parcel of land in the 
reserve portion, not at the housing portion of the development.   

Mr. Watson repeated his question earlier for the staff regarding what the  Department 
considers an adequate buffer between either Light Commercial or D18-zoned land. 

One of the requirements for adjacent zoning districts is that the abutting district have a setback 
where it abuts the other zone equal to the less densely zoned land that it abuts, said Mr. Lange.  

Mr. LeVine asked if D18 zoning was approved for the entire parcel, if additional adequate 
buffers potentially in addition to the setback requirements could be recommended. 

Buffers can be added as a condition on a rezone when it is approved, said Mr. Lange. 

MOTION:  by Mr. Voelckers, on AME2015 0005, to rezone the 19.71 acres from D5 to D10.  

In support of his motion Mr. Voelckers stated that he agrees with a lot of the testimony against 
Light Commercial zoning for this particular area. He added that he feels even D18 zoning is too 
abrupt a change from the existing residential D5 zones.  While saying that he is fully in support 
of walkable communities, Mr. Voelckers said those types of communities are contingent upon a 
more urban structure. 

MOTION:  by Mr. Watson, to extend the meeting until 11:45 p.m.. 
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The motion passed with no objection. 

Mr. Watson spoke against the motion, stating he felt the applicant has made a good argument 
for D18 zoning, and that it is consistent with the Comprehensive Plan.  Mr. Watson said he was 
not in favor of the Light Commercial rezone request. 

Mr. Peters  also spoke against the motion, stating that he felt D18 zoning was appropriate for 
the area. 

Ms. Grewe stated that she supported the motion in favor of rezoning the entire parcel to D10, 
and that D18 zoning would be too abrupt of a change for the adjacent property owners. An 
informed buyer when buying their home checks the zoning of the area, and they assume a 
certain consistency of that zone, said Ms. Grewe.  

Mr. LeVine said he agreed with Ms. Grewe; that a D10 zone would be a fair compromise. 

Neighborhood harmony is an important component of any rezone, said Mr. Haight.  He said he 
feels this area is comprised of single family housing and that there are other areas defined for 
multi-family dwellings.  Mr. Haight said he felt with D10 zoning, the harmony and balance of the 
neighborhood could still be maintained. 

Chairman Satre said on the topic of buffers, that they do not work.  He said in his 10 years on 
the Planning Commission that the proper way to buffer is by zoning appropriately.  One should 
not put buffers in place to correct zoning mistakes, said Chairman Satre.  Even though D18 
zoning may be consistent with the land use maps of the Comprehensive Plan, when you look at 
the actual area it is not appropriate, said Chairman Satre.  Chairman Satre said that he felt D5 
zoning at this time was the correct zoning for the area.  He would vote in favor of the motion if 
he was the deciding vote simply to let it progress for the Assembly’s review, said Chairman 
Satre. 

Roll Call Vote: 

Yeas:  Voelckers, Grewe, Haight 

Nays:  Miller, Jackson, LeVine, Peters, Watson, Satre 

The motion fails. 
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MOTION:  by Mr. Levine, that the Commission deny the zoning request and that the Commission 
recommend to the Assembly that the land remain zoned D5. 

Speaking in opposition to the motion, Mr. Watson said that he maintains his position of D18 
zoning for the entire parcel. 

Roll Call Vote: 

Yeas:  Miller, Voelckers, Jackson, Grewe, Haight, LeVine, Satre 

Nays:  Peters, Watson 

The motion passes. 

TXT2009-00001: Proposed Title 49 and Title 4 changes regarding the subdivision of 
land. 

Applicant: CBJ 
Location: Borough-wide 

Staff Recommendation 
Staff recommends that the Planning Commission forward proposed TXT2009-00001 to the 
Assembly with a recommendation for adoption. 

To be referred to the Subdivision Review Committee. 

X. BOARD OF ADJUSTMENT (The following two items will be taken up at the next Regular
Planning Commission meeting under “Unfinished Business” on April 28, 2015.)

VAR2015 0006: Variance request to reduce the street side yard setback from 13 
feet to 4 feet. 

Applicant: Northwind Architects 
Location: 635 Alder Street 

Staff Recommendation 
Staff recommends that the Board of Adjustment adopt the Director’s analysis and findings and 
deny the requested Variance, VAR2015 0006. If the Board of Adjustment chooses to grant the 
requested Variance staff recommends the following conditions: 

1. The deck requires an approved building permit and required inspections. No Certificate
of Occupancy shall be issued until any requirements of the building inspection are
complete.

2. A lot consolidation shall be required to eliminate setback encroachments by the deck
and new structure.
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3. Without a lot consolidation, no Certificate of Occupancy will be issued until the deck
receives a Variance to the required setbacks.

4. During construction the driveway shall be realigned with the new garage four feet to the
south.

VAR2015 0007: Variance request to reduce the rear side yard setback from 20 
feet to 6 feet. 

Applicant: Northwind Architects 
Location: 635 Alder Street 

Staff Recommendation 
Staff recommends that the Board of Adjustment adopt the Director’s analysis and findings and 
deny the requested Variance, VAR2015 0007. If the Board of Adjustment chooses to grant the 
requested Variance staff recommends the following conditions: 

1. The deck requires an approved building permit and required inspections. No Certificate
of Occupancy shall be issued until all requirements of the building inspection are
complete.

2. Without a lot consolidation, no Certificate of Occupancy shall be issued until the deck
receives a Variance to the required setbacks.

3. During construction the driveway shall be realigned with the new garage four feet to the
south.

XI. OTHER BUSINESS - None

XII. DIRECTOR’S REPORT - None

XIII. REPORT OF REGULAR AND SPECIAL COMMITTEES - None

XIV. PLANNING COMMISSION COMMENTS AND QUESTIONS - None

XV. ADJOURNMENT

The meeting was adjourned at 11:36 p.m. 
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SPECIAL ASSEMBLY MEETING 

THE CITY AND BOROUGH OF JUNEAU, ALASKA 

Meeting Minutes - June 11, 2015 

MEETING NO. 2015-18:  The Special Meeting of the City and Borough of Juneau Assembly, held 
in the Assembly Chambers of the Municipal Building, was called to order at 5:00 p.m. by Mayor 
Merrill Sanford.  

I. CALL TO ORDER / ROLL CALL 

Assembly Present:  Mary Becker, Maria Gladziszewski, Loren Jones, Jesse Kiehl, Jerry Nankervis, 
Merrill Sanford, Kate Troll and Debbie White. 

Assembly Absent:  Karen Crane. 

Staff Present:  Kim Kiefer, City Manager; Rob Steedle, Deputy City Manager; Amy Mead, 
Municipal Attorney; Laurie Sica, Municipal Clerk; Robert Palmer, Assistant Attorney; Hal Hart, 
Community Development Director; Beth McKibben, Planning Manager; Teri Camery, Senior 
Planner; Rorie Watt, Engineering/Public Works Director. 

II. PUBLIC PARTICIPATION ON NON-AGENDA ITEMS 

None. 

III. AGENDA TOPICS 

A. Rezone Process 

The Assembly reviewed the Law Department memo on process from Ms. Mead.  

Ms. McKibben provided a presentation on how a request for rezoning occurs.  She said that a 
rezone must substantially conform to the maps of the comprehensive plan.  Mayor Sanford said 
the comprehensive plan was broad. What took precedence, the plan or the maps? Ms. 
McKibben said Title 49 was specific and called out the maps as taking precedence. 

She said when a request for a rezone was submitted, the CDD staff scheduled a neighborhood 
meeting to take public comment and then provided astaff report to the Planning Commission 
for consideration. A rezone had to be reviewed with the idea in mind that any use in the 
spectrum of uses listed in the Table of Permissible Uses in the requested zoning designation 
could be developed on the property subject to rezoning.  The Planning Commission heard all 
information, and either recommended approval or denial to forwarded the matter to the 
Assembly. 

B. Planning Commission Minutes - April 14, 2015 (DRAFT) 

The draft minutes of the April 14, 2015 Planning Commission meeting were provided to the 
Assembly for review, as all three rezoning requests on the agenda were heard by the Planning 
Commission at that meeting. 
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C. Protest of Planning Commission's Recommendation to Deny a Request to Rezone Tract 
B1 of USS 1568, Located at 7400 Glacier Highway. 

Beth McKibben provided a staff report on AME2015 0005, saying that the request was to 
rezone 19.71 undeveloped acres from Residential D-5 to a mix of Residential D-18 (12.71 
acres) towards the back of the lot and LC (Light Commercial) towards the Glacier Highway 
frontage. The CDD staff recommended the property be rezoned to D-18, and the Planning 
Commission denied the request in order to maintain D-5 zoning. 

She showed and aerial photo of the area with an overlay of the current zoning in the area and 
the comprehensive maps showing the Medium Density Residential (MDR) designation of the 
property and area, with Urban Low Density Residential behind it. She read the definition of 
MDR:  "These lands are characterized by urban residential lands for multifamily dwelling units 
at densities ranging from 5 to 20 units per acre. Any commercial development should be of a 
scale consistent with a residential neighborhood, as regulated in the Table of Permissible Uses 
(TPU) (CBJ49.25.300)." The staff recommendation was for D-18.  The TPU allows some 
commercial uses in D-18 and they are low in intensity. Light Commercial allows for up to 30 
units per acre and a wider variety of commercial uses, some not consistent with a residential 
neighborhood. The Planning Commission, based on public testimony, recommended D-5 and 
therefore recommended denial of the rezone request. 

Mr. Jones asked if there were any guidance regarding access.  Ms. McKibben said that through 
the subdivision process, a right of way access is required to provide access to large 
unsubdivided tracts of property. In this case, if this piece is subdivided, that type of access 
would be required to be provided to future development to adjacent parcels. Regarding access 
onto Glacier Highway, the CDD staff sought comments from DOT, but DOT preferred to 
reserve its comments to specific developments rather than rezone proposals, due to the variety 
of uses that could take place within a zoning designation. 

Richard Harris spoke about his request for a rezone and his protest of the Planning 
Commission's recommendation for denial. He said the Comprehensive Plan was a guide. He 
said the actual numeric density of a district was not the deciding factor. It stated LC zoning 
should be adjacent to residential uses.  Many of the uses in the LC were controlled by the 
Conditional Use Permit process, not the zone change process. The Assembly and PC should 
aim towards developing land to its highest and best use.  He said his plan substantially fit 
within the confines of the comprehensive plan and maps.  D-5 would not be a good use of the 
property to get affordable housing as the lots would be too large and the homes would need to 
be more expensive, similar to Mr. Duran's development next door.  He showed the nearby D-18 
lots and commercial businesses within a half mile of each direction of the subject property on a 
map, and he predicted further future subdivisions, as the area was underdeveloped.  It was very 
common in the area to have commercial development in the front of a property.  The 
Comprehensive Plan stated in Map G, the lower east Mendenhall Valley sub area 4 should be 
utilized for light commercial and higher density  mixed use type developments. He referenced 
several sections of the Juneau Economic Development Plan, including that Juneau should 
ensure "...an adequate supply of appropriately zoned land is available for commerce, and 
industry, as well as residential development." There is not enough residential or commercial 
land available in Juneau as stated in the plan, and the number one concern in the household 
community survey was affordable housing. Employers had the same concern and added a 
concern about the lack of availability of land for commercial development. D-18 was a great 
residential zoning, and light commercial on the front where there is more noise from traffic was 
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appropriate and could provide nice projects. The Assembly and committees have done studies 
and have requested help to implement the plan and he was trying to help by providing 
development.   

Mr. Jones asked what kind of development was allowed in D-18 zoning and what different type 
of development was anticipated in the request for LC in the front. Mr. Harris said LC would 
allow for  mixed use development - he liked low level commercial and offices, etc. in the front 
with higher density multi-storied housing in the back. He did not have specific plans but the 
benefits were lot size and it would allow him to create different types of housing.  

Ms. White asked about the number of units and said there were a lot of boggy wet spots and 
she asked how much property would be excluded from developable areas?  Mr. Harris said the 
Corps of Engineers showed a majority of this property as wetlands, which was another reason 
he was asking for higher density. The 98 units could be fit within 3.25 acres of commercial 
ground. In D-18  there could be 98 units in 5.5 acres. There would be a lot of extra land that 
could be utilized as buffers to lessen the impact, but that would not be obtained with D-5 
zoning. 

Ms. Gladziszewski said MDR in the land use maps allowed 5-20 units per acre and LC allowed 
30 units, so the LC zoning by definition did not fit in MDR.  Mr. Harris said that case had been 
previously decided, that MDR was not meant to have a density designation as a deciding factor, 
in the matter of AME2013 0003 on Atlin Drive. 

Ms. Troll asked why D-10 was not acceptable.  Mr. Harris said the cost of the roads were 
significant and if more housing could be compacted into a smaller area he could develop at a 
lower cost which resulted in greater affordability.  Mr. Harris said he had not calculated D-10 
but D-15 - D-18 was generally the ballpark to make things work. 

Mr. Nankervis asked how much of the 19 acres were wetlands and Mr. Harris said 
approximately 12 acres. The property was currently being delineated. 

Mr. Kiehl said he was a no vote on the previous case cited and said he still had some concerns 
about incompatible uses in LC zones with MDR. D-18 allowed a number of commercial uses 
that might be compatible and asked if any of those were allowed in D-15. Mr. Harris said D-18 
was necessary for commercial use.  Mr. Kiehl said the zoning in the area seemed to be a 
patchwork and in that context, the Chair of the PC said "there was no buffer big enought to fix 
a zoning mistake," and he asked about how potentially incompatible uses could be mitigated.  
Mr. Harris said that could be addressed through the conditional use process, when a project was 
brought forward, and that was when the decision about whether or not a specific development 
fit into an area.  A zone change was giving a general a direction of how the area was headed. D 
-5 was an old designation and did not pencil out in Juneau today.  He said he was trying to 
make the property work. 

Ms. Becker asked how many units could be developed with D-18 zoning.  Mr. Harris said 
roughly 400 but the controlling factors were the topography, parking, wetlands and other 
factors, so that number was generally reduced. It was not possible to condense housing due to 
wetland factors in D-5 - only in D-18.  Mayor Sanford asked Ms. McKibben to confirm that 
and she said yes. 

Public Comment: 
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Josette Duran said she and her husband Marciano were developing the Vista del Sol 
subdivision next to this parcel and she supported increased housing and commercial space, but 
were opposed to this rezone request.  Spoke about the fact that much of Juneau's lands did 
contain wetlands and she thought the Assembly would open a can of worms by approving 
rezones just because developers can not achieve maximum density.  In this case this would 
quadruple density.  There were ways to develop this parcel to achieve maximum density 
through off-site mitigation and the Planned Unit Development code section allowed for on-site 
preservation of wetlands and a mixture of residential types with no minimum lot size and lesser 
street standards, which was achievable without the impact to the neighborhood. They 
developed Vista Del Sol at less than D-5 to preserve the existing neighborhood.  D-5 opened 
rentals by allowing people to buy homes. Commercial space was not compatible with D-5 
neighborhoods. She said the applicant sketch did not provide a buffer or shield and a prior 
rezone near Fred Meyer's from D-5 to D15 required a 200 foot buffer during the Assembly 
rezone process. The Comprehensive Plan encourages maintenance of the density of existing 
neighborhoods. 

Marciano Duran thanked the Assembly for the focus on increasing housing in the community.  
This parcel could be developed at a D-5 and they had made it work next door.  There was a 
demand for D-5 housing types and if this property was rezoned it would create a bigger mess 
and they had people waiting for homes that had front and back yards, and D-18 did not work in 
this area. Developers had an obligation to not sit on property and to develop the property when 
there was a need. The highest use of the property was not necessarily the best. 

Ms. Gladziszewski asked what about this parcel made it inappropriate for D-18 in the area 
since it was on the bus line and had sewer and water.  Mr. Duran said there was a potential for 
400 units and that was a tremendous amount of traffic and that would be difficult to combine 
with commercial traffic.  Adding 400-500 cars would not reduce the vehicle noise.  

Ms. Becker asked if the homes he had built were affordable. Mr. Duran said that was 
debatable.  Ms. Becker said she believed $250,000 was the level of affordability and he said 
that their houses were more expensive but they would open up other housing when people 
moved into their homes.  

Mr. Jones asked about the wetlands and Mr. Duran said they ran into that problem but 
developed their lots at 7000 sf. per lot. 

Doug Wesley said he knows there is a need for high density housing but also a need for housing 
with larger lots.  He and his wife had been exasperated in trying to find a place to live after 
being in the community for a year.  They decided to buy a home on the tract next door and he 
said there was a need for D-5 housing as any home for sale on Craig's List was bought before a 
call could be made. He said there needed to be housing type options. 

Roger Sams said he had lived near the property in question for 40 years.  He was opposed to 
the projected project at the density level requested.  D-5 was appropriate and he could not 
imagine the traffic and congestion problems with the type of housing units discussed whether 
300 or 500 units.  The neighbors in the area were long term residents and he was concerned 
with his status quo. 

Dave Hanna said Mr. Hart and the Planning Department had done an excellent job encouraging 
development over the past few years and they had been very thorough. The Planning 
Commission was correct to say that the current zoning should stay in effect. There was a need 
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for more development in the D-5 area and Juneau needed more stand alone single family 
homes. D-10 sf may also be appropriate, but there was not need for commercial property on 
this parcel with Walmart on one end and Fred Meyer on the other.  LC was the least restrictive 
zoning in this area and this neighborhood does not need a liquor store, or 400 apartments. We 
have reached the point in this community for getting development in place and we don't need to 
push if further and we should support the Planning Commission on this issue. 

Mr. Jones said the Auke Bay plan looked at the problem of the hodge podge of zoning, and 
looking at this roadway, would this area be a candidate for this type of review considering all 
of the uses in the area.  Mr. Hanna said it would be appropriate to look at and maybe include it 
in the Lemon Creek planning.  

Ms. Gladziszewski said the staff recommended D-18 and the PC did not.  Mr. Hanna said yes, 
there were caveats and he thought D-18 was inappropriate due to neighborhood incompatibility 
and the need for more D-5 housing. 

Ms. Troll asked about a traffic analysis and Ms. McKibben said that action would take place 
when a development permit application was expected to generate more than 500 trips per day 
and was only triggered with a development permit application and not a rezone request. 

Ms. White said that almost everything in LC required a conditional use permit (CUP) so 
wouldn't that allow review for neighborhood compatibility.  Ms. McKibben said a CUP 
required findings for neighborhood compatibility, however it would be difficult for the PC to 
deny a CUP and to make findings that an activity was not compatible and in her time at CBJ 
she had not seen this finding made and so the Planners considered that any one of the uses in 
the TPU could take place. 

Mr. Jones asked if there were significant wetlands and the property was developed at D-5, how 
could the density be moved around.  Ms. McKibben said if there was one acre zoned D-18 and 
18 units per acre, and half was in wetlands, all 18 units could still be put on the one acre, but 
setbacks, parking and rights of way and height would still be a factor. In D-5, a one acre lot 
would equal one home, and to get the maximum density the lot has to be subdivided into lots of 
7000 s.f., so it was more challenging to concentrate the density into a smaller area.  D-10 s.f. 
have a minimum lots size of 3600 s.f., so that is more flexible.  Ms. McKibben said that in the 
single family zoning districts it was more challenging because the minimum lot sizes needed to 
be maintained. Montana Creek West was an example of a Planned Unit development. It was 
zoned D-3 and they were able to set aside a large area of wetlands for conservation and built 
single family homes and duplexes on smaller lots than what D-3 zoning generally allows. 

Assembly Action: 

MOTION, by Becker, to forward for introduction an ordinance, directing that staff incorporate 
the proposed rezone, incorporating language that D-18 and LC be allowed. 

Mr. Jones objected to LC being included. 

Ms. Becker said Juneau needed more homes and more jobs and putting in commercial 
businesses in the area would bring in more workers and more jobs.. 

Ms. Troll objected and said it was hard to say LC was compatible with MDR and this would set 
a precedent and the need was not worth the precedent of such an incompatible interpretation. 
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Mr. Nankervis spoke against the motion and said he attended the Planning Commission 
meeting and heard the arguments and thought the Planning Commission ended up with the 
right decision.  This would be a 25% increase in average daily trips in the area.  The neighbors 
stated that was a significant increase.  This was the wrong spot to go to LC and D-18 and he 
referred to the zoning map. 

Ms. Gladziszewski spoke against the LC zoning in MDR. 

Mr. Keihl said there were several incompatible uses in LC but disagreed with Mr. Nankervis 
that this would be an inappropriate place for increased density. He could not support the motion 
with LC included. 

Ms. White said the property was surrounded by light commercial uses, we have the comp plan 
saying one thing but the economic plan and housing plan telling us to increase our density 
everywhere on public transit.  If we can't do it here, surrounded by other commercial uses and 
an airport, why spend money on plans if they conflict.  She said LC development would be 
subject to the CUP process and she favored the motion.  

Mayor Sanford supported higher density residential to D-18 but did not support the commercial 
development. 

Mr. Jones said there were commercial developments in the present zoning districts presently so 
he thought this should stay D-5. 

Roll call:
    Aye: Becker, White.
    Nay: Jones, Gladziszewski, Kiehl, Nankervis, Troll, Sanford. 
Motion failed, 2 aye, 6 nays. 

MOTION, by White, to direct staff to draft an ordinance for introduction to rezone the property 
to D-18 only with no LC, based on the CDD staff recommendation and that MDR allowed 5 -
20 residential units per acre. 

Mr. Jones objected and encouraged the Assembly to uphold the Planning Commission's 
decision. 

Ms. Troll said she could support D-10 zoning, but thought D-18 was too intense. We have 
heard D-5 housing was a need, and should provide for a mix of uses and needs.  

There was some discussion about D-10 and D-15 development. 

Mr. Kiehl supported the motion to allow the Assembly to consider increasing the density in the 
area. 

Ms. White said CBJ made an investment of water / sewer / transit and there were already two 
large businesses in a walkable area and the Assembly should increase density in this area to the 
highest extent possible. 

Roll Call:
    Aye: Becker, Gladziszewski, Kiehl, White, Sanford 
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    Nay: Jones, Nankervis, Troll 
Motion passed, 5 ayes, 3 nays. 

D. Protest of Planning Commission's Recommendation to Deny a Request to Rezone Lot 5 
Block B Alaska Juneau IV-11; Lot 10 – 15 Block B Alaska Juneau V; and Lot 2 Block A 
Alaska Juneau IV-11, Located on Mill Street and Eastaugh Way. 

Beth McKibben provided a presentation of the request to rezone in AME 20150001 from 
Industrial to Mixed Use (MU). The CDD staff and the Planning Commission recommended 
denial of the request. 

The comprehensive plan indicates that the property in the area is designated HI Heavy 
Industrial, and residential, office, retail and personal service uses are not to be allowed, except 
that residential caretaker facilities could be permitted.  She read the MU designation from the 
code.  Residential in MU was allowed at 60 units per acre.  MU required no setbacks and no 
height restrictions.  MU allowed a variety of uses and HI specifically excludes many of those 
uses.  MU zoning did not conform with the maps of the comprehensive plan. 

Mayor Sanford asked if residential was done in some industrial areas above the industrial use 
and Ms. McKibben said yes, it happened, but the comprehensive plan and zoning code did not 
provide the tools to accomplish that. 

Mr. Jones said the applicant sought general commercial but was told by staff to pursue mixed 
use and asked for an explanation.  Ms. McKibben described general commercial designations 
and provided the developmental standards, stating that 50 residential units per acre were 
allowed in GC.  

Ms. Becker asked about housing already allowed in the area.  Ms. McKibben said that 
Industrial zoning allowed one caretaker per lot but there may be non-conforming uses in 
existence throughout the borough. 

Ms. Gladziszewski asked if the primary unit was boat storage, if an apartment could be above 
each lot and Ms. McKibben said each unit would need to be on an individual lot. 

Errol Champion said he was asked by the owner/developer of this property how he could do 
something about housing in this area in the downtown core.  They sought a zone change to 
general commercial and provided a power point presentation showing an number of examples 
of  living accommodations above storage units and said this was a trend.  They were 
encouraged by CDD staff that GC might be too far from Industrial and changed the request to 
MU.  They were denied in their application.  Mr. Champion said that Alaska was one of 11 non 
-disclosed states so it was difficult to find information about sales. He recapped a three year 
history of MLS sales.  He spoke about the popularity of condo development.  He showed a 
picture of one of the two buildings already on Lot 2 of the subject site.  He said with a former 
print shop and a rock climbing wall on the "Rock Dump" location, it was becoming a 
commercial development area. He showed several slides of the type of development that the 
owner of the lot was interested in developing.  He said the reality of the Rock Dump to be used 
as a major industrial area was limited and potentially unobtainable.  Affordable housing units 
were needed downtown, and the taxable value would increase to the community. He supported 
a GC or MU designation.  
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Ms. White stated a conflict of interest because her adult son worked on the construction of the 
buildings under discussion. Hearing no objection, Mayor Sanford excused Ms. White from the 
discussion. 

Public Comment: 

Jake Manala, works for Alaska Marine Lines in the area and was very concerned about the 
potential restrictions his business would face if the area was rezoned to MU.  There were 
currently complaints about industry noise from Douglas Island residents from across the 
Channel, and he was concerned that adding residential units would lead to people requesting 
that their business hours be decreased.  Their business required timely delivery of freight.  He 
distributed a letter of complaint received from a Douglas Island resident about their business 
noise, and a picture of the view that residents on the site proposed for rezoning would see, 
which was a wall of containers.  He said eventually someone would ask to have the containers 
moved for their view, and would complain about their freight noise.  Their business handles 
hazardous materials and explosives safely, but there were regulations regarding distances to 
inhabited buildings that needed to be maintained.  These materials were needed by the mines in 
the area, which were a large economic engine for the community. 

Mr. Jones asked if it was permissible for the Assembly to change this zoning designation to 
General Commercial, despite the Planning Commission recommendation.  Ms. Mead said it 
could be done with findings to the effect that it was within substantial conformance with Heavy 
industrial in the comprehensive use map.  She said that general commercial allowed single 
family residential. 

Ms. Gladziszewski said that mixed use was more incompatible than general commercial, and 
Ms. McKibben agreed. 

Ms. Becker asked if the freight line would be allowed in general commercial.  Ms. McKibben 
said that she interpreted that the testimony to mean that the impacts of the freight operation 
would be objectionable to those uses that would be allowed in a MU or GC use, such as a 
residence. 

Ms. Troll asked if the Assembly declined to introduce the ordinance, could the applicant apply 
for another rezone request for GC.  Ms. Mead said yes, in January, the time periods for 
submitting zoning applications. Ms. Mead said that a comment was made that Heavy Industrial 
was an outdated description and should be updated.  If the Assembly amended the 
comprehensive plan code to allow different uses in HI or changed the map, that would be 
enough of a different situation to allow the applicant to submit another request in January, 
otherwise it would not be a substantial enough change. 

Mayor Sanford asked if the Assembly could amend the code to change heavy industrial? Ms. 
Mead said yes, the Assembly could table this matter and initiate a code change and bring back 
an appropriate ordinance to do a rezone. The Assembly could rezone independent of an 
application. 

Mr. Jones spoke about the marijuana issue and those type of uses being limited to industrial 
uses, so if the assembly rezoned the area to something that allowed residential uses, that could 
be problematic. 

Assembly Action: 
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MOTION, by Gladziszewski, to approve introducing an ordinance to affect this zone change, 
and requested a no vote. 

Ms. Gladziszewski said the PC and staff both disagreed with recommending this change, and 
there was very little industrial land available in Juneau. People in mixed use have an 
expectation that their residential rights will be protected and that did not seem like a good 
expectation for the rock dump. 

Mr. Kiehl objected in order to vote no. 

Roll call:
    Aye:
    Nay: Becker, Jones, Gladziszewski, Kiehl, Nankervis, Troll, Sanford
    Abstain:  White 
Motion failed:  0 ayes, 7 nays, 1 abstention. 

Ms. White rejoined the meeting. 

E. Protest of Planning Commission's Recommendation to deny a Request to Rezone ATS 
556 TR A, Located at 1540 Thane Road 

Beth McKibben gave a presentation of the request for rezone in AME2015 0002 submitted by the 
CBJ Public Works and Engineering Director. The CDD staff recommended approval of the zone 
change and the Planning Commission denied the request. 

The request is to change 4.5 acres from Waterfront Industrial (WI) to Industrial (I) in the rock dump 
area.  She showed a zoning map and aerial photo of the area. The majority of the parcel was zoned 
Industrial and the ribbon of property along the shore was zoned WI.  The property was the site of 
the Juneau Wastewater Treatment Plant. The Comp Plan designation was Institutional and Public 
Uses (IPU) and a small part was Waterfront/Commercial/Industrial (WCI). Ms. McKibben 
reviewed the Comp Plan designation descriptions.  She said the dilemma was that IPU was intended 
to support a variety of public uses.  The applicant indicated the purpose of the rezone was to expand 
public uses that may be permitted in the Industrial district but not in the WI district.  She referred to 
the Table of Permissible Uses and the note "n" which indicated a restriction to water dependent, 
water oriented or water related. The uses allowed in WI were not as broad as the uses allowed in 
Industrial.  Another factor was that the lot for rezone was split in two different zoning districts and 
it was challenging to do split lot zoning to designate where the line was drawn between districts.  
The CBJ owned the property, it was in use as an IPU described designation, and no matter the 
zoning it would always be used for an institutional public use.  The PC decision was based on the 
scarcity of waterfront lands and this change would result in the only industrial land on the 
waterfront that was not designated for waterfront use.  

Rorie Watt said that when he became the Engineering and Public Works Director, a lot of 
opportunities and ideas were combined.  Juneau was a small town with limited property availability 
and the Assembly has a goal to find more industrial land. CBJ was trying to provide efficient 
services and make the best use of the land that exists. The placement of the treatment plant in this 
location was a 100 year decision.The biosolid project may be a 20 year decision. The piece of land 
he was most interested in was the area outside of the fence and there is some developable land that 
could be used. He indicated the land on a projected map.  He spoke about the need for areas of 
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expansion of operations of the treatment plant and said even if this request was not successful, he 
would never agree to give up that land to aWaterfront Industrial use as some treatment plant 
manager in the future would need land for another facility into the future.  He did not have any 
waterfront use other than an outfall pipe. In the short run he would like to find a better place to park 
snow plow equipment in place of the abandoned bridge public works facility.  He would like to 
manage the city's available lands for uses related to the biosolids project. The zoning district 
followed mean high tide for 100 feet, which was challenging, as it did not follow the property line. 
He asked the Assembly to take the planner's recommendation in support of this rezone request, that 
finding made sense.  He said he thought the Planning Commission did not believe the matter was 
timely, but he said that it was, and now he could not apply for another year. 

Mr. Nankervis asked why he was asking for Industrial use vs. public use. Mr. Watt said that I was 
the zoning designation and IPU was the comp plan designation.  He did not actually need the whole 
ribbon, but was particularly interested in the upland area of the property. 

Mr. Watt explained ashort history of the rock dump.  The treatment plant was built in the 1970's.  
The rock dump was filled tidelands as a result of historic mining operations.  The city owned the 
tideland surveys.  He indicated on a map the areas that the Assembly gave to the Docks and Harbors 
Board to manage.  Mr. Lockwood had a lease with the Docks and Harbors and part of the lease was 
to provide a survey of the leased area, which he had not done, and it got more complicated due to 
overlapping mineral claims.  Everything was CBJ property barring mineral claims, which overlayed 
much of the rock dump. 

Ms. Becker asked for clarification of what portion he was interested in rezoning. He  outlined on the 
map. 

Ms. Troll said the PC discussed amending the TPU and the lack of imminent need.  Mr. Watt said 
that the method of achieving his ends was not an issue for him, and it had been suggested to him 
that modifying the TPU was a worse idea, but he had no opinion on that. Because he spoke about 
two possible uses for the property the PC may not have felt the need was imminent. 

Mr. Kiehl said he could not see what use would not be currently allowed in the present 
designations, as it appeared that an associated parking lot to a public utility was allowed as a water 
related use.  Mr. Watt said the definitions of water oriented definition did not fit his potential uses.  
Parking snow removal equipment or the biosolids project were not dependent to the water or related 
to being on the waterfront.  The short term use was snow plowing but the long term use was 
expanded sewage treatment.  He would like to secure and use the land so to make more beneficial 
use of other CBJ land, such as the former valley public works shop site. Ms. McKibben said that 
Mr. Kiehl was referring to a code section regarding Coastal Management and the relevant code 
section was the Table of Permissible Uses. Mr. Watt read CBJ 49.80 regarding the definition of 
water related/dependent/oriented. Ms. Mead said that all the definitions were somewhat similar, and 
were included in the discussions on marijuana zoning because she went back to the 1987 code and 
the concepts with respect to land uses evolved and were splintered into different sections of the 
code, including in the Coastal Management Plan. The idea of what is water dependent/related had 
remained the same since the late 80's, and she apologized for the lack of clarity. 

Mr. Jones said the entire section should be done or not, not a patchwork.  Mr. Jones asked if there 
was any activity that Mr. Lockwood would be doing that would be in conflict with the industrial 
zone. Ms. McKibben said moorage was allowed in waterfront and industrial zones, but perhaps 
some of the upland uses would be affected. 
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Public Comment: 

Howard Lockwood said he was the manager of the Juneau Port Development LLC and handed out a 
packet of information to the Assembly.  He said he was opposed ot the zone change to Industrial 
designation as presented.  He has an active lease on ATS 556A, which was signed in 2007 with CBJ 
and the area was designated WCI at that time.  The WCI zoning was needed to construct the harbor 
and upland development for the mega-yacht (up to 250') harbor, that would be constructed with 
private capital at no cost to the taxpayers.  A change to Industrial zoning would eliminate 
approximately 54 of the servicable slips out of the 112 in design.  In addition, there are two major 
land title issues that had not been properly addressed to date.  The CBJ did not own ATS556A in 
fee simple title in the same manner that they did the uplands.  ATS556A is filled and submerged 
tideland which lied seaward of the mean high tide 154. ATS556A was granted to the city after 
statehood under Tideland Patent 224, a municipal preference right and contained a mineral 
reservation which reserved the gold, silver, lead and zinc to the benefit of the State of Alaska, its 
heirs and assigns.  This property is left open for appropriation and Dr. Roger Eichmann staked 5 
mining claims on nearly all of ATS556A sometime in the 1980's.  These 5 mining claims were valid 
and current with annual rents being paid as required to date. Both of these property title equities 
must be eliminated before anyone can legally do anything with that land. His packet contained more 
information. He spoke against the rezone. He said when the lease was signed in 2007, the first 
requirement was to take the survey from 556A and incorporate that into the lease document, 
eliminating only the city's sewer treatment plant at the time.  He showed astate plat showing 556A 
which showed that ATS556A includes the treatment plant. 

Ms. Troll said that the layout of the harbor did not appear to conflict with Mr. Watt's plans. Mr. 
Lockwood said that there needed to be upland support of the harbor and rezoning would remove 52 
- 54 slips that would not be compatible in an industrial zone.  

Mayor Sanford asked about the placement of the sewer treatment plant.  Mr. Watt said the 
Assembly gave the Dock and Harbors authority over the land and he understood some was leased to 
Mr. Lockwood and the sewer treatment plant was not part of that lease.  Mr. Watt said there was a 
long story going back to 2007, the lease was issued to Mr. Lockwood, with several conditions, 
including the requirement for a survey, easements, permits and starting construction, and those, in 
his opinion, had not been met and the lease had been extended a few times. 

Ms. Becker asked if the area Mr. Watt wants to use is part of the lease.  Mayor Sanford said he 
wants the Assembly to have the lease information when these issues arise. 

Ms. McKibben said that private moorage was allowed in waterfront and industrial zones.  Mayor 
Sanford said that the issue was the upland lots and the support services of the harbor uses, which 
was the big rub. 

Mr. Kiehl said the TPU at 9.6 said that marine commercial facilities, including passenger traffic, 
were not allowed in industrial zoning, so that was the concern. Ms. McKibben said that TPU 9.600, 
marine commercial facilities, was a 1 and 10.510 and 10.520, private moorage was allowed in WI. 

Ms. Mead said there was a provision in the lease that spoke to CBJ's use.  After the first 36 months 
of the lease being signed, in 2010, it allowed CBJ to put on any public facility that did not conflict 
with the lease holder's plan, but part of the problem in defining the lease area was the survey, which 
had not been done to define the lease area.  The Planning Commission mentioned the mining claim, 
which I have researched and spoken about with DNR, but they are two different things.    
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Ms. McKibben said 49.25.110 (f) said that district boundary lines are to follow property lines, 
streets, etc., as in existence when the maps are adopted.  

Mayor Sanford asked when the lease with Mr. Lockwood was up and it was determined to be at the 
end of this year. 

Mayor Sanford suggested letting this go and waiting to see what happened with the lease and let 
another request come back in January.  Ms. Mead said that was possible if that was how the 
Assembly wished to act.  The Assembly had the right to rezone property without concurrence of a 
property owner and spoke about the options. It was also noted that the CDD Director or Assembly 
could initiate arezone. 

Assembly Action: 

MOTION, by Nankervis, to request staff draft an ordinance to introduce a rezone from WI to I using 
the CDD staff's findings and recommendations. 

Ms. Gladziszewski objected as there seemed to be a lack of clarity about the mining claims and the 
lease and Mr. Lockwood had been working on this project for several years. 

Mr. Kiehl said there were a slew of unanswered questions and a few answers. He was not ready to 
forward this for approval and he was willing to wait to get answers.  He questioned the need, the 
existence of a snow dump that may be incorrectly permitted and it went too deep.  He had concerns 
about different standards applying to CBJ or private projects. 

Ms. Becker asked if there could be answers about the confusion tonight.  Ms. Mead said there is no 
confusion about the mining claims. If you have questions about the lease with Docks and Harbors 
we can follow up. 

MOTION, by Becker, to table the motion until questions could be answered. 

Ms. Troll objected. 

Roll call to table: 
Aye: Becker, Jones, Gladziszewski, Kiehl, White,Sanford 
Nay: Nankervis, Troll. 
Motion passed, 6 ayes, 2 nays. 

Ms. Mead asked for clarity on the questions to be answered and after those were provided, an 
Assemblymember would need to make a motion to take the matter off the table. 

Mayor Sanford said the Assembly needed to see and understand the lease. The Assembly needed to 
learn what would be affected with Mr. Lockwood's development in the uplands area by such a zone 
change. 

Ms. Troll asked if it made sense to reduce the amount of property to be rezoned to the specific area 
that Mr. Watt would like to develop. 

Mr. Kiehl said he wanted to understand waterfront uses and the standards related to waterfront 
related, dependent and oriented uses in historical perspective. 
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IV. ASSEMBLY COMMENTS AND QUESTIONS 

None. 

V. ADJOURNMENT 

There being no further business to come before the Assembly, the meeting adjourned at 9:00 p.m. 

Signed:_________________________                      Signed:_____________________________
               Laurie Sica, Municipal Clerk                         Merrill Sanford, Mayor 
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THE CITY AND BOROUGH OF JUNEAU, ALASKA 

Meeting Minutes - July 20, 2015 

MEETING NO. 2015-21:  The Regular Meeting of the City and Borough of Juneau Assembly, held 
in the Assembly Chambers of the Municipal Building, was called to order at 7:00 p.m. by Mayor 
Merrill Sanford.  

I. ROLL CALL 

Assembly Present:  Mary Becker, Karen Crane, Jesse Kiehl, Jerry Nankervis (teleconference), 
Merrill Sanford, Kate Troll and Debbie White. 

Assembly Absent:  Maria Gladziszewski, Loren Jones. 

Staff Present:  Kim Kiefer, City Manager; Rob Steedle, Deputy City Manager; Amy Mead, 
Municipal Attorney; Laurie Sica, Municipal Clerk; Rorie Watt, Engineering/Public Works 
Director; Hal Hart, Community Development Director; Beth McKibben, Planning Manager; 
Greg Chaney, Lands and Resources Manager; Aaron Landvik, Admin. Asst.- Assessors; Patti 
DeLaBruere, Airport Manager; Aaron Dean, Airport Field Maintenance; Audrey Dean, 
Litigation & Support, CBJ Law. 

II. SPECIAL ORDER OF BUSINESS 

A. Aaron Dean, Equipment Operator II at JIA 

Mayor Sanford read a letter of commendation to Aaron Dean, who while performing a routine 
runway inspection check at the airport, found a large bolt on the runway and shared his concern 
that the component was part of a major aircraft.  It was found to be missing from a Boeing 737 
freighter, which was loading on the runway, and his discovery, initiative and actions led to the 
prevention of a major airline accident. 

III. APPROVAL OF MINUTES 

A. June 29, 2015 Regular Assembly Meeting No. 2015-20 

Hearing no objection, the minutes of the June 29, 2015 Regular Assembly Meeting 2015-20 
were approved with minor corrections. 

IV. MANAGER’S REQUEST FOR AGENDA CHANGES 

None. 

V. PUBLIC PARTICIPATION ON NON-AGENDA ITEMS 

Kay Smith said on behalf of the Black Awareness Association, they appreciated the invitation 
to participate in the conversation regarding the flags on Egan Drive.  Because of the actions of 
a small group of citizens who spoke out and worked through the appropriate channels, the 
community was able to say that it was time to exchange one Mississippi flag with another 
Mississippi flag. 
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Albert Judson spoke about his concern regarding the CBJ code criminal trespass section and a 
sample form called "Order to Leave and Stay Away from the Premises" that had been available 
on the CBJ website. He said the use of the form and implementation of the trespass code could 
violate a person's due process rights, a persons right to privacy and it opened the door to 
discrimination. The order could be issued based on allegations rather than facts and it could bar 
people from their liberty and freedom. He provided the City Attorney with a copy of an event 
that happened to him.  He asked the Assembly to repeal the order and refrain from its use. 

VI. CONSENT AGENDA 

A. Public Requests for Consent Agenda Changes, Other Than Ordinances for Introduction 

None. 

B. Assembly Requests for Consent Agenda Changes 

Ms. Troll asked if all the issues had been resolved with the liquor license changes at the airport 
and Ms. Kiefer said that Ms. McEwen distributed an email to the Assembly from Mr. Ford, the 
Building Official, indicating that the outstanding building code issued had been addressed, and 
she recommended that the Assembly waive its right to protest. 

C. Assembly Action 

MOTION, by Becker, to adopt the consent agenda. Hearing no objections, the consent agenda 
was adopted. 

1. Ordinances for Introduction 

a. Ordinance 2014-24(AV) An Ordinance Appropriating to the Manager the Sum 
of $7,830 as Funding to Provide for Commercial Motor Vehicle Inspections; 
Grant Funding Provided by the Alaska Department of Transportation and Public 
Facilities. 

This ordinance would appropriate a $7,830 grant from the Alaska Department 
of Transportation and Public Facilities to provide commercial motor vehicle 
inspections. 

The inspections are intended to determine the appropriateness of driver 
credentials as well as road worthiness of commercial vehicles with the ultimate 
goal of improving commercial vehicle safety in Juneau. 

There is no match requirement for this grant. 

The Manager recommends this ordinance be introduced and set for public 
hearing at the next regular Assembly meeting. 

b. Ordinance 2015-20(E) An Ordinance Appropriating to the Manager the Sum of 
$642,300 as a Transfer to the General Fund as Partial Funding for the Housing 
First Grant, Funding Provided by the Sales Tax Funds in the Housing Land 
Development Capital Improvement Project (CIP) D14-095. 
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This ordinance would appropriate $642,300 as a transfer from the Housing Land 
Development capital improvement project (D14-095) to fund the Housing First 
Grant.  The funding source is sales tax. 

The CIP was never expended because the Assembly had not finalized an order 
of priority for CBJ’s housing development projects. In lieu of placing the funds 
into the Peterson or Switzer CIPs, the Assembly decided to create a new CIP 
called “Housing Land Development” to hold the funds until the Assembly made 
a decision on transferring the funds.  

This funding represents a portion of the CBJ’s $1.5 million commitment to the 
Juneau Housing First Project. 

After this appropriation is completed, CIP D14-095 will be closed. 

The Finance Committee approved this action at its March 28, 2015, regular 
meeting, and recommended forwarding it to the full Assembly for approval. 

The Manager recommends this ordinance be introduced and set for public 
hearing at the next regular Assembly meeting. 

c. Ordinance 2015-20(G) An Ordinance Appropriating to the Manager the Sum of 
$100,000 as Funding for the Lemon Creek Gravel Scale Replacement Capital 
Improvement Project (CIP) D14-020, Funding Provided by the Lands Fund’s 
Fund Balance. 

This ordinance would appropriate $100,000 as a transfer from the Lands Fund’s 
fund balance to the Lemon Creek Gravel Scale Replacement CIP (D14-020). 

The existing Lemon Creek truck scale, which serves two CBJ material sources 
in Lemon Creek, has worn out to the point that it cannot be repaired and a 
replacement scale is necessary.  This appropriation is required to establish a CIP 
for the purchase and installation of the replacement scale.           

The Lands Committee approved this action at its July 13, 2015, regular meeting, 
and recommended forwarding it to the full Assembly for approval. 

The Manager recommends this ordinance be introduced and set for public 
hearing at the next regular Assembly meeting. 

d. Ordinance 2015-20(H) An Ordinance Authorizing the Manager to Accept the 
State of Alaska, Department of Environmental Conservation’s Offer of Grant 
Amendment No. 1 for Partial Funding of the Salmon Creek Secondary 
Disinfection Capital Improvement Project and Appropriating to the Manager 
$3,000,000 in additional Grant Funding Provided by the State of Alaska, 
Department of Environmental Conservation. 

This ordinance would appropriate an additional $3,000,000 in Municipal 
Matching grant funding in addition to the $1,000,000 already on the project, 
from the Alaska Department of Environmental Conservation (ADEC) Division 
of Water for the following project: 
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Water Treatment Improvements - Salmon Creek LT2 Upgrades 
$3,000,000 

This grant has a 40% match requirement which will be provided with the funds 
already on the CIP.  

ADEC Grant 44593 originally appropriated $1,000,000 with Ordinance 2014-
24(Q) and ADEC Grant Amendment No. 1 increases the grant amount by 
$3,000,000, which this ordinance 2015-20(H) will put on the project, bringing 
the total grant to $4,000,000.  

The Public Works and Facilities Committee will review this item at its August 
3, 2015 regular meeting. 

The Manager recommends this ordinance be introduced and set for public 
hearing at the next regular Assembly meeting. 

e. Ordinance 2015-32 An Ordinance Amending the Land Use Code Relating to 
Child and Day Care Facilities. 

This ordinance would amend CBJ Title 49 as it relates to child and day care 
homes and centers, in order to address an identified need in the community for 
child care.  

The ordinance would amend the Table of Permissible Uses to expand where 
child care homes and centers can operate, would add minimum standards for 
these operations, and would amend the definitions for child care centers and 
homes. 

At its regular public meeting on June 23, 2015, the Planning Commission 
adopted the analysis and findings in the Community Development 
Department’s staff report and, with some revisions, recommended that the 
Assembly approve the ordinance. 

The Lands Committee considered the ordinance at its July 13, 2015, meeting, 
and recommended that the Assembly approve the ordinance. 

The Manager recommends the ordinance be introduced and set for public 
hearing at the next regular Assembly meeting. 

f. Ordinance 2015-33 An Ordinance Amending the Uniform Sales Tax Code 
Relating to the Single Item Tax Exemption. 

This ordinance would exclude jewelry sales from the single item sales tax cap 
exemption.  The Finance Committee addressed this issue at its April 22, 2015, 
meeting and recommended forwarding this change to the full Assembly for 
adoption.  

This ordinance would be effective January 1, 2016, to allow for the current 
summer and holiday retail season to continue uninterrupted, and to allow 
affected merchants adequate time to prepare.  
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The Manager recommends this ordinance be introduced and set for public 
hearing at the next regular Assembly meeting. 

g. Ordinance 2015-36 An Ordinance Amending the Official Zoning Map of the 
City and Borough to Change the Zoning of USS 2386 Lots N, J1 and J2, 
Located near Glacier Highway at the South End of Auke Lake, from D1(T)D10 
to D-3. 

In May 2015, the Community Development Department initiated an application 
to transition Lots N, J1 and J2 of USS 2386, located near Glacier Highway at 
the south end of Auke Lake, from D1(T)D10 to D10.  These three lots were part 
of a larger transition area granted a zoning upgrade by the Planning Commission 
in November 2012, when it transitioned 49 lots east of the subject lots from D1 
(T)D10 to D-10.  The subject lots were not ready to be transitioned at that time 
however.  

At the June 23, 2015, Planning Commission meeting the Commission heard 
public testimony on the proposed transition. Based on the public testimony 
received, the Planning Commission declined to finalize the zoning upgrade and 
instead approved recommending to the Assembly a rezone of the three lots to D-
3. 

Two of the subject lots have a Comprehensive Plan land use designation of 
Medium Density Residential (MDR). The third lot is designated MDR and 
Urban Low Density Residential (ULDR). The MDR designation calls for 
between 5 and 20 units per acre. The ULDR designation calls for 1 to 6 units 
per acre. 

Per CBJ 49.75.120, Restrictions on rezones, rezones 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.  
In considering rezone requests, Staff makes a threshold determination as to 
whether the proposed zoning district meets the density limitations specified by 
the land use designation of the comprehensive plan land use maps. 

CBJ 49.25.210(b) provides that D-3 has a density of 3 units per acre, is located 
primarily outside the urban service boundary where public utilities are not 
provided, and  that the limited amount of D-3 zoned land within the urban 
service boundary is appropriate  where a lower density is deemed appropriate 
or, in the case of transition zones, where the zoning is intended to be changed to 
a higher density when sewer and water are provided. 

At its meeting on July 13, 2015, the Lands Committee considered the proposed 
rezone and recommended forwarding it to the full Assembly for its approval. 

The Manager recommends this ordinance be introduced and set for public 
hearing at the next regular Assembly meeting. 

h. Ordinance 2015-37 An Ordinance Authorizing the Issuance of General 
Obligation Bonds in the Principal Amount of Not to Exceed $1,300,000 to 
Finance the cost of Educational Capital Improvements and Districtwide Major 
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Maintenance Projects, and Submitting a Proposition to the Voters at the 
Election to Be Held Therein on October 6, 2015. 

This ordinance authorizes placing on the October 6, 2015, general election 
ballot the question of issuing $1.3 million in 10 year general obligation bond for 
the purpose of funding a variety of school district deferred maintenance capital 
projects. 

For several years the District, working together with CBJ Engineering, used 
prior bond money from the major maintenance capital improvement project. 
This source of money was fully expended. The 2015 State Legislature 
suspended the school-related debt reimbursement program for five years. The 
District need for these small projects will continue even though the state 
suspended its program. The Board of Education passed a motion at its June 9, 
2015, meeting requesting that the Assembly provide $1.3 Million for district-
wide deferred maintenance and minor capital improvements. 

At the June 22, 2015, Assembly Committee of the Whole meeting, a motion 
was passed directing staff to prepare this ordinance.  If this is approved by 
voters during the October general election, beginning in FY17 the debt service 
component of the mill rate for the new bonds would be .038 mills. This amount 
of debt service would raise annual property tax revenues of $160,000 to pay the 
annual debt service for 10 years.  The .038 mill levy would collect 
approximately $4 per $100,000 of assessed value or approximately $14 for the 
average single family home (estimated at $350,000). 

The Manager recommends this ordinance be introduced and set for public 
hearing at the next regular Assembly meeting. 

2. Liquor License 

a. Liquor License Restaurant Designation Permit Modification for Premises 
Expansion at Juneau Airport - Jacobsen Daniels d/b/a Romeo's Tap Room 

During the Summer of 2014, the Airport began the long-term concept of a 
consolidated food and beverage operation on the second floor of the airport 
terminal by introducing food and beverage in the departure lounge of the 
Juneau International Airport terminal. The Airport Board at its meeting on 
January 14, 2015 approved expansion of the food and beverage concession 
area to provide a larger bar area and to add a prep kitchen to enhance menu 
options. 

Jacobsen Daniels representative Dan Brown has been working with Alcohol 
Beverage Control staff and CBJ staff to ensure the reconfiguration is 
compatible with the liquor license requirements. ABC Licensing Supervisor 
Sarah Oates indicated that this action does not require a new liquor license but 
is rather a change to the restaurant designation permit application. As such, it 
does not need to go back to the ABC Board for approval, however, it is still 
subject to approval by the local governing body and then approval by the 
ABC Director. 
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CBJ liquor license review staff in the Police, Fire, Finance, Community 
Development, and the Engineering/Public Works Departments have all had a 
chance to review and comment on this change to the liquor license 
premises. Building Official Charlie Ford has stated that there are one or two 
issues that remain outstanding and should be finalized and approved by 
Friday, July 17, 2015 and otherwise, staff from all departments recommend 
the Assembly approve this modification to the Restaurant Designation Permit 
as shown on the attached maps found in your packet. 

The Manager recommends the Assembly approve the modification to the 
Restaurant Designation Permit provided all issues are resolved and 
approved by the Building Code Official prior to this meeting. 

b. Liquor License Transfer of Restaurant/Eating Place License #4192 Seongs S. 
Kim d/b/a Seong's Sushi Bar & Chinese Takeout to Jeong H. Kim d/b/a 
Seongs Sushi Bar 

The following liquor license transfer of ownership and application for a 
Restaurant Designation Permit (RDP) is before the Assembly to either protest 
or waive its right to protest and approve or deny the RDP.    

Restaurant/Eating Place License #4192 
Transfer from: Seong S. Kim d/b/a Seong's Sushi Bar & Chinese 
Takeout 
Transfer to: Jeong H. Kim d/b/a Seongs Sushi Bar 
Location: 740 W. 9th Street, Juneau, AK 99801 

The Assembly may protest a license application for any of the reasons listed 
in CBJ 20.25.025. The Finance, Police, Fire, Engineering/Public Works, and 
Community Development Departments have reviewed the above business and 
found it to be in compliance with CBJ Code. 

In the event the Assembly does protest the transfer of this license, CBJ Code 
20.25 requires notice, with specificity regarding the nature and basis of the 
protest, to be sent to the licensee and provides the licensee an opportunity to 
exercise their right to an informal hearing before the Assembly. 

The Manager recommends the Assembly waive its right to protest this 
liquor license transfer and approve the Restaurant Designation Permit. 

VII. PUBLIC HEARING 

A. Ordinance 2014-24(AU) An Ordinance Appropriating and De-appropriating to the 
Manager the Sum of $14,300 and $4,778 Respectively as Additional Funding for the Salt 
Water Pump House Stabilization CIP; Additional Funding Provided by the Alaska 
Department of Natural Resources and In-Kind Services and Supplies. 

The project is now complete and this ordinance would appropriate additional grant funds 
made available from the Alaska Department of Natural Resources Office of History and 
Archaeology to install a new roof structure and new roofing material on the Salt Water 
Pump House located on Sandy Beach and part of the historic Treadwell Mine Complex. In 
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addition this action would appropriate in-kind services and materials to the project budget 
which was used and approved as a portion of the required match for the grant. 

The Treadwell Historic Preservation and Restoration Society provided funds to the CBJ as 
a match to the grant. The amount of funds provided proved to be in excess of what was 
required due to the additional funds provided by the state and in-kind supplies and services 
supplied by outside vendors. Thus, excess funds would be returned to the Society for 
future projects at the Treadwell Historic Mine Site. 

The specific amounts subject to this ordinance are as follows: 

• Appropriation of additional funds received from the Alaska Department of Natural 
Resources Office of History and Archaeology totaling $5,023.51. 

• Appropriation of donated services and materials totaling $9,275.84. 
• De-appropriation of donated funds from Treadwell Historic Preservation and 

Restoration Society totaling $4,777.16. 

The Manager recommends this ordinance be adopted. 

Public Comment: None. 

Assembly Action: 

MOTION, by Crane, to adopt Ordinance 2014-24(AU).  Hearing no objection, it was so 
ordered. 

B. Ordinance 2015-20(A) An Ordinance Appropriating to the Manager the Sum of 
$72,000 as Funding for the Accessory Apartment Grant Incentive Program, Funding 
Provided by the Juneau Affordable Housing Fund’s Fund Balance. 

This ordinance would appropriate $72,000 for an Accessory Apartment Grant 
Incentive Program. 

The Affordable Housing Commission has designed a program to incentivize the 
development of accessory apartments. The basic concept behind the program is to 
provide homeowners a sum of money, after a certificate of occupancy is obtained, for 
newly constructed accessory apartments. 

Originally, the funding for this program was proposed to come from $77,000 
remaining in an affordable housing grant from the State of Alaska.  That ordinance 
failed at the Assembly's March 16, 2015, meeting. 

At the June 8, 2015, Assembly meeting, a motion was passed to direct staff to prepare 
an ordinance that allows for the project to be funded by the Juneau Affordable 
Housing Fund, in the amount of $72,000. 

The Manager recommends this ordinance be adopted. 

Public Comment: None. 

Assembly Action: 

MOTION, by Troll, to adopt Ordinance 2015-20(A). 
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Mr. Kiehl objected.  He said he maintained his objections from the last time this issue was 
before the Assembly because there was a Housing Action Plan underway and we do not know 
the results of that plan yet. This program would issue grants without a return of funds. By the 
time this ordinance would become effective, this program would not missing a building 
season.  We have not heard from the consultant about the recommendations and we are using 
money to incentivize things that are probably going to happen anyway.  

Ms. Troll said the Affordable Housing Commission (AHC) was tracking the Housing Action 
Plan closely and there was nothing in the plan to suggest that this effort was not a good move. 
The AHC was very involved with this and thought this moderate spending would return a good 
result. 

Roll call:
    Aye: Becker, Crane, Nankervis, Troll, White, Sanford
    Nay: Kiehl 
Motion passed, 6 ayes, 1 nay. 

C. Ordinance 2015-20(B) An Ordinance Appropriating to the Manager the Sum of $5,270,000 
as Funding for Various Water and Wastewater Capital Improvement Projects; Funding 
Provided by Water Utility Revenues, Water Fund’s Fund Balance, and Wastewater Fund’s 
Fund Balance. 

This ordinance would appropriate $5,270,000 for Water and Wastewater Utility capital 
projects with funding provided by the Water and Wastewater Fund's fund balances. The 
FY16 Water and Wastewater Capital Improvement Projects (CIPs) were included in the 
overall FY2016 -2021 CIP Resolution 2713(b) in the unscheduled funding section.  

This ordinance would appropriate $1,000,000 of Water Utility funds and $330,000 of Water 
Fund’s fund balance to the following FY16 Water Utility CIPs. The estimated remaining 
Water Fund’s fund balance will be $4,010,000 after this appropriation. 

WATER UNSCHEDULED FUNDING 
Water Utility Cope Park Water Main  $    350,000 
Water Utility Crow Hill Reservoir improvements  500,000 
Water Utility Front Street Douglas (Savikko to D St)        150,000 
Water Utility W Juneau Reservoir - Cathodic Protection and mixer        140,000 
Water Utility Utility Adjustments:  Lakewood  20,000 
Water Utility Utility Adjustments:  Pavement Management          20,000 
Water Utility Distin / W Eighth Reconstruction  150,000 

Water Enterprise Fund Total $ 1,330,000 

This ordinance would appropriate $3,940,000 of Wastewater Fund’s fund balance to the 
following FY16 Wastewater Utility CIPs. The estimated remaining Wastewater Fund's fund 
balance will be $1,750,000 after this appropriation. 

WASTEWATER UNSCHEDULED FUNDING 
Wastewater Utility MWWTP Headworks Improvements  $ 1,500,000 
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Wastewater Utility MWWTP Roof Repair        500,000 
Wastewater Utility Areawide Sewer Cleanout replacements        150,000 
Wastewater Utility Utility Adjustments: Eagles Edge  20,000 
Wastewater Utility Utility Adjustments: Pavement Management  20,000 
Wastewater Utility Front Street Douglas (Savikko to D St)        150,000 
Wastewater Utility Downtown, Whittier St Improvements        150,000 
Wastewater Utility Lakewood Subd Reconstruction   150,000 
Wastewater Utility SCADA        250,000 
Wastewater Utility Facilities Planning        250,000 
Wastewater Utility MWWTP Instrumentation Upgrades     300,000 
Wastewater Utility Long Run Dr Lift Station Improvements        300,000 
Wastewater Utility Distin/ Indian Reconstruction    100,000 
Wastewater Utility Cope Park Sewer improvements   100,000 

Wastewater Enterprise Fund Total $ 3,940,000 
Water and Wastewater Funding Total $ 5,270,000 

The final design of the Cope Park Improvements project discovered additional unforeseen 
sewer and water repairs necessary during the project that were not accounted for in the FY16 
CIP.  These increases are reflected in the $50,000 increase for Cope Park Water Main and 
the addition of $100,000 for Cope Park Sewer Improvements. 

Two water utility projects from the FY16 CIP are not included in this list due to being 
ADEC grant requests – Salmon Creek Secondary Disinfection ($3 million) and Last Chance 
Basin Well Upgrade ($2 million).  Salmon Creek appears to be successful in receiving the 
full $3 million, but is awaiting the Governor’s signature. 

The projects receiving grant and loan funding will be presented to the Assembly for 
appropriation at a future date, when the applications are complete and the funding is made 
available to the CBJ. 

The Public Works and Facilities Committee reviewed this ordinance at its June 22, 2015 
meeting, and recommended forwarding to the full Assembly for approval. 

The Manager recommends this ordinance be adopted. 

Public Comment: None. 

Assembly Action: 

MOTION, by Becker, to adopt Ordinance 2015-20(B).  Hearing no objection, it was so ordered. 

D. Ordinance 2015-20(C) An Ordinance Appropriating to the Manager the Sum of 
$850,000 as Funding for the City Shop Sand and Salt Storage Shelter; Funding 
Provided by Waste Management Fund's Fund Balance. 

This ordinance would appropriate $850,000 from the Waste Management Fund’s fund 
balance as support for the sand and salt storage shelter to be located at the City Shop 
in Lemon Creek.  

As discussed at the March 2nd and March 23rd Public Works and Facilities 
Committee meetings, there are significant operational efficiencies to be gained by 
constructing a new sand and salt storage shelter at the City Shop.  Allocating more 
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space to the Household Hazardous Waste program will allow that program to grow 
and to increase diversion from the landfill and provide the community with additional 
free chemical products. 

The combination of this appropriating ordinance, the transfer of $176,135, approved at 
the June 8, 2015 Assembly meeting, and the FY16 CIP Resolution 2713d of $300K 
will provide the funding to complete this project. A conservative project estimate for 
the sand and salt storage shelter is $1.4M (the estimate has increased $200,000 since 
we last reported to PWFC), but we expect very competitive bidding from contractors 
and suppliers of fabric building systems. 

Moving forward with this project will position the CBJ to achieve three important 
goals: 

1.  Save money on street maintenance. 
2.  Incrementally grow the HHW Program 
3.  Open the opportunity in the future to combine the HHW and Recycling 
programs and save on the costs of those programs. 

The Manager recommends this ordinance be adopted. 

Public Comment: 

Geoff Larson, said he represented the Alaska Brewing Company, located next to the facilities 
referenced.  He asked for clarification that the salt storage facility proposed was being located 
at the seven mile city shop.  He asked how this action fit into the long term plan for the area. 
and said  long term planning for Lemon Creek was important to do before making decisions 
that shackled future development. CBJ needed to put this industrial land to the best use for the 
community. 

Ms. Kiefer said that the salt storage facility was planned to be located at the seven mile shop. 

Mr. Watt said there is not a long term plan for Lemon Creek, but there were two different 
programs at two different facilities and in the long term it would make sense to co-locate 
recycling and hazardous waste, but that decision had not been made and was a good question to 
investigate. 

Mr. Kiehl said that putting a fabric building at the seven mile shop increased the flexibility of 
the program, rather than decreasing it. Mr. Watt agreed and said that it removed a complicating 
factor, the salt storage, from the current site and made the salt use more efficient, and improved 
the ability to use the current Lemon Creek site for other purposes. 

Assembly Action: 

MOTION, by Kiehl, to adopt Ordinance 2015-20(D).  Hearing no objection, it was so ordered. 

E. Ordinance 2015-20(D) An Ordinance Appropriating to the Manager the Sum of 
$500,000 as Funding for the Juneau International Airport Runway Rehabilitation 
Capital Improvement Project, Funding Provided by the Juneau International Airport 
Operating Reserves. 
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This ordinance would appropriate $500,000 for the Runway Rehabilitation capital 
project. 

Funding is provided as follows: 
Juneau International Airport Operating Reserves: $500,000 

These funds would be reimbursed from a pending Federal Aviation Administration 
(FAA) grant amendment. 

This airport capital project would resurface the runway, and install new drainage.  The 
FAA funds 93.75% of the project with the remainder being split between Alaska DOT 
and Juneau International Airport. 

The Airport Board approved this action at its June 23, 2015, Special meeting, and 
recommended forwarding to the full Assembly for approval. 

The Manager recommends this ordinance be adopted. 

Public Comment: None. 

Assembly Action: 

MOTION, by Crane, to adopt Ordinance 2015-20(D).  Hearing no objection, it was so ordered. 

F. Ordinance 2015-34 An Ordinance Amending the Land Use Code Relating to Transitional 
Housing. 

This ordinance would amend Title 49 as follows: 

1.  By creating a transitional housing category in the Table of Permissible Uses (CBJ 
49.25.30) and related definition, consistent with the Board of Adjustment's unlisted use 
decision, dated August 26, 2014. 

2.  By amending the definition of "correctional facility" to include "halfway houses," and 
by amending the Table of Permissible Uses to delete references to "halfway houses." 

3.  By eliminating the "group home" category and definition for consistency with federal 
law. 

4.  By amending the "assisted living" definition to distinguish that category as it has 
historically been understood from transitional housing and multifamily housing.  

The Planning Commission considered this ordinance at its July 14, 2015, meeting and, 
with an amendment to the definition of ''transitional housing", recommended forwarding it 
to the Assembly for its approval.  As the ordinance had already been introduced, the 
Planning Commission's recommendation is reflected in the memorandum included in your 
packet. 

The Manager recommends this ordinance be adopted. 

Ms. Mead referred to her memo in the packet which spoke about the language in the draft 
ordinance defining "Transitional Housing," and a change recommended by the Planning 
Commission, to add that "Residents live in transitional housing by choice." She explained her 
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concern about that wording, that it appeared to require an inquiry into the subjective intent of 
the residents before a permit for transitional housing could be approved.  She offered a change 
to their recommendation based on their intent to further distinguish between correctional 
facilities and transitional housing in her memo. 

Ms. Crane said AWARE referred to their new housing complex as transitional housing, but 
those residents are not being released from incarceration.  Ms. Mead said that facility was a 
multi-family living facility, not technically a transitional housing unit. 

Mr. Nankervis agreed with Ms. Mead's recommended language and the Planning Commission 
intended to flesh out the language. 

Public Comment: None. 

Assembly Action: 

MOTION, by  Kiehl, to adopt Ordinance 2015-34. 

MOTION, by Kiehl, to amend, on page 4 line 17 - 20, by replacing that definition of 
transitional housing, with the recommended language from Ms. Mead, "Transitional housing 
means a residential use for people released from acorrectional facility or similar facility.  
Tesidents may be on probation and parole. Although approval by the Department of 
Corrections may be necessary for a resident to reside in transitional housing, unlike a 
correctional facility, a resident is not ordered to live in transitional housing. An owner or 
manager must live on site." Hearing no objection, it was so ordered. 

Hearing no objection, Ordinance 2015-34 was approved as amended. 

G. Ordinance 2015-35 An Ordinance Amending the Official Zoning Map of the City and 
Borough to Change the Zoning of Tract B1 of USS 1568, Located at 7400 Glacier 
Highway, from D-5 to D-18. 

In January 2015, the applicant applied to have Tract B1 of USS 1568, located at 7400 
Glacier Highway, rezoned from D-5 to a mix of D-18 and Light Commercial. On 
February 26, 2015, staff held an informational meeting to discuss the proposed 
rezoning with all property owners in the affected area. 

The Planning Commission, at its April 14, 2015, meeting, recommended denial of the 
proposed rezone to the Assembly.  The applicant, on April 24, 2015, submitted a timely 
protest to the Planning Commission’s recommendation of denial. 

On June 11, 2015, the Assembly took comments from the applicant and the public and 
received information from staff.   The Assembly requested staff draft an ordinance for 
public hearing that, if adopted, would rezone the above-identified area from D-5 to D-
18. 

The rezone from D-5 to D-18 conforms to CBJ land Use Code requirements as follows:
    1. The request is more than 2 acres.
    2. No similar request has been made in the past year.
    3. The request conforms to the 2013 Comprehensive Plan land use maps. 

The Manager recommends this ordinance be adopted. 
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Public Comment: 

Rich Harris said approving this zone change ordinance would be the right thing to do. A 
consultant who assisted the Housing Action Plan told the AHC that increasing density was one 
of the best ways to improve the housing situation in Juneau, and by approving this ordinance, it 
would be a step in the right direction. 

Dave Hanna said at the original Planning Commission hearing, there were several residents 
that spoke against this and the Planning Commission (PC) recommended denial.  He thought 
there people were not present to speak because some were discouraged with the process and 
some were not aware this issue was before the Assembly tonight.  He knew Mr. Duran was 
trying to attend this meeting.  This change would impact this neighborhood's residents 
investments and their lives. Juneau needs land for more single family homes and this area is 
zoned for that.  Please consider the Planning Commission's comments and that single family 
housing is underserved. 

Ms. Troll said that in reading the PC minutes, the zone change was seen as too abrupt, and 
thought that D-10 may be a compromise. She asked Mr. Hanna for his comments.  Mr. Hanna 
said he supported D-10 and he would be applying for a rezone in Douglas for an area that could 
be built to D-18, but would propose D-10 for that type of housing.  He thought owner occupied 
houses in a lower residential zoning district had a different character. 

Assembly Action: 

MOTION, by White, to adopt Ordinance 2015-35. 

Ms. Troll objected.  She said that after considering the neighborhood input, looking at the 
comprehensive plan, she believes the Planning Commission was correct.  She could support an 
increase to D-10. 

Ms. White said that Tamarak Condominiums were highly valued and their proximity to 
Mountainside Estates did not affect the Mountainside Estate property values.  We need to 
utilize land on the transit system the best we can. 

Mr. Kiehl said that traffic was one of the main concerns for the residents in the area, but there 
had been a lot of work in the area and the design specifications allowed a greater traffic load 
than was present.  The state had essentially made a major infrastructure investment in that 
area.  He said the comprehensive plan allowed for zoning up to this density of D-18. 

Roll call:
    Aye: Becker, Crane, Kiehl, White, Sanford
    Nay: Nankervis, Troll 
Motion passed, 5 ayes, 2 nays. 

VIII. UNFINISHED BUSINESS 

None. 

IX. NEW BUSINESS 

A. Hardship Real Property Exemption - Darnell 
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Ms. Kiefer said that there were three hardship real property tax exemption applications and two 
senior citizen property tax exemption applications that were all filed late, and therefore could 
not be considered by the Assessor for action without permission of the Assembly. Backup from 
the applicants with some confidential information was emailed directly to the 
Assemblymembers, which included the applicants reasons for filing late.  Ms. Kiefer said the 
first two requests, A and B, cited medical and age related issues for the late file.  The other 
three requests in items C, D, and E cited that it was either their first time to apply, they were 
not aware of the process, and in all cases it was the first time the persons were eligible to 
apply.  She was concerned about a "slippery slope" when we state a deadline and then ignore 
the deadline.  She recommended approving A & B and not approving C, D and E. 

Public Comment: None. 

Assembly Action: 

MOTION, by Kiehl, to allow the Assessor to process the late filed application from the Darnell 
household for a 2015 Hardship Exemption. 

Ms. Troll said she did not object but questioned the "high end" of valuation of property for 
qualification for a hardship exemption. She said the property was approximately valued at $.5 
million, and this was generous in the concept of "hardship." 

Aaron Landvik said he oversaw the senior and hardship exemption applications for the 
Assessor's office.  The hardship exemption was determined on a sliding scale and was 
dependent on the 2014 median income level for Juneau.  For a two person household, the 
maximum income was $84,000 and for a three person it was $92,800. 

Hearing no objection, it was so ordered. 

B. Hardship Real Property Exemption - Felipe 

Public Comment: None. 

Assembly Action: 

MOTION, by Kiehl, to allow the Assessor to process the late filed application from the Felipe 
household for a 2015 Hardship Exemption.  Hearing no objection, it was so ordered. 

C. Hardship Real Property Exemption - Fratzke 

Public Comment: 

Assembly Action: 

MOTION, by Crane, to allow the Assessor to process the late filed application from the Fratzke 
household for a 2015 Hardship Exemption. 
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Ms. Troll objected and concurred with the city manager, that we begin to start a slippery slope 
with people not filing in a timely manner.  

Roll call:
    Aye: Becker, Crane, Nankervis, Sanford
    Nay: Kiehl, Troll, White 
Motion failed, 4 ayes, 3 nays. 

D. Senior Citizen Exemption Late File - Lockhart 

Public Comment: None. 

Assembly Action: 

MOTION, by Crane, to allow the Assessor to process the late filed application from Ann M 
Lockhart for a 2015 Senior Citizen/Disabled Veteran Exemption. 

Ms. Troll objected. 

Roll call:
    Aye: Becker, Crane, Nankervis, Sanford
    Nay: Kiehl, Troll, White 
Motion failed, 4 ayes, 3 nays. 

E. Senior Citizen Exemption Late File - Miller 

Public Comment: None. 

Assembly Action: 

MOTION, by Crane, to allow the Assessor to process the late filed application from Scott 
Miller for a 2015 Senior Citizen/Disabled Veteran Exemption. 

Ms. Troll objected. 

Roll call:
    Aye: Becker, Crane, Nankervis, Sanford
    Nay: Kiehl, Troll, White 
Motion failed, 4 ayes, 3 nays. 

X. STAFF REPORTS 

A. Airport Supplemental Agreement #2 - E14-259 JNU Runway 8-26 Rehabilitation 

Ms. Kiefer provided a staff report for the Assembly's information regarding her action to 
approve an Airport Supplemental Agreement #2, E14-259 JNU, Runway 8-26 Rehabilitation, 
for work on Alex Holden way as she made a finding that it was in the best interest of 
CBJCurrent playtimeer CBJ 53.50.040.  As the work fell under her authority, there was no 
action required of the Assembly. 
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Ms. Kiefer said she followed up on an Assembly request regarding an interest in some off street 
parking being provided for access to fishing at the end of the cul-de-sac on Channel Drive. She 
said the property has been identified as Alaska Department of Transportation right of way and 
she has attempted to contact them about this issue but has not been able to speak with anyone 
directly yet. Mr. Nankervis thanked Ms. Kiefer for looking into this. 

XI. ASSEMBLY REPORTS 

A. Mayor's Report 

Mayor Sanford said information about HB46 regarding a tax abatement for subdivisions would 
be coming before the Committee of the Whole on August 3. 

Mayor Sanford said he complied with the terms of the friendly bet and wore his Yukon hat as a 
result of the efforts of those in the tennis challenge with Sister City Whitehorse, Yukon. 

Mayor Sanford asked for a report on how many senior citizen sales tax exemption cards had 
been issued.  

Mayor Sanford encouraged the Assembly to keep moving forward on projects as they come 
forward, even if planning efforts are on-going, as planning takes time and we need to take 
action no to the best of the ability of the Assembly.  He asked the Assembly to keep an open 
mind on projects that come before the Assembly. 

B. Committee Reports 

Committee of the Whole:  Chair Becker reported on the COW meeting on June 13.  The next 
meeting was set for Monday, July 27, at 5 pm to discuss the subdivision ordinance. 

Finance Committee:  Chair Crane said the next meeting was set for Thursday, July 30, at 5:30 
p.m. 

Human Resources Committee:  The next meeting of the HRC was set for August 10, 2015, at 6 
p.m. 

Lands and Resources Committee:  Chair Kiehl said the committee met on and considered land 
use code changes regarding childcare facilities, recommended creation of a new CIP for a CBJ 
truck scale at the gravel pit, and reviewed a question regarding a rezone request at the south 
end of Auke Lake. It is a transitional zone and the PC recommended against the transition - this 
would proceed forward and a procedural question for zoning protests he asked if the Assembly 
should have them come forward to committees before they go to the full Assembly. This one 
was an application by CBJ, and we do not want the public to feel the city gets an extra step in 
this process, even though the staff did not want to bring something forward to the Assembly 
without a review in the committee.  Mayor Sanford said he was concerned about duplicating 
efforts in committees, but would like to hear Ms. Mead's comments on that issue. 

Marijuana Committee:  Chair Kiehl said the next meeting was Thursday, July 23 at 6:00 p.m. 

Public Works and Facilities Committee:  Chair Nankervis said the next meeting was set for 
August 3. 
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C. Liaison Reports 

Airport Board: Liaison White said the Airport Board would hold a special Committee of the 
Whole meeting on Tuesday, July 28 at 2 p.m.  The Board may move its regular meetings to 
Tuesday. 

Bartlett Regional Hospital Board:  Liaison Crane said the next meeting was set for Tuesday,  
July 28, at 5:30 p.m. 

Affordable Housing Commission:  Liaison Troll said the AHC met Thursday, June 21, and the 
actions coming out of the Housing Action Plan were items that all of the Assembly should be 
paying attention to.  The AHC pushed for specific actions from the consultant.  We are doing 
what we can to upzone, but the developers are not responding and there may be a more active 
role to play.  Ms. Troll said the plan was out in draft form for comments and Ms. Kiefer would 
ensure all Assemblymembers would receive a copy. 

Chamber of Commerce:  Liaison Becker said Pat Pitney spoke to the Chamber members about 
the state economy and she was very upbeat, despite the state of the state. Cathy Munoz would 
be the next guest speaker. 

Downtown Improvement Group: Ms. Becker said that JPD met with downtown business 
owners about safety and protecting stores from theft. 

Juneau Commission on Sustainability:  Liaison Troll said the committee met on June 10 and 
said it can address many of the concerns that Mr. Watt has about electric buses and would like 
an opportunity to make those comments to the Assembly. Ms. Kiefer said staff had received 
comments from the JCOS and in addition to the bus being electrified is the issue of the 
charging stations needed.  The diesel buses to be purchased this year do not tie us into future 
purchases. 

Juneau Convention and Visitors Bureau: Liaison White said Liz Perry was hired as the new 
executive director. 
Juneau Economic Development Council: Liaison Troll said JEDC was very busy with summer 
camps, the "Storefront Star" award went to "Trove," and JEDC completed a visitor satisfaction 
survey. It was interesting to learn that the walkability of downtown had the highest satisfaction 
score and the look and feel of downtown had improved in the perception of the public and 
visitors.  She suggested the results be provided to the Assembly COW. 

Southeast Conference:  Liaison Becker said the Southeast Conference received a presentation 
on the pending changes to the fall/winter ferry schedule. 

School Board:  Liaison Kiehl said the Board would hold a work session on July 23 to discuss 
charter schools, budget impacts and the evaluation of the superintendent. 

UAS Campus Council:  Liaison Kiehl said a few Assemblymembers were able to meet Jim 
Johnson, candidate for UAS Statewide President, and Mr. Kiehl said Mr. Johnsonhas a good 
understanding of UAS within the overall system. 

D. Presiding Officer Reports 
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Ms. Mead said the a draft decision on the Bicknell v Planning Commission appeal was due July 
30, 2015. 

XII. ASSEMBLY COMMENTS AND QUESTIONS 

Mayor Sanford wanted to ensure that the members are comfortable with his writing of the 
performance evaluation of Ms. Kiefer and invited members to review the draft.  Mr. Nankervis 
said he objected to the evaluation.  Ms. Troll and Ms. Becker said Mayor Sanford captured the 
Assembly's comments. Ms. Crane and Mr. Kiehl asked to take a look at the final draft, Mayor 
Sanford said he would ask the Assembly to vote on its adoption at the next meeting. 

Ms. Becker said that the IGA had a ribbon cutting and would also be purchasing Super Bear so 
another ribbon cutting would be held in the future. 

Mr. Kiehl said he attended the free day at the pool supported by the Rotary and the pool was 
filled to capacity.  He congratulated the pool staff for their patience and great work to provide a 
safe, fun event. He reported on attending a ceremony to welcome a new cruise ship to town 
which begins and ends their tours in Juneau so they use the airport and hotels and provides a 
great economic benefit to Juneau.  The governor mentioned Juneau's resolution of support for 
the expansion of the medicaid program and this will create jobs and provide better health care 
to many.  He rode along with JPD on Friday night and it was busy and a remarkable learning 
experience.  JPD officers do a lot of peace making and prevent crime and injuries. He said CBJ 
would greatly benefit from someone tasked with Public Information, to serve as a point of 
contact for press inquiries.  The public doesn't have any one point of contact.  He referred to the 
Housing Action Plan - Mr. Steedle explained the draft was not ready for public distribution.  
He referred to closure of Twin Lakes and said there should have been more information out. 

Ms. Crane, attended National Association of County Officials (NACO) in Charlotte NC, where 
the U.S. Secretaries of Defense and Transportation. PILT and secure rural schools continues to 
be a priority for NACO. She spoke about the topics, and attending the board meeting and 
western region meeting. 

Ms. Troll thanked the city manager for the information on shoreside power and said she learned 
a lot.  She was thankful for the recognition of Aaron Dean and the good news to 
counterbalance the bad news recently with accidents and the plane crash. She encouraged 
participation in the upcoming National Night Out Tuesday on August 4. 

Mr. Nankervis asked for follow up information on the status of the recycling baler, the 
completion date for the Centennial Hall Roof project and about trucks/containers for biosolids 
at the WWTP that are not being used. 

Ms. Becker asked for follow up information about why there is not a handicap button on the 
door at Centennial Hall. 

XIII. CONTINUATION OF PUBLIC PARTICIPATION ON NON-AGENDA ITEMS 

None. 

XIV. EXECUTIVE SESSION 

A. Juneau Arts and Cultural Center Lease Agreement 
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B. City Attorney Evaluation 

MOTION, by Becker, to enter into executive session, to discuss a matter in which attorney 
client privilege applies, namely the Juneau Arts and Cultural Center Lease Agreement, and to 
discuss the city attorney performance evaluation.  Hearing no objection, the Assembly entered 
into executive session at 8:50 p.m., with Mr. Chaney, Mr. Steedle, Ms. Kiefer and Ms. Mead in 
attendance for the first issue, and Ms. Mead in attendance for the second issue.  

The Assembly returned to regular session at 10:20 p.m. Mr. Kiehl said the Assembly heard 
information and gave direction about the JACC lease agreement, and considered the city 
attorney's evaluation.  

At some point, Mr. Nankervis left the meeting. 
MOTION, by Kiehl, to approve the City Attorney's evaluation as written and to provide a 5% 
pay increase.  Hearing no objection, it was so ordered. 

XV. ADJOURNMENT 

There being no further business to come before the Assembly, the meeting adjourned at 10:21 p.m. 

Signed:_________________________                     Signed:_____________________________
 Laurie Sica, Municipal Clerk  Merrill Sanford, Mayor 
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L32 --~NflRTH -±J.J!:I' 
L33 --

S35'02'56"E 17.41' -----L34 ~ORTH 56.0fi' 
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L38 $1 a•os'oa••E 1'.99' 
L39 . l:'~.i:::r S6.78• 
L40 NORTH 117.48 

50' 0 ------- . Sco/e 1n feet 
SCALE: 1 "=50' 

----- -
100· 

/?----.__ -
SEE DETAIL "C" ~,.; 
GLACIER HIGHWAY 
CENTERLINE AS PER 
FM-0955(3) 
(PLAT NO. 90-··6) 

, ' . ' , .. 

,jl.BEA,v 

j L-2A I L-0 
'mEiTRB 

-a •ow ..... 
2008 ---- -

~ 

-~ 
"' "' 

Q) 

(0.21 AC.) u>, 

N 9'17'51"W 92.79' 

,.. ,..., 

' ' 

~ - --- _ _ SEE DETAIL 

GLACIER HIGHWA y 

SEE NOTE 5 

C f "s; 3M' 

3" ALUM, MON 
T&N ENG, 

"' ,..., 

t 

- --

A SUBDIVISION OF 

LOT 1, VISTA DEL SOL 
SUBDIVISION PHASE I 

WITHIN U.S. SURVEY NO. 1568 
CITY & BOROUGH OF JUNEAU, ALASKA 

JUNEAU RECORDl~~G DISTRICT 

OWNERS: 
DURAN CONSTRUCTION CO. LLC 
PO BOX 326.34 
JUNEAU, ALASKA 99803 

SHEET 1 
SCALE: 1 "=50' DATE: 6-27-2012 

SURVEYOR: 
JW BEAN, INC, 
PROFESSIONAL SURVEYOR 
1070 ARCTIC CIRCLE 
JUNEAU, ALASKA 99801 

OF 1 
PROJ: 8751-CASA-DEL-SOL-PH2 
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Attachment E - Plat 2012-18, Vista del Sol, Phase II

CITY/BOROUGH OF JUNEAU * ALASKAS CAPITAL ClTY 

CERTIFICATION OF PAYMENT OF TAXES 

Treasury Division 
155 S. Seward Street 

Juneau, AK 99801 
(907) 586-0375 Phone 

(907) 586-5367 Fax 

I, the undersigned, being duly appointed, qualified Treasurer for the City and Borough of Juneau, First Federal 

District, State of Alaska, do hereby certify that, according to the records of the City and Borough of Juneau, the 

following described property is carried on the tax records in the name of: 

DURAN CONSTRUCTION COMP ANY LLC 

Current Owner 

VISTA DEL SOL LT 1 

Description 

5-B14-0-101-002-3 

Parcel Code Number 

and that, according to the records in my possession, all taxes assessed against said lands and in favor of the 

City and Borough of Juneau are paid in full; that current taxes of the year 2012, due on or before September 

30, 2012, have been paid. 

July 3, 2012 

Date 

This Certification of Payment of Taxes is valid through June 15, 2013 
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Phase 1 
A  24  12  12  0  30  8  22  
B  24  16  8  0  28  8  20  
C  24  16  8  0  28  8  20  

72 86 24  62  67  86  0  0  4  4  0  0  0  0  

Phase 2 
D  24  16  8  0  28  8  20  
E  24  16  8  0  28  8  20  
F  24  16  8  0  28  8  20  
G  24  16  8  0  28  8  20  
H  24  16  8  0  28  8  20  
I  24  16  8  0  28  8  20  
J  20  16  4  0  22  6  16  

164 190 54  136  136  276  0  0  6  6  0  0  0  0  

Phase 3 
K  22  16  6  0  25  7  18  
L  22  16  6  0  25  7  18  
M  24  16  8  0  28  8  20  
N  24  16  8  0  28  8  20  
O  22  16  6  0  25  7  18  
P  22  16  6  0  25  7  18  

136 156 44  112  112  276  156  0  0  0  6  6  0  0  

Phase 4 
Q  22  16  6  0  25  7  18  
R  22  16  6  0  25  7  18  

44 50 14  36  50  276  156  50  0  0  0  0  2  2  

Phase 5 
Townhomes 28 56 276  156  106  0  0  0  0  0  0  

TOTALS 444 276 156 106 10 10 6 6 2 2 

Attachment F - Phased Parking Analysis
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Appendix B: 2021 Income Limits and Rental Limits 

City and Borough of Juneau Income Limits for 2022 (effective 4/18/22) 

4-person AMI $120,900 

1 Person 2 Person 3 Person 4 Person 5 Person 6 Person 7 Person 8 Person 

30% AMI 25,380 29,010 32,640 36,270 39,180 42,060 44,970 47,880 

60% AMI 50,760 58,020 65,280 72,540 78,360 84,120 89,940 95,760 

80% AMI 67,680 77,360 87,040 96,720 104,480 112,160 119,920 127,680 

100% AMI 84,600 96,700 108,800 120,900 130,600 140,200 149,900 159,600 

120% AMI 101,520 116,040 130,560 145,080 156,720 168,240 179,880 191,520 

Source: HUD User Datasets: 
https://www.huduser.gov/portal/pdrdatas_landing.html 

City and Borough of Juneau Rental Limits for 2022 (effective 4/18/22) 

Bedrooms (People) Fair Market Rent 30% AMI 60% AMI 80%AMI 100% AMI 120% AMI 

Efficiency (1.0) 958 634 1,269 1,692 2,115 2,538 

1 Bedroom (2.0) 1,154 725 1,450 1,934 2,417 2,901 

2 Bedrooms (3.0) 1,442 816 1,632 2,176 2,720 3,264 

3 Bedrooms (4.0) 2,048 906 1,813 2,418 3,022 3,627 

4 Bedrooms (5.0) 2,432 979 1,959 2,612 3,265 3,918 

5 Bedrooms (6.0) N/A 1,051 2,103 2,804 3,505 4,206 

Source: HUD User Datasets: https://www.huduser.gov/portal/pdrdatas_landing.html 

Juneau Affordable Housing Fund – Program Description and Application Guidelines 

10 

Attachment G - Juneau Affordable Housing Fund Program Guidelines, Appendix B
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Attachment H - National Low Income Housing Coalition, “Myths and Realities About Public Housing” (2019)

Myths and Realities about Public Housing | National Low Income Hous... https://nlihc.org/resource/myths-and-realities-about-public-housing 

9/13/2022, 3:44 PM 1 of 2 

~ ational Low Income 
Housing Coalition 

Myths and Realities about Public 
Housing 
Oct17,2019 

Myths and Realities about Public 
Housing 
Myth #1: Public housing is crumbling everywhere! 

Reality: 85% of public housing meets or exceeds federal quality standards and more than 

40% of developments are considered "excellent." 

Myth #2: Public housing is a hotbed for criminal activityl 

Reality: Researchers agree that high crime rates in areas with lots of public housing are not 

due to the housing itself, but more likely to the lack of opportunity in the area in which the 

housing is built. Public housing in neighborhoods with access to employment, commerce, 

good schools, and other community institutions have crime rates similar to the rest of the 

neighborhood. 

Myth #3: Residents hate it there! They want to get out! 

Reality: Surveys consistently show large majorities of public housing residents are satisfied 

with their housing. So many people are eager to live in public housing and benefit from its 

affordability that nearly all of the nation's more than 3,000 PHAs have waiting lists that are 

more than one year long. 

Myth #4: They are all just ugly high-rise projects! 
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Attachment H - National Low Income Housing Coalition, “Myths and Realities About Public Housing” (2019)

Myths and Realities about Public Housing | National Low Income Hous... https://nlihc.org/resource/myths-and-realities-about-public-housing 

9/13/2022, 3:44 PM 2 of 2 

Reality: Most public housing buildings are three stories tall or less, with town homes or small 

buildings the most common architecture. When public housing was at its peak in terms of 

total units, only 27% of public housing was in high-rises, and that number has dropped 

since the early '90s. 

Myth #5: Low-income white people in America do not benefit from public housing. 

Reality: 53% of households living in public housing identify as white. "The Long Wait for a 

Home," NLIHC's 2016 report on PHA waiting lists, shows that 58% of households currently 

on waiting lists are low-income white renters. 

Myth #6: Public housing is only for poor people! 

Reality: Households with incomes up to 80% of area median income are eligible to move 

into public housing. For a 4-person household, this would be $129,150 in an expensive city 

like San Francisco, or $67,300 in a more affordable area like Fargo, ND. These standards are 

well above the poverty line. PHAs can set their standards below the maximum, and many of 

them do, but public housing can serve middle-income as well as poor households. Once 

living in public housing, resident incomes are allowed to climb above average for their 

community, up to 120% of AMI. 

Myth #7: Residents in public housing have no power! 

Reality: Public housing's concentration of subsidized renters in one location, the allocation 

of tenant participation funds for organizing activities, and required resident participation in 

PHA planning create an environment for better tenant mobilization than most other forms of 

affordable rental housing. 

The data and information for this article is largely drawn from two excellent books. In 

Defense of Housing by David Madden and Peter Marcuse was released by Verso in 2016. 

Public Housing Myths: Perception, Reality, and Social Policy, edited by Nicholas Dagen 

Bloom, Fritz Umbach, and Lawrence J. Vale was released in 2015 by Cornell University 

Press. 
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COLLECTIVE BARGAINING AGREEMENT 

between the 

ALASKA STATE EMPLOYEES ASSOCIATION, 
AMERICAN FEDERATION OF STATE, COUNTY 

AND MUNICIPAL EMPLOYEES 
LOCAL 52, AFL-CIO 

and the 

STATE OF ALASKA 

   covering the 

GENERAL GOVERNMENT BARGAINING UNIT 

July 1, 2022 through June 30, 2025 

Attachment I - AFL-CIO GGU Contract, current
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The Fund shall be sponsored and administered by the Union.  The Employer shall have no voice in 
the amount or type of service provided by this plan; however, services provided by the Fund shall 
not be used in actions involving, or in a position adverse to the State of Alaska. The Fund shall 
attempt to obtain the maximum service possible for the bargaining unit member. 

This Article confers only the right to demand and enforce payment of the required contributions.  No 
dispute under or relating to such benefits or claims shall be subject to the grievance-arbitration 
procedure in the Collective Bargaining Agreement except a claim that the Employer failed to make 
the agreed upon contributions.  Only the State’s failure to make the required contribution is subject 
to the grievance-arbitration procedure.  The provision or retention of legal assistance under this 
Article is the sole and exclusive responsibility of the Union and/or the member. 

Unless such actions are taken to demand and enforce payment by the State of the required 
contributions, the Union agrees to defend, indemnify and hold harmless the State against any and 
all legal actions, orders, judgments or other decisions rendered in any proceeding as a result of the 
implementation of this Article. 

ARTICLE 21 ‒Wages 
21.01 Wages.
Wage tables can also be found at the Division of Finance website.  ASEA General Government 
wage tables are located midway on the webpage: http://doa.alaska.gov/dof/payroll/sal_sched.html 

A. The following shall be the wage schedule for bargaining unit members who are subject to AS 
23.40.200(a)(2) and (3) (Class Two and Three) occupying positions which are assigned to a 
normal workweek of thirty-seven and one-half (37:30) hours. 

Range  Step 
A 

Step 
B 

Step 
C 

Step 
D 

Step 
E 

Step 
F 

Step 
G 

5    1,058.25    1,086.00    1,116.75    1,149.00    1,183.50    1,214.25    1,250.25 
14.11 14.48 14.89 15.32 15.78 16.19 16.67 

6    1,116.75    1,149.00    1,183.50    1,214.25    1,250.25    1,285.50    1,327.50 
14.89 15.32 15.78 16.19 16.67 17.14 17.70 

7    1,183.50    1,214.25    1,250.25    1,285.50    1,327.50    1,368.00    1,408.50 
15.78 16.19 16.67 17.14 17.70 18.24 18.78 

8    1,250.25    1,285.50    1,327.50    1,368.00    1,408.50    1,449.75    1,498.50 
16.67 17.14 17.70 18.24 18.78 19.33 19.98 

9    1,327.50    1,368.00    1,408.50    1,449.75    1,498.50    1,542.00    1,587.00 
17.70 18.24 18.78 19.33 19.98 20.56 21.16 

10    1,408.50    1,449.75    1,498.50    1,542.00    1,587.00    1,635.75    1,690.50 
18.78 19.33 19.98 20.56 21.16 21.81 22.54 

11    1,498.50    1,542.00    1,587.00    1,635.75    1,690.50    1,742.25    1,803.75 
19.98 20.56 21.16 21.81 22.54 23.23 24.05 

12    1,587.00    1,635.75    1,690.50    1,742.25    1,803.75    1,865.25    1,928.25 
21.16 21.81 22.54 23.23 24.05 24.87 25.71 

42 
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13    1,690.50    1,742.25    1,803.75    1,865.25    1,928.25    2,000.25    2,071.50 
22.54 23.23 24.05 24.87 25.71 26.67 27.62 

14    1,803.75    1,865.25    1,928.25    2,000.25    2,071.50    2,148.75    2,217.75 
24.05 24.87 25.71 26.67 27.62 28.65 29.57 

15    1,928.25    2,000.25    2,071.50    2,148.75    2,217.75    2,301.75    2,386.50 
25.71 26.67 27.62 28.65 29.57 30.69 31.82 

16    2,071.50    2,148.75    2,217.75    2,301.75    2,386.50    2,471.25    2,556.00 
27.62 28.65 29.57 30.69 31.82 32.95 34.08 

17    2,217.75    2,301.75    2,386.50    2,471.25    2,556.00    2,644.50    2,731.50 
29.57 30.69 31.82 32.95 34.08 35.26 36.42 

18

19

20

21

22

   2,386.50 
31.82 

   2,556.00 
34.08 

   2,731.50 
36.42 

   2,922.00 
38.96 

   3,121.50 
41.62 

   2,471.25 
32.95 

   2,644.50 
35.26 

   2,832.75 
37.77 

   3,029.25 
40.39 

   3,235.50 
43.14 

   2,556.00 
34.08 

   2,731.50 
36.42 

   2,922.00 
38.96 

   3,121.50 
41.62 

   3,337.50 
44.50 

   2,644.50 
35.26 

   2,832.75 
37.77 

   3,029.25 
40.39 

   3,235.50 
43.14 

   3,458.25 
46.11 

   2,731.50 
36.42 

   2,922.00 
38.96 

   3,121.50 
41.62 

   3,337.50 
44.50 

   3,573.00 
47.64 

   2,832.75 
37.77 

   3,029.25 
40.39 

   3,235.50 
43.14 

   3,458.25 
46.11 

   3,707.25 
49.43 

   2,922.00 
38.96 

   3,121.50 
41.62 

   3,337.50 
44.50 

   3,573.00 
47.64 

   3,828.75 
51.05 

23    3,337.50    3,458.25    3,573.00    3,707.25    3,828.75    3,972.00    4,106.25 
44.50 46.11 47.64 49.43 51.05 52.96 54.75 

24    3,573.00    3,707.25    3,828.75    3,972.00    4,106.25    4,243.50    4,401.75 
47.64 49.43 51.05 52.96 54.75 56.58 58.69 

25    3,828.75    3,972.00    4,106.25    4,243.50    4,401.75    4,566.00    4,733.25 
51.05 52.96 54.75 56.58 58.69 60.88 63.11 

26    3,972.00    4,106.25    4,243.50    4,401.75    4,566.00    4,733.25    4,910.25 
52.96 54.75 56.58 58.69 60.88 63.11 65.47 

27    4,106.25    4,243.50    4,401.75    4,566.00    4,733.25    4,910.25    5,082.75 
54.75 56.58 58.69 60.88 63.11 65.47 67.77 

B. The following shall be the wage schedule for bargaining unit members who are subject to AS 
23.40.200(a)(1) (Class One) occupying positions which are assigned to a normal workweek 
of thirty-seven and one-half (37:30) hours. 

Range  Step 
A 

Step 
B 

Step 
C 

Step 
D 

Step 
E 

Step 
F 

Step 
G 

5    1,068.00    1,096.50    1,126.50    1,161.00    1,196.25    1,226.25    1,260.00 
14.24 14.62 15.02 15.48 15.95 16.35 16.80 

6    1,126.50    1,161.00    1,196.25    1,226.25    1,260.00    1,297.50    1,337.25 
15.02 15.48 15.95 16.35 16.80 17.30 17.83 

Attachment I - AFL-CIO GGU Contract, current
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Units proposed 

Square Feet Provided 
Parent Lot 

Open Space Required 
Parent Lot 

Parking RequiredB 

Parent Lot 
ADA Required 

Parent Lot 
1 2 3 1 2 3 1 2 3 1 2 3 

Phase 1 72 115,840 35,060 86 4 
Phase 2 164 291,260 54,560 190 6 
Phase 3 136 115,840 60,200 156 6 
Phase 4 44 84,390 20,020 50 2 
Phase 5 28 225,250 173,090 56 0 

TOTALS 

Acres 

407,100 115,840 309,640 89,620 60,200 193,110 276 156 106 10 6 2 

9.35 2.66 7.11 2.06 1.38 4.43 

A: See "Density Bonus" section for density discussion 
B: See Attachment B for parking figures 

Attachment J - Infrastructure requirements by phase

I I I II I I 11 
I I I I I I 
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DEPARTMENT OF THE ARMY 
ALASKA DISTRICT, U.S. ARMY CORPS OF ENGINEERS 

REGULATORY DIVISION 
P.O. BOX 22270 

JUNEAU, AK  99802-2270 

August 11, 2022 

Regulatory Division 
POA-2022-00359 

Ms. Irene Gallion 
City and Borough of Juneau 
Community Development Department 
230 South Franklin Street 
Juneau, Alaska  99801 

Dear Ms. Gallion: 

The United States Army Corps of Engineers, Alaska District (USACE) is providing 
this letter as a written comment to your August 3, 2022, Rooftop Properties LLC 
Scoping request. The project has been assigned number POA-2022-00359, Gastineau 
Channel, which should be referred to in all correspondence with the USACE. The 
project site is located within Section 32, T. 40 S., R. 66 E., Copper River Meridian; 
USGS Quad Map Juneau B-2; Latitude 58.360434º N., Longitude 134.544145º W.; at 
7400 Glacier Highway in Juneau, Alaska. 

The USACE regulatory authorities derive from two laws: Section 10 of the Rivers 
and Harbors Act (RHA) of 1899 (33 USC 403), which prohibits the obstruction or 
alteration of navigable waters of the United States (U.S.) without a Department of the 
Army (DA) permit from the USACE; and Section 404 of the Clean Water Act (CWA), 
which prohibits the discharge of dredged or fill material into waters of the U.S. without a 
DA permit.  

Waters of the U.S. include, but are not limited to, tidal waters, rivers both perennial 
and intermittent streams and wetlands. Wetlands are defined as areas that are 
inundated or saturated by surface or groundwater at a frequency and duration sufficient 
to support, and under normal circumstances do support, a prevalence of vegetation 
typically adapted for life in saturated soil conditions. Wetlands include “muskegs,” 
swamps, marshes, bogs, and similar areas. 

Based on a review of the information you furnished and that available to the 
USACE, it has been determined that the above described property contains waters of 
the U.S., including wetlands, subject to the USACE regulatory jurisdiction under 
Section 404 of the CWA. 

Attachment K - Agency Comments
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The USACE evaluation of a Section 10 and/or a Section 404 permit application 
involves multiple analyses, including the following: 

1. Evaluating the proposal’s impacts in accordance with the National
Environmental Policy Act (NEPA) (33 CFR part 325),
2. Determining whether the proposal is contrary to the public interest
(33 CFR § 320.4), and
3. In the case of a Section 404 permit, determining whether the proposal
complies with the Section 404(b)(1) Guidelines (Guidelines) (40 CFR part 230).

If the proposal requires a Section 404 permit application, the Guidelines specifically 
require that “no discharge of dredged or fill material shall be permitted if there were a 
practicable alternative to the proposed discharge which would have less adverse impact 
on the aquatic ecosystem, so long as the alternative does not have other significant 
adverse environmental consequences” (40 CFR § 230.10(a)). Time and money spent 
on the proposal prior to applying for a Section 404 permit cannot be factored into the 
USACE’ decision whether there is a less damaging practicable alternative to the 
proposal. 

If an application for a DA permit has not yet been submitted, the project proponent 
may request a pre-application consultation meeting with the USACE to obtain 
information regarding the data, studies or other information that will be necessary for the 
permit evaluation process. A pre-application consultation meeting is strongly 
recommended if the proposal has substantial impacts to waters of the U.S., or if it is a 
large or controversial project. 

Nothing in this letter precludes compliance with other Federal, State, or local 
statutes, ordinances, or regulations. 

Please contact the USACE via email at Randal.P.Vigil@usace.army.mil, by mail at 
the address above, or by phone at (907) 201-5022, if you have questions. For more 
information about the Regulatory Program, please visit the Alaska District website at 
www.poa.usace.army.mil/Missions/Regulatory. 

Sincerely, 

Randal P. Vigil 
Project Manager 

Attachment K - Agency Comments
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1

Irene Gallion

From: Bizzarro, Caleb T (DOT) <caleb.bizzarro@alaska.gov>
Sent: Thursday, August 25, 2022 2:01 PM
To: Irene Gallion
Cc: Schuler, Michael K (DOT); Harp, Kelly M (DOT)
Subject: RE: ARP22-01:  Proposed 444 dwelling units at 7400 Glacier Highway
Attachments: 01 APP_ARP22-01.pdf; Agency Comments Form ARP22-01.pdf

EXTERNAL E-MAIL: BE CAUTIOUS WHEN OPENING FILES OR FOLLOWING LINKS 

Thank you Irene for the opportunity to provide feedback on Rooftop Properties, LLC’s proposed 444 dwelling units at 
7400 Glacier Hwy. 
 
Please see the following from DOT&PF Southcoast Region: 
 

 It would be preferable for emergency services to have alternate access routes within Vista Del Sol and Seymour 
Way. DOT&PF also understands residents of Vista Del Sol would be opposed to having the street connected due 
to the elevated traffic levels. 
 

 Full build out of this subdivision would trigger AK Administrative Code 17 AAC 10.060, where development of a 
project generates more than 100 vehicle trips on a highway during any hour of the day, an applicant must 
perform a traffic impact analysis. 
 

 DOT&PF expects the development to honor previous plat restrictions and intents.  
 

 Existing easement agreements to DOT&PF during project FM‐0955(3) shall continue to be honored. No 
construction on private land shall interfere with the Department's right to replace and maintain these drainage 
facilities. 
 

 Rooftop Properties, LLC shall apply for an acceptable permanent access, which meets or exceeds DOT&PF 
Preconstruction Manual standards as well as CBJ requirements for an approach road. 
 

 The timber must be removed from the property line to sidewalk within state right of way. The owner shall not 
leave a “landscape barrier” within the right of way between cleared private land and the roadway, as required 
within temporary access permit DW #31519. 

 

 Finally, there is environmental as well as hydrology implications with such a proposal. DOT&PF expects both 
fields of interest to be addressed prior to final approval. The applicant should provide documentation that any 
drainage volumes will not hinder/damage or otherwise diminish the operation of state right of way and its 
drainage infrastructure. 

 
 
Thank you for the opportunity to review,  
 
 
Caleb Bizzarro 
Right Of Way Agent 
Department of Transportation & Public Facilities 
Southcoast Region Design & Engineering Services 
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Ph: (907) 465 4519  
Email: caleb.bizzarro@alaska.gov  
 
Telework: Tuesday & Thursday, 7:30AM – 4:30PM 
Office: Monday, Wednesday, Friday, 7:30AM – 4:30PM 
 
 

From: Irene Gallion  
Sent: Wednesday, August 3, 2022 9:50 AM 
To: Bizzarro, Caleb T (DOT)  
Cc: Irene Gallion  
Subject: ARP22‐01: Proposed 444 dwelling units at 7400 Glacier Highway 
 

Hi Caleb, 
 
Attached are application materials for an Alternative Residential Subdivision at 7400 Glacier Highway. This is on 19.71 
acres zoned D18. They plan to use bonus procedures to increase density allowed. 
 
If ADOT&PF could provide any comments by September 15, 2022, that would be very helpful. If you need more time let 
me know.  
 
After the preliminary plan, the developer will be making relatively large investments in design, platting and traffic 
analysis. 
 
A public meeting is tentatively scheduled for September 8, 2022. 
 
The Planning Commission hearing is currently scheduled for October 11, 2022. 
 
I’ve attached the application, and an agency comments form for your use if you are inclined. Page 5 of the application 
has the proposed layout, and page 8 starts the applicant’s narrative. 
 
Let me know if you need more information. Thanks! 
 

Irene Gallion | Senior Planner 
Community Development Department │ City & Borough of Juneau, AK 
Location: 230 S. Franklin Street │ 4th Floor Marine View Building 
Office: 907.586.0753 X2 
. 

 
 
Fostering excellence in development for this generation and the next.  
 
 

  CAUTION: This email originated from outside the State of Alaska mail system. Do not click links or 

open attachments unless you recognize the sender and know the content is safe.  
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COMMUNITY DEVELOPMENT DEPARTMENT - REQUEST FOR AGENCY COMMENT 

DEPARTMENT: 

STAFF PERSON/TITLE: 

DATE: 

APPLICANT: 

TYPE OF APPLICATION: 

PROJECT DESCRIPTION: 

LEGAL DESCRIPTION: 

PARCEL NUMBER(S): 

PHYSICAL ADDRESS: 

SPECIFIC QUESTIONS FROM PLANNER: 

AGENCY COMMENTS: 

Attachment K - Agency Comments
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{907} 586-0715 
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Irene Gallion

From: Alec Venechuk
Sent: Friday, September 9, 2022 10:32 AM
To: Irene Gallion
Subject: RE: ARP22-01:  Proposed 444 dwelling units at 7400 Glacier Highway

Hi Irene – No comments from Engineering here. Looks like its all Code and preliminary submission requirements up to 
this point. 
 
Thank you, 
Alec 
 

From: Irene Gallion  
Sent: Wednesday, August 3, 2022 10:18 AM 
To: General Engineering ; Charlie Ford ; Dan Jager ; Quinn Tracy ; Dan Bleidorn  
Cc: Guy Gleason ; Alec Venechuk  
Subject: ARP22‐01: Proposed 444 dwelling units at 7400 Glacier Highway 
 
Hello all, 
 
Attached are application materials for an Alternative Residential Subdivision at 7400 Glacier Highway in Juneau, AK. This 
is on 19.71 acres zoned D18. They plan to use bonus procedures to increase density allowed.  
 
If you could provide any comments by September 15, 2022, that would be very helpful. If you need more time let me 
know.  
 
After this preliminary plan is approved, the developer will be making relatively large investments in design, platting and 
traffic analysis. 
 
A public meeting is tentatively scheduled for September 8, 2022. 
 
The Planning Commission hearing is currently scheduled for October 11, 2022. 
 
I’ve attached the application, and an agency comments form for your use if you are inclined. Page 5 of the application 
has the proposed layout, and page 8 starts the applicant’s narrative. 
 
Let me know if you need more information. Thanks! 
 

Irene Gallion | Senior Planner 
Community Development Department │ City & Borough of Juneau, AK 
Location: 230 S. Franklin Street │ 4th Floor Marine View Building 
Office: 907.586.0753 X2 
. 

 
 

Fostering excellence in development for this generation and the next.  
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Irene Gallion

From: Quinn Tracy
Sent: Tuesday, September 13, 2022 2:53 PM
To: Irene Gallion
Subject: RE: ARP22-01:  Proposed 444 dwelling units at 7400 Glacier Highway

Hi Irene, 
 
One issue from my end of things…if Seymour Dr is built to connect to Vista Del Sol Dr in a continuous way without any 
discernable distinction between the two streets, we will need to name the entire loop as Vista Del Sol Dr.  
If the development is completed but Seymour Dr does not connect to Vista Del Sol Dr, then it can remain as Seymour Dr, 
however at some point in the future, if a connection with Vista Del Sol is made, we would need to change the name of 
the entire loop to Vista Del Sol and change the addressing for all the units.  
If the development plans are revised and Seymour Dr connects with Vista Del Sol at a more discernable intersection, it 
can remain as Seymour Dr. 
The important thing is that we don’t create a street that arbitrarily changes names at some location…we already have a 
few of those within CBJ and they’re a pain. 
 
Thanks, 
‐Quinn 
 
 

Quinn Tracy | GIS Specialist 

Community Development Department │ City & Borough of Juneau, AK 
Location: 230 S. Franklin Street, 4th Floor Marine View Building  
Office: 907.586.0715  Ext. 4122 
 

 
 

From: Irene Gallion <Irene.Gallion@juneau.org>  
Sent: Tuesday, September 6, 2022 2:53 PM 
To: General Engineering <General_Engineering@juneau.org>; Charlie Ford <Charlie.Ford@juneau.org>; Dan Jager 
<Dan.Jager@juneau.org>; Quinn Tracy <Quinn.Tracy@juneau.org>; Dan Bleidorn <Dan.Bleidorn@juneau.org> 
Cc: Jeffrey Hedges <Jeffrey.Hedges@juneau.org> 
Subject: FW: ARP22‐01: Proposed 444 dwelling units at 7400 Glacier Highway 
 
Hello all, 
 
Just wanted to let you know we’ll be having a neighborhood meeting on this project.  I’ll do a presentation on the 
regulatory elements, then the Applicant will present, then we answer questions.  Based in initial contacts, I’m 
anticipating it will be engaging.  If you need further context on the project feel free to stop by. 
 
September 8, 2022 (Thursday) 
Dzantik’I Heeni Middle School 
6:00 pm 
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CAVEAT:  Know that, if there is a question on which you are the subject expert, you may be pulled into the conversation.  
 
Thanks! 
 
IMG 
 
 

From: Irene Gallion  
Sent: Wednesday, August 3, 2022 10:18 AM 
To: General Engineering <General_Engineering@juneau.org>; Charlie Ford <Charlie.Ford@juneau.org>; Dan Jager 
<Dan.Jager@juneau.org>; Quinn Tracy <Quinn.Tracy@juneau.org>; Dan Bleidorn <Dan.Bleidorn@juneau.org> 
Cc: Guy Gleason <Guy.Gleason@juneau.org>; Alec Venechuk <Alec.Venechuk@juneau.org> 
Subject: ARP22‐01: Proposed 444 dwelling units at 7400 Glacier Highway 
 
Hello all, 
 
Attached are application materials for an Alternative Residential Subdivision at 7400 Glacier Highway in Juneau, AK.  This 
is on 19.71 acres zoned D18.  They plan to use bonus procedures to increase density allowed.   
 
If you could provide any comments by September 15, 2022, that would be very helpful.  If you need more time let me 
know.  
 
After this preliminary plan is approved, the developer will be making relatively large investments in design, platting and 
traffic analysis. 
 
A public meeting is tentatively scheduled for September 8, 2022. 
 
The Planning Commission hearing is currently scheduled for October 11, 2022. 
 
I’ve attached the application, and an agency comments form for your use if you are inclined. Page 5 of the application 
has the proposed layout, and page 8 starts the applicant’s narrative. 
 
Let me know if you need more information.  Thanks! 
 

Irene Gallion | Senior Planner 
Community Development Department │ City & Borough of Juneau, AK 
Location: 230 S. Franklin Street │ 4th Floor Marine View Building 
Office: 907.586.0753 X2 
. 

 
 

Fostering excellence in development for this generation and the next.  
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Irene Gallion

From: Dan Jager
Sent: Thursday, September 15, 2022 3:14 PM
To: Irene Gallion
Subject: RE: ARP22-01:  Follow up on access

Hi Irene, I agree with the concepts below. As long as the cul de sac met fire code measurements that would be an 
adequate turn around for phase 1. And yes once they build dwelling or apartment unit 101 then a second access road is 
required.  
Thanks! 
 

Daniel M. Jager  
    Fire Marshal 

             
‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐ 

       
 
Capital City Fire Rescue 
820 Glacier Avenue 
Juneau, Alaska 99801 
907-586-5322 Ext. 4323 (Office) 
907-586-8323 (Fax) 
 
“If it is predictable, then it is preventable. 
If it is preventable then it is not an accident”. 

 
 
 

From: Irene Gallion <Irene.Gallion@juneau.org>  
Sent: Wednesday, September 14, 2022 11:01 AM 
To: Dan Jager <Dan.Jager@juneau.org> 
Subject: ARP22‐01: Follow up on access 
 
Hi Dan,   
 
Thanks for your previous comments on this project (attached). 
 
If these guys wanted to end Semour Way in a cul de sac (rather than hooking up to Vista del Sol Drive), what would you 
think of that (B in image below)? 
 
Also, looks like they’d need to construct secondary access by Phase 2 (Phase 1 is 92 units).  One idea is to use Alaska 
Mental Health Trust land to the east (A in image below). 
 
These are comments the public recommended to make the development more palpable.   
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Thank you! 
 
 

Irene Gallion | Senior Planner 
Community Development Department │ City & Borough of Juneau, AK 
Location: 230 S. Franklin Street │ 4th Floor Marine View Building 
Office: 907.586.0753 X2 
. 

 
 

Fostering excellence in development for this generation and the next.  
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155 S. Seward Street Juneau, Alaska 99801 

TO: 

Proposed 444‐unit  
Development at 7400 

Glacier Highway 

Neighborhood MeeƟng NoƟce 

Case No.: ARP2022 0001 
Parcel No.: 5B1401010010 
CBJ Parcel Viewer: hƩp://epv.juneau.org 

The Community Development Department is hosting a neighborhood meeting to discuss a 
preliminary plan approval for an Alternative Residential Subdivision, developing up to 444 
dwelling units on 19.71 acres at 7400 Glacier Highway.  

More information at: https://juneau.org/community‐development/short‐term‐projects 

This project is scheduled for review by the Planning Commission on 
October 11, 2022. All property owners within 500 feet of the 
proposed rezone will receive a separate no ce with details on how 
and where to submit comments or tes fy before the Commission.   

Printed August 18, 2022 

NEIGHBORHOOD MEETING 
September 8, 2022, 6:00 p.m. 

LocaƟon: DzanƟk’i Heeni Middle School 
MeeƟng will be held in person only. 

If you are not able to attend this meeting but have questions or comments, please contact         
Irene Gallion, CDD Senior Planner, at (907) 586‐0753 ext. 4130 or irene.gallion@juneau.org.  

Attachment L - Public Meeting Materials
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ARP2022 0001
Developing up to 444 dwelling units on 19.71 acres, zoned D18, 

at 7400 Glacier Highway.

Neighborhood Meeting
September 8, 2022

Attachment L - Public Meeting Materials
270

Section J, Item 3.



Orientation
Restrooms
 Fire extinguisher
Emergency egress
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Agenda
CBJ presentation
Applicant presentation
Questions

Difference between a
Neighborhood Meeting and a
Hearing

Attachment L - Public Meeting Materials
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Proposal
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How did we get here?  2015
Commission

recommended denial
(7/2)

Consideration at
Assembly COW (5/3)

Assembly passes
rezone to D18, (5/2)
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Why?
 MDR = 5-20 units per acre

 On transit line

 Improvements along roadway for more capacity
(Sunny Point)

 Juneau Economic Development Plan:  Size, type and
location

 Juneau Housing Action Plan (in the works)
 Recognized need for trade-offs.
 Encourage clustered, moderate-density, mixed-use that

takes advantage of existing infrastructure.
Attachment L - Public Meeting Materials
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Alternative Residential Subdivision (ARS)
Flexible development
Encourage planned developments
Different types of housing
Affordability
Efficiency in utilities
Harmony with surrounding area
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Density Bonuses – D18
D18 – 355 Units

Up to 25% Density 
Bonus Available –

444 Units

Open Space – 5 
bonus points for 
each 10% open 
space provided

Proposing 31%

Code allows up to 
15 bonus points
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Density Bonuses – D18
D18 – 355 Units

Up to 25% Density 
Bonus Available –

444 Units

Public Right-of-
Way – possible 10 

bonus points for 
dedication
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Density Bonuses – D18
D18 – 355 Units

Up to 25% Density 
Bonus Available –

444 Units

Non-motorized 
Transportation -

Possible 10 bonus 
points 
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Density Bonus – D18
Open Space – 15 bonus points
Right-of-Way dedication – 10 bonus points
Non-motorized Transportation – 10 bonus points

Possible 35 bonus points
Maximum density bonus allowed is 25%

Attachment L - Public Meeting Materials
280

Section J, Item 3.



Organization
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Organization

36’ proposed
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Organization
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Parking
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Lot 1 236 160 76 0 274 80 194 7
Lot 2 134 96 38 0 153 41 112 6
Two per townhome 148
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Traffic
Parent 
Lot # Use Metric Units

Trips 
Generated

1 Low-rise apartment 6.59 per occupied dwelling unit 236 1,555
2 Low-rise apartment 6.59 per occupied dwelling unit 134 883
3 Residential Townhouse 5.81 per dwelling unit 74 139

TOTAL: 2,577
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Changes must be approved by the 
Commission
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If approved, next steps:
Preliminary Plan Approval
 Final Plan Approval

 Traffic impact analysis
 Tighten up parking and bonuses
 Other conditions determined by the Commission

Preliminary Plat
 Final Plat

 Construction plans
 Drainage plan
 Wetlands permitting
 Construction or bonding of improvements (road)

Attachment L - Public Meeting Materials
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Summary
 444 units

 Open space
 Right-of-Way
 Non-motorized Transportation

 3 parent lots, multiple unit lots
 Association to manage common areas and services

Over 2,500 AADT anticipated, over 400 surface parking
spaces

Proposed changes have to go through the Commission

Attachment L - Public Meeting Materials
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Opportunity for Public Comment
Planning Commission Hearing: October 11, 7:00 PM 

 In-person or ZOOM
 Will be asked your name and what part of town you live in
 May be limited on time – usually 2-3 minutes

Written Comments for Planning Commission Hearing
 By September 19, 2022 to be included in staff report
 By October 7, 2022 at Noon to be forwarded to Planning

Commission before the hearing
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Information About the Project
Project Information

 CBJ Community Development website on short-term projects
 https://juneau.org/community-development/short-term-projects
 Navigate to ARP2202 0001

Project Hearing Schedule
 CBJ recently changed to Municode software for public meeting
 https://juneau-ak.municodemeetings.com/
 Search for Planning Commission

Attachment L - Public Meeting Materials
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THANK YOU!
CBJ Planner
Irene Gallion

Irene.Gallion@Juneau.org
(907) 586-0753 x4130

Applicant:
Garrett Johnson, Partner
Rooftop Properties, LLC
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Irene Gallion, Senior Planner (907) 586-0753, x4130  irene.gallion@juneau.org 

AME2022 0001: 

Developing up to 444 dwelling units on 19.71 acres, zoned 

D18, at 7400 Glacier Highway. 

PROJECT INFORMATION: 

https://juneau.org/community-development/short-term-projects 

Click the + sign next to “ARP2022 0001” for the map and application materials. 

PROJECT HEARING SCHEDULE: 

Planning Commission Hearing: 

October 11, 2022 

7:00 pm 

In person:  Assembly Chambers, 155 S Seward Street.  Go in the door next to the raven on the mural, 

then turn right. 

ZOOM:  Connection information will be available at the scheduling site (see reverse).  You can 

participate via computer or via phone.  

By computer:  Either paste the link into your browser, or navigate to ZOOM and join the meeting using 

the Webinar ID.  

By phone:  When ready to participate, 

 Press *9 to raise your hand.

 Press *6 to unmute yourself (if needed).

Attachment L - Public Meeting Materials
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PROJECT HEARING SCHEDULE, continued: 

https://juneau-ak.municodemeetings.com/ 

Locate the appropriate date: 

Your options are: 

Agenda    :  This is a .pdf of the agenda, which will have ZOOM contact info. 

Agenda    :  This is a web page of the agenda, which will have ZOOM contact info. 

Agenda Packet      :  This is a .pdf of the agenda and of supporting documents (including staff reports) for 

cases being heard this night. It can be lengthy.  

Agenda Packet  :  This is a web page that has the agenda, and links to supporting documents 

(including staff reports).  This may be the easiest way to navigate through a long agenda.  

WRITTEN COMMENTS 

Comments can be e mailed to: 

pc_comments@juneau.org 

(that is, pc UNDERSCORE comments) 

Comments can be posted to: 

Community Development Department 

City and Borough of Juneau 

155 South Seward Street 

Juneau, AK    99801 

Comments may be dropped off at: 

Marine View Building 

Corner of Ferry Way and S. Franklin Street 

4th Floor permit center (hang a right out of the elevator, and it will be on your left) 

COMMENTS DUE 

By September 19, 2022 to be included in the staff report. 

By October 7, 2022 at NOON to be forwarded to the Planning Commission before the hearing.  

If you cannot make these deadlines, you should plan on testifying or have someone read your comments 

at the hearing.  
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Public Comment Sign-In Sheet 

Name 

(please print) 

Sample: Joe Juneau 

l:\DOCUMENTS\CASES\2022\ARP\ARP22-01 7400 Glacier Highway\04 Public Meeting 

Note for Adm in: Retain completed PDF copy in folder 

Residence Address or Area of Town 

555 Fifth St., Juneau 

~ Sol l)r 

Cf-. -

Meeting: 9/8/2022 

Email Address - if you would like to 

receive project updates 

joe.juneau@juneau.org 

C DJ) 
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Public Comment Sign-In Sheet 

Name 

(please print) Residence Address or Area of Town 

Sample: Joe Juneau 555 Fifth St., Juneau 

~~h~ G:> <"Y1 \ L 75lD l.),~~ \X-\ So\. ~r\ 

~/'\ .5f.a,~e~ 

l:\DOCUMENTS\CASES\2022\ARP\ARP22-01 7400 Glacier Highway\04 Public Meeting 

Note for Adm in: Retain completed PDF copy in folder 

7 5'!.> V1~rv... .De I 5o /. [), _ 

Meeting: 9/8/2022 

Email Address - if you would like to 

receive project updates 

joe.juneau@juneau.org 

O rO\o r ("\:. \c _("J ~ hl.a,4, \ . c.O'YYl 

Tes To~< 1J L~ c K Q c/i.4, 
11 . co---, 
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ARP2022 0001 Public Meeting – September 8, 2022 

ARP2022 0001 – Public Meeting 
Dzantik’i Heeni Middle School 
September 8, 2022, 6:00 P.M 

 In Attendance:
 16 Members of the Public
 Irene Gallion, CDD Senior Planner
 Jennifer Shields, CDD Planner II
 Breckan Hendricks, CDD Administrative Officer
 Garrett Johnson, Applicant, Rooftop Properties LLC

 Presentation by Irene Gallion (IG):
 Meeting priority is to get questions answered, and then hear additional comments.
 Property was rezoned to D18 in 2015.
 Alternative Residential Subdivisions offer flexibility in development using density bonuses.
 Traffic Impact Analysis will be required and reviewed by CBJ and DOT/PF.
 Preliminary Plan is early in the design process.
 Planning Commission’s first meeting will be on October 11, 2022.

 Presentation by Garrett Johnson (GJ):
 Rooftop Properties LLC has four total partners; one owns property on Admiralty Island.
 Experience with project consulting focusing on housing, healthcare, and education.
 Wants to build a safe community providing walkways, trails, and a good traffic plan.
 Decided not to build just one building at a time but to develop a plan for the entire property.
 Early in the design process for the project.

 Public Questions:

Q & A Summary 

Q1: 
IG: 

Looking at slide 13 (map), how will Alaska Mental Health access their site? 
There is an existing access in place. 

Q2: 

IG: 

Will traffic be coming down Vista Del Sol? Asphalt is falling apart already and it has a dangerous 
entrance off of Glacier Hwy., especially in the winter. 
Right now design shows a connection to Vista Del Sol. 

Q3: 
GJ: 

Are any other traffic exit options being proposed? 
The experts we have consulted want to keep the two separate accesses. 

Q4: 

IG: 

Again, what about not allowing access onto Vista Del Sol? On one preliminary plat it showed the 
end of Vista Del Sol being vacated, but with the final plat it was recorded. 
Noted. 

Q5: 
IG: 

Has CCFR reviewed this proposal? 
Yes, and they would like the second access from Vista Del Sol. 

Q6: 

GJ: 

Why did the developers not take a better approach and come and talk to the neighbors first, 
before designing their project? 
Good point, we should have. 

Q7: 

IG: 

What defines a new project being in harmony with the existing neighborhood? 
Harmony would mean that D18 zoning takes advantage of existing infrastructure, especially with 
the current housing shortage. 

Q8: 
GJ: 

What are the project’s anticipated economic impacts regarding labor and materials? 
Answer is complicated, no solutions at this time. This is probably a 10-year build out. 
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ARP2022 0001 Public Meeting – September 8, 2022 

Q9: 

GJ: 

Recommend you start pricing the cost of construction out now, so that just like with the Vista 
Del Sol subdivision, you build the first phase and then abandon the rest due to costs. 
We are going to be very cautious as we move forward. 

Q10: 
IG: 

Will these be condos or single-family homes? 
Townhomes and condo-style apartments with HOA’s. 

Q11: 

GJ: 

What is the expected price point for the homes? 
Cannot give an exact price point at this time, but we are targeting workforce housing and 
healthcare workers. 

Q12: 
GJ: 

What is the timeline to start construction? 
We hope to start dirt work this fall, and begin Phase 1 construction by next spring. 

Q13: 

GJ: 

How many units per building? Will these be modulars? 
20-24 units per building, but we do not have any building drawings or renderings yet. However,
our product will stand out above any others.

Q14: 
IG: 

What are previous examples or experience you have had with this type of development? 
In downtown Provo, Utah we built a 600 unit multi-family housing development on about 3 
acres; address is 312 S. University Avenue in Provo. 

Q15: 
GJ: 

Will there be a buffer or barrier on the west between the property and houses in Vista Del Sol? 
Beyond the 5’ setback, they have not figured out that far into the design yet. 

Q16: 

GJ: 
IG: 

How many Phase 1 total units? It should be in harmony with the density of Vista Del Sol re. 
crime, drugs, etc. 
72 units in Phase 1. 
Worth in not characterizing an entire income group. Proposed open space will help with density. 

Q17: 

IG: 

What about practical concerns like pets? Will there be a barrier like gates, a wall, or fencing? 
Written comments can be submitted to the Planning Commission requesting conditions of 
approval like this. 

Q18: 
IG: 

Switzer Village has several accesses, this should too. 
That would be a written suggestion for the Planning Commission. 

Q19: 
IG: 

Could there be a turnaround diverted a different way to a different access point? 
Submit suggestions on an emergency turnaround/cul-de sac to the Planning Commission. 

Q20: 
IG: 

Are we past the point of rezoning? 
At this point I think so, especially given the current housing shortage. 

Q21: 
IG: 

Is there already a lot of competition in the works regarding affordable housing projects? 
Yes, there are several incentive programs right now. 

Q22: 

IG: 
GJ: 

Since there are tools for studying traffic impacts, are there any tools for studying density 
impacts? 
None other than for traffic. 
We’ve looked at this extensively regarding the regulations in place for noise, crime, and light. 

Q23: 
IG: 

Will there be enough sewer capacity? 
The engineering department has stated that the sewer system would have enough capacity to 
accommodate the project. 

Q24: 
IG: 

When is the traffic analysis required? 
With Phase 1. 

Q25: 

IG: 
GJ: 

What about the existing situation with trees on the property falling into the Vista Del Sol 
subdivision? The previous owner of the property refused to take responsibility and we have had 
to pay the costs out of our own pocket. 
That would be the responsibility of the owners of the trees. 
We have heard rumors of this being an issue and we will work with anyone to get any of our 
trees that are a danger removed. 

Q26: 
GJ: 

Would tree removal only be for Phase 1? 
We’ll go phase by phase, unless other trees are a danger. 

Q27: 
IG: 

How will drainage be handled on the west side? With an easement? 
If drainage will be shared the easement will need to be platted to be recognized. 
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ARP2022 0001 Public Meeting – September 8, 2022 

Q28: 
IG: 

Will any of the project partners be relocating to Juneau? 
No 

Q29: 
IG: 

GJ: 

Will there be a height limit to the buildings? 
That will really depend on the number of units vs. density proposed – pre-planning will be 
important. 
A 35’ height cap will help keep the open green space. 

Q30: 
IG: 

What about wetlands and drainage? 
The Army Corps of Engineers gave a permit to the previous owner, and will handle permitting for 
this project to review again. 

Q31: 
IG: 

Should we (the neighborhood) get a lawyer and a mediator? 
As we learned with the Chilkat subdivision, that is an expensive endeavor. 

 Public Comments:
 Project needs tweaks.
 Push hard to go through the Alaska Mental Health property for access.
 Surprised by the property being zoned D18, expected a smaller subdivision.
 Keep the development separate from the smaller Vista Del Sol subdivision.

 Summary of Main Concerns:
 Fencing, barrier, or buffer on the west between property and Vista Del Sol subdivision.
 Routing traffic access through the Alaska Mental Health Trust land to the east.
 Ending the interior road into a turnaround or cul-de-sac instead of connecting to Vista Del Sol

Drive.
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155 S. Seward Street Juneau, Alaska 99801 

InvitaƟon to Comment 

Your Community, Your Voice 

On a proposal to be heard by the CBJ Planning Commission 

Proposed 444‐unit 
Development at 7400 

Glacier Highway 

Attachment M - Abutters Notice

TO: 

An application has been submitted for consideration and public hearing by the Planning 
Commission for a preliminary plan approval for an Alternative Residential Subdivision, 
developing up to 444 dwelling units on 19.71 acres at 7400 Glacier Highway in a D18 
Zone. 

PROJECT INFORMATION: PLANNING COMMISSION DOCUMENTS: 

Project InformaƟon can be found at: Staff Report expected to be posted Monday, October 3, 2022 at 

hƩps://juneau.org/community‐development/short‐term‐projects hƩps://juneau.org/community‐development/planning‐commission 

Find hearing results, meeƟng minutes, and more here, as well. 

Sept. 20 — noon, Oct. 7 HEARING DATE & TIME: 7:00 pm, October 11, 2022 October 12 Now through Sept. 19 

Comments received during Comments received during This meeƟng will be held in person and by remote The results of 

this period will be sent to this period will be sent to parƟcipaƟon. For remote parƟcipaƟon: join the Webinar by the hearing will 

Commissioners to read in be posted the Planner, [planner], to be visiƟng hƩps://juneau.zoom.us/j/85809309527 and use the 
preparaƟon for the online.

included as an aƩachment Webinar ID: 858 0930 9527 OR join by telephone, calling: 
hearing.

in the staff report. 1‐253‐215‐8782 and enter the Webinar ID (above). 

You may also parƟcipate in person in City Hall Assembly 

Chambers, 155 S. Seward Street, Juneau, Alaska. 
FOR DETAILS OR QUESTIONS, 
Phone: (907)586‐0753 ext. 4130 
Email: pc_comments@juneau.org 
Mail: Community Development, 155 S. Seward Street, Juneau AK 99801 

Printed September 9, 2022 

Case No.: ARP2022 0001 
Parcel No.: 5B1401010010 
CBJ Parcel Viewer: hƩp://epv.juneau.org 

CITY AND BOROUGH OF 

EAU 
ALASKA'S CAPITAL CITY 

COMMUNITY DEVELOPMENT 
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Let us know what you think! c.11,.,""'c.<..lcll•, .. d@ 1c.t...,.,,c:.c.,"" 

NAME: C.,u.11'J 

* ,s. 
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New Electrical Service . . Dennis 586-1523 call to confirm 

I U. U U/-\IVI \,;J\,;J 
600901010070 

BLD20210614 1021 GLACIER AVE B-Building Final 11:00AM JH 
1260 sf addition and remodel to change use to offi. Sam 907-602-0283 1 C060C260051 

BLD20210530 5211 STARK ST B-Building Final 
Site improvements to include fencing and electrica. Dane 419-6340 call to confirm 

11 :00AM GG 
5B1201000040 

BLD20190491 9090 CINEMA DR B-Framing 
Building DA - six unit condo development. Travis 321-3118 

2:00PM JH 
5B2101321000 

BLD20190491 9090 CINEMA DR B-Rough Electrical 
Building DA - six unit condo development. Travis 321-3118 

2:00PM JH 
5B2101321000 

BLD20220283 3011 CLINTON DR B-Vents (Bath, Dryer, Kitchen, etc.) 
New 6-plex Building B. Flores Const 209-7112 

3:00PM GG 
5B1601442000 

BLD20220283 3011 CLINTON DR 
New 6-plex Building B . Flores Const 209-7112 

B-lnsulationNapor Barrier 3:00PM GG 
5B1601442000 

BLD20220283 3011 CLINTON DR 
New 6-plex Building B . Andy 723-8677 

B-Rough Electrical 3:00PM GG 
5B1601442000 

BLD20210509 1119 SLIM WILLIAMS WAY B-Rough Plumbing 
New single family residence with accessory apartme . Luke 723-0759 

3:30PM SW 
4B2901260032 

ENGINEERING INSPECTIONS: 

BLD20210614 1021 GLACIER AVE E-General Engineering Final 11 :00AM 
1260 sf addition and remodel to change use to office . Sam 907-602-0283 1 C060C260051 

ENFORCEMENT INSPECTIONS: 

301

Section J, Item 3.

irene_gallion
Rectangle



Attachment O - Public Comment

CITY AND BOROUGH OF 

JUNEAU 
~I,,-___________ _ ,::::::::;;::.>.,,.,,, 

Juneau Commission on Aging 

September 17, 2022 

Irene Gallion 
Juneau Planning Commission 

RE: Conditional Use Permit ARP2022 0001 
Alternative Residential Subdivision - 444 dwelling units at 7400 Glacier Highway 

The Juneau Commission on Aging strongly encourages the developers of the proposed 
Ridgeview Subdivision to take into consideration senior friendly construction choices as 
well as federal/state/city ADA requirements 

29% of the Juneau population is over 55. Seniors have a strong desire to live in a home 
that would allow them to "age in place", as indicated in the 2020 "Juneau Senior 
Survey." https://www.jedc.org/sites/ defa ult/files/2020%20Junea u%20Senior%20Su rvey. pdf 

However, older homes are not usually designed to be age friendly leading seniors to 
look for new residences that meet their current needs. This proposed subdivision offers 
smaller town homes, apartments, and condos that would be very attractive to seniors if 
they were constructed with this demographic in mind. 

Listed below are a few examples of senior friendly construction that are practical for a 
developer to do in new construction but hard if not impossible to retrofit into an existing 
home 

Building design needs to take into consideration mobility factors 

1. Install an elevator in at least one of the apartment and condo buildings 
2. Design the townhomes to have the master bedroom/bath+ laundry on the 1st floor 
3. Design the apartment & condo units to be single story within a multi-story building 
4. All doorways (interior/exterior) should be at least 3 ft. wide, enhanced dimensions 
5. One bathroom has a walk-in shower with a built-in bench seat and grab-bars 
6. Zero step entrances/ramps into the building and zero step threshold entryways 
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7. If any incline into a building, provide a hand railing 
8. Install phone jacks in master bedroom and kitchen 
9. Raise electrical outlets (18") and lower light switches (below 48") 
10. Select slip resistant flooring 
11. Choose awning type windows 
12. Consider pocket doors for bathrooms 

Choose age friendly hardware & options 

1. Select towel racks & toilet paper holders that serve a dual purpose as grab bars 
2. Choose easy grip drawer and doorknobs (lever) 
3. Install or paddle style light switches 
4. Install lever doorknobs instead of standard ones 
5. Utilize raised or high-profile "comfort" toilets 
6. Have an adjustable-height showerhead 
7. Provide closet rods at two levels 
8. Install LED lighting, including dimmers 

These accessibility features are not onerous and can be used positively in marketing 
the subdivision. We would like the developers of this proposed mixed-use complex to 
appreciate that the time to install age friendly features in a home is when it's being built, 
regardless of the age of all potential residents today. 

A subdivision of this size should also have, at a minimum, at least one exercise park 
suitable for all ages, as well as a large multi-function community room. 

The Juneau Commission on Aging supports increasing all types of housing options 
suitable for seniors in Juneau - including this proposal for a significant number of units -
if they are constructed to be age friendly as described in this letter and meet ADA 
requirements. 

Sincerely, 

Kathleen Samalon 
Juneau Commission on Aging, Commissioner 
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To Whom It May Concern,

My husband, two young children and I live in the Vista del Sol Drive neighborhood. I strongly
oppose the preliminary plan which shows connecting the D5 and D18 neighborhoods with Vista
del Sol Drive.

I’d like to offer some personal context around my opposition. I have had my own share of varied
experiences living in different types of housing in Juneau. I was raised in a lower middle-class
family here. I was even homeless for a short period of time. I lived in apartment housing, with the
help of a Section 8 voucher, while completing my elementary education degree at UAS and
working at the Boys and Girls Club. Apartment living certainly has its challenges. I lived next to
convicted felons, and yes, actual drug dealers. Violence, property damage and theft were just
an acceptable part of the apartment lifestyle. The point I am trying to make here is that,
perhaps unlike some of my neighbors, I uniquely understand the housing struggle and cycle of
poverty issues our community, and many other communities, face. I was one of those statistics
mentioned in the Housing Development section of the Comprehensive Plan. I have climbed the
“housing ladder,” as the Housing Action Plan calls it, so I can see both sides of the equation
through a different lens.

That being said, I support the proposed multi-family residential plan with the condition that the
two very different density zones, D5 and D18, remain separate so that the Seymour Way and
Vista del Sol Drives do not connect. We specifically sought out this neighborhood to build in
because of how small and minimal traffic is on this road. Having lived on roads frequently used
as a through road, I wanted to get away from that level of street traffic. We chose our lot in May
2019, put in countless hours designing our house from top to bottom, sold our Aspen house and
moved into our finished Vista del Sol house in December 2020. As you can imagine, doing all of
that in the midst of a pandemic was certainly a wild ride, but we built our dream home, and are
very much invested in making it our forever home.

I have worked incredibly hard to get where I am today and raise my children in a neighborhood
safer than ones I have known and lived in. I fully support responsible housing development within
the framework of the Juneau Comprehensive Plan, but not at the expense of impacting an
established single family housing option. Knowing that the Planning Commission did not
recommend the 2015 rezone to D18, I think maintaining two separate neighborhoods is a
comparable solution. With a few modifications to the proposed plan, I believe the two
neighborhoods can coexist while simultaneously providing different housing options.

Sincerely,
Jen Lium
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From: Steve Lium <tellu_lium@hotmail.com>
Sent: Sunday, September 18, 2022 9:42 AM
To: PC_Comments
Subject: Vista del sol neighboring development 

EXTERNAL E‐MAIL: BE CAUTIOUS WHEN OPENING FILES OR FOLLOWING LINKS 

________________________________ 

Dear members of the planning commission, 

I’m writing you today to express my concerns regarding the proposed development of the lot to the east of Vista Del Sol 
Drive. As a home owner, living on Visa Del Sol, I am excited at the prospect of another neighborhood in the area. My 
concerns are related to the size and density of the project. I understand that there may be a housing shortage in Juneau 
and that development is key to solving this problem. My hope is that we can develop our town responsibly and 
thoughtfully. A D18 lot filled over capacity using “density bonuses” is a stark contrast to a d5 neighborhood with 24 
single family homes. Higher density is proven to increase crime, traffic and pollution as well as lower property value and 
overall happiness. I am pleading to you to help rein in this project. 
Alternatively, if nothing is to be done about the density, please do not allow Seymour way to connect to Vista Del Sol 
drive. I would welcome a connecting road if the neighborhood were single family homes, but not 444 units with 2,500 
cars. 
Before having our home built, we lived on Aspen ave. One of our reasons for moving was to escape the through traffic. 
We’ve found a lovely place to live and have invested in it. Please help us protect our investment and our neighborhood. 
Thank you. 

Sincerely, 
Steve Lium 
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September 18, 2022

To Whom It May Concern,

Our adjacent neighborhood community appreciates the effort to provide additional housing, though we

have some major concerns regarding the preliminary development plan and we would like the planning

commission and developer to take them into consideration in their overall evaluation and decision.  As

individual property owners, many lifelong Juneau residents contributing and living in this community, we

are requesting the following concerns be included in the report and noted by both the developer and the

planning commission:

1. Concern #1: Road connection. Vista del Sol residents strongly oppose the Seymour Way/Vista

del Sol connecting road. Part of the appeal of living in this current neighborhood is the small

community we’ve created. Many of us specifically sought out this area to live in because of how

secluded and quiet the neighborhood is. A connected road from our D5 development to a D18

development is a drastic change in density. Using Vista del Sol Drive as an access point for 444

family units would cause a significant amount of additional through traffic. Alternative

Residential Subdivision (ARS) Code: 4B, A density bonus may be limited or denied if it will more

probable than not: Substantially be out of harmony with property in the neighborhood area.

Substantially decrease the value of or be out of harmony with property in the neighboring area.

Vista del Sol residents contend that the proposed density substantially decreases the value of

the property by connecting D5 lots to a much denser D18 residential area. The Vista del Sol

subdivision includes 24 lots for 24 single family units. 444 additional units, essentially added to

our neighborhood if a street is shared, is an increase of 1,850%.

Vista del Sol residents are requesting the developer revise their plan with alternative exit

points that do not include Vista del Sol Drive as a through street.

2. Concern #2: Buffer. Screening. The commission may require construction of fencing or plantings

to screen the development or portions thereof from public view. This proposed plan will

significantly impact the property owners sharing a backyard with a parking lot rather than the

previously proposed subdivision plan that had backyard space adjacent to the property lines.

Vista del Sol residents are requesting a buffer and landscaping plan (evergreen trees and

privacy shrubs strategically planted for a year-round visual barrier) for the benefit of both the

proposed development residents and Vista del Sol residents.

3. Concern #3: Safety. A few houses in our neighborhood have had trees fall on them after the

previous developer left sporadic trees standing which created a wind tunnel. As you can imagine,

a tree falling through your living room is not ideal and is a huge hazard as someone could have

been seriously injured or killed. From experience, we know a developer might not put our safety

first.

Attachment O - Public Comment
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Vista del Sol residents are requesting a written plan from the developer to prevent avoidable

property damage and minimize safety hazards.

In closing, we would like to mention that we recognize there is a significant need for housing in Juneau.

We’re sure our concerns aren’t new to developers or planning commissions. We are not simply a group

of disgruntled neighbors that are anti-development. We are thoughtful, engaged Alaskans contributing

daily to the place nearly all of us have lived for our whole lives. We are teachers, state workers, business

owners, military families actually living here in Juneau, so we are invested in the longevity and economic

progress. We sincerely hope you take our statements into thoughtful consideration as this process moves

forward.

Respectfully,

Vista del Sol Drive and Casa Bonita Court residents

Erica Sjoroos

Rich Sjoroos

Kyle Sjoroos

Hannah Mitchell

Marciano Duran

Josette Duran

Jen Lium

Steve Lium

Alyssa Storbeck

Timothy Storbeck

Lot Santana

Collin McClelland

Brieanne McClelland

Sean Kveum

Holly Kveum

Amanda Gornik

Alden Gornik

Raquel Solomon-Gross

Kenny Solomon-Gross
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Engineering & Public Works Department 
Marine View Building, Juneau, AK 99801 

907-586-5254  

    
 

MEMORANDUM 
DATE:  September 26, 2022 

TO:  CBJ Boards and Commissions 
 

FROM:  Katie Koester, Engineering and Public Works Director 

THROUGH:  CBJ Public Works and Facilities Committee  

SUBJECT: DRAFT FY2024 Legislative Capital Priority List  

 
The purpose of this memo is to provide information on the FY 2024 City and Borough of Juneau 
Legislative Capital Priorities process and solicit the input of CBJ boards and commissions in the 
process. It is important to note that Legislative Capital Priorities are not a funding request, it is a 
way to articulate larger or more complicated funding needs to the Legislature, the federal 
delegation, and the public. This is not a comprehensive list. Rather it represents the CBJ 
Assembly large scale priorities for a given year. The 6-year CIP is still the principal vehicle for 
capital budget planning and funding. 

 
The state legislative delegation deadline for submitting CBJ capital priorities to the Alaska State 
Legislature is February 1 of 2023. Last year, CBJ put together a list with input from 7 different 
boards and commissions. However, as the list has gained traction, there has been increased 
interest from many of the 40 CBJ boards and commissions to have an opportunity to weigh in. 
Because of this, PWFC initiated the Legislative Capital Priority list earlier this cycle to give boards 
and commissions a full 2 months to provide input. 
 
CBJ boards and commissions are being invited to nominate a project that the Committee would 
like to see on the list and/or provide input on project priorities. This information, in conjunction 
with inputs from other CBJ boards and commissions, will be used by the Assembly to amend and 
reprioritize the list.  
 
Guidelines and recommendations for input: 

 A prioritized list is only useful if there is the discipline to keep in manageable and 
relevant. Please keep that in mind when making your recommendations.   

 Please limit your recommendations to nominating your top two projects. This will make 
your input more actionable for the Assembly. 

 If your body would like to propose a new project, please use the Legislative Priorities 
Project Nomination form provided. 

 To be eligible a project needs to provide a capital asset with a life of more than 20 years 
and have a total project cost over $1 million (review the appendix of the draft list, 
‘Everything you wanted to know about the CBJ Legislative Capital Priorities’ for more 
information). 

* CITY AND BOROUGH OF 

JUNEAU 
ALASKA'S CAPITAL CITY 
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Legislative Priority List Input Request 
Page 2 of 2 

 

  

 Comments should be addressed to the Assembly and are due to 
Katie.koester@juneau.org no later than December 1, 2022 

Recommendations will be forwarded to the full Assembly for consideration no later than 
January 2023. See the schedule included in the draft FY 2024 Legislative Capital Priorities for 
more information. Thank you for your time and participation in this important planning process.  

 

ENC: 

City and Borough of Juneau DRAFT FY2024 Legislative Capital Priorities  
City and Borough of Juneau Legislative Capital Priorities Project Nomination Form 
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City & 
Borough of 
Juneau  
Legislative Capital  
Priorities FY2024 
9.30.22 DRAFT (un-adopted) 

V.9.21.22 
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IntroducƟon: Page 3 

LegislaƟve PrioriƟes Development Schedule: Page 4 

LegislaƟve Priority List  

 Individual Project Details: Pages 6-23 

APENDIX 

 Everything you wanted to know about the LegislaƟve Priority List: Page 24 

 CBJ lists, plans and prioriƟes graphic: Page 25 

     

 

 

TABLE OF CONTENTSBLE OF CONTENTS 

DRAFT 
Will be updated after adoption of list. 
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January 31, 2022 
 
To The Honorable State and Federal Delegation: 

  
This document presents the City and Borough of Juneau’s Fiscal Year 2023 
Legislative Capital Priority List. The Legislative priority list provides infor-
mation on long range capital projects identified as priorities for the commu-
nity of Juneau. Descriptions of projects include cost and schedule infor-
mation, a designation of who will be responsible for operating and maintain-
ing the infrastructure, and what goals the project is advancing. 
 
The projects included in the Legislative Priority List were compiled over 
many months with input from CBJ Boards and Commissions. The Legisla-
tive Priorities will be used to inform requests to State Legislature, Federal 
Delegation and granting agencies. 

  
It is the intent of the City and Borough of Juneau to update the Legislative 
Priority list annually to ensure the long-range capital improvement planning 
stays current, as well as to determine annual legislative priorities and assist 
with budget development. Please don’t hesitate to reach out with any ques-
tions 

  
Sincerely, 

  
  

Rorie Watt 
City Manager 
  

 

DRAFT 
Will be updated after adoption of list. 
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FY2024 DRAFT Legislative Priorities   

 City and Borough of Juneau 
FY2024 LEGISLATIVE CAPITAL PRIORITIES DEVELOPMENT SCHEDULE 

 

 

ACTION TIME FRAME 
PWFC approval of schedule & process September 26, 2022 
Issue solicitation for input from CBJ Advisory Boards and 
Commissions with clear instructions, including on how to 
propose new projects. 

October, 2022 
Input for new draft requested by December 1, 2022 
    
Presentations to Boards and Commissions   
  Planning Commission Introduction 

October 25, 2022; Planning Commis-
sion Final Approval November 8, 
2022 

  Systemic Racism Review Committee 
1st Review: November 22, 2022 

Administrative review and compilation December 1-  9, 2022 
SRRC 2nd Review (with board/commission input and new 
projects) December 13, 2022 
PWFC for review December 19, 2022 
Homework: Assembly ranks priorities Due December 29, 2022 
Finance Committee January 4, 2022 
Assembly Adoption (COW) January 23, 2023 
CAPSIS Deadline February 1, 2023 
Distribution of Priorities February 
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Adopted FY2023 Legislative Capital Priority List  

Rank  Project Name:   Purpose:    Amount:         Goal: Page # 

1 Lemon Creek MulƟmodal Path  
Design, Permiƫng, 
Property $2M 

Advance Long-term Goal of a 
New Non-Motorized Route 6 

2 Second Channel Crossing 
 

Economic Impact 
Analysis and/or PEL 
Study 

$7M Economic Development 7 

3 Pederson Hill Development Development $3M 
Increase housing and develop-
ment opportuniƟes 

8 

4 New City Hall ParƟal Funding $5M 
Reduce CBJ OperaƟng Cost, Free 
up/create housing 9 

5 Shore Power at Dock 16B 
Final design and con-
strucƟon 

$25M 10 

6 Capital Civic Center ParƟal Funding $5M/$30M 
Support ConvenƟon and Visitor 
Economy 11 

7 West Douglas Extension Future Development $3M Long Term Development Support 12 

8 
Eaglecrest Expansion and Summer  

OperaƟons Development 
Phase one construc-
Ɵon of new Gondola 

$6.5M 
Economic development/tourism 
diversificaƟon. 

13 

9 Telephone Hill Site work $2M Prepare for Redevelopment 14 

10 North State Office Building Parking ParƟal Funding $5M 
State/legislaƟve Parking, Auke 
District infill Development 15 

11 Mendenhall River Community School 
RenovaƟon Major RenovaƟon $21M 

Renovate to facilitate delivery of 
high quality educaƟon 16 

12 Marie Drake RenovaƟon Major RenovaƟon $31M 
Renovate to facilitate delivery of 
high quality educaƟon 17 

13 Aurora Harbor Phase III Design, Permiƫng $250K 
Replace criƟcal infrastructure 
and support mariƟme economy 18 

14 Auke Bay New Breakwater 
Match PotenƟal  

Federal Funding 
$5M 

Increase Moorage and Renovate 
old Economic Development 19 

15 North Douglas Boat Ramp Expansion 
Planning, research, 
permiƫng 

$250K 
Improve safety and expand 
boaƟng access and  transporta-
Ɵon 

20 

16 
Waterfront Juneau Douglas City  

Museum 
ParƟal Funding $1M 

Reduce CBJ OperaƟng Cost, Ex-
pand Capital Campus 21 

17 Trail Maintenance and Development 
Improve trail net-
work in CBJ 

$5M 
Support health and wellness 
with low to no carbon footprint 
community connecƟons. 

22 

18 Auke Bay Seawalk 
Design, Permiƫng, 
Property $250K Improve Non-Motorized Route 23 

Reduce emissions, improve air 
quality and economic develop-
ment.      

DRAFT 
Will be updated after adoption of list. 
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AMOUNT REQUESTED: $8M  

AMOUNT SECURED: $250,000; $1.5M pending voter approval of Special 1% Sales Tax 

TOTAL PROJECT COST: $10M 

PROJECT DESCRIPTION & UPDATE: 

The requested funding would construct a mulƟmodal path in Lemon Creek that connects residents to schools, 
shopping, jobs and services.  CBJ is pursuing a ReconnecƟng CommuniƟes grant for FY23 that will include robust 
public engagement, route selecƟon and preliminary design. Sales tax funding going before the voters in October of 
2022 will allow for further design of the project as well as potenƟal match for construcƟon grant opportuniƟes.  
The potenƟal route will to extend from Glacier Highway at Vanderbilt Hill, across wetlands, then extend parallel to 
Egan to reach the Lemon Creek area. 

PUBLIC PROCESS: 

Project has been idenƟfied as a priority by the 2017 Lemon Creek Plan adopted into the Comprehensive Plan.  

TIMELINE:  

CBJ is applying for a ReconnecƟng CommuniƟes Planning Grant in October of 2022.  Public outreach and 
alternaƟves analysis will begin in 2023. Once full funding is secured, 18-24 months for design and construcƟon. 

WHO WILL MAINTAIN AND OPERATE? TBD 

GOAL OF PROJECT: Advance Long term goal of a new non- motorized route. 

LEMON CREEK MULTIMODAL PATH OF CONTENTS 

2024 DRAFT Legislative Capital Priorities 
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AMOUNT REQUESTED:  $13M  

AMOUNT SECURED: $2M for PEL; $250,000 CBJ; $7M pending approval 

TOTAL PROJECT COST: $100M-$200M (depending on alternaƟve) 

PROJECT DESCRIPTION & UPDATE: A second crossing from Juneau to Douglas Island has been a priority for the community 

since the early 80s. An alternate access to the heavily populated Douglas Island will increase safety; if the only bridge now 

were to fail residents would be stranded and emergency services would be limited. It will reduce transportaƟon Ɵmes and 

open up new land to development.  

If approved, $7M currently in the Senate TransportaƟon will be used to build on the economic analysis and environmental 

work underway through the Planning and Environmental Linkages (PEL) Study to  perform a robust cost benefit analysis, 

select a preferred alternaƟve, and complete the environmental analysis to NaƟonal Environmental Policy Act (NEPA) 

standards. Funding is being requested to bring the project to 100% design and bid ready for Federal Highway Funding under 

the Infrastructure Investment and Jobs Act. 

PUBLIC PROCESS: Through the PEL process ADOT, under the stewardship of DOWL engineering, has engaged in mulƟple 

stakeholder and public meeƟngs to idenƟfy both public senƟment on the project and potenƟal alternaƟves. The most recent 

listening session was held in North Douglas September 26th to incorporate local neighborhood feedback.  

TIMELINE: The PEL study is expected to be complete by spring of 2023. Building on the work of the PEL, NEPA should take 12-

18 months. This will put the project in a excellent place to apply for a RAISE or INFRA grant in the 2024 funding cycle. 

WHO WILL MAINTAIN AND OPERATE? State of Alaska. 

GOAL OF PROJECT: Community safety and economic development. 

JUNEAU NORTH DOUGLAS CROSSING NTS 

FY2024 DRAFT Legislative Capital Priorities  

Photo Credit: Juneau Empire  
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AMOUNT REQUESTED: $3M 

AMOUNT SECURED: 2.3 Million 

TOTAL PROJECT COST: $10M 

PROJECT DESCRIPTION & UPDATE: 

The requested funding would provide for the construcƟon of street lighƟng, water and waste water lines, streets 
and sidewalks for Phase 1B of Pederson Hill Subdivision development. 

PUBLIC PROCESS: The 86 lot preliminary plat was approved by the Planning Commission in October of 2017.  The 
first phase was completed in 2019.  There will be an opportunity for public comment to the Planning Commission 
during the final plat approval process and an opportunity to comment to the Assembly during the land disposal 
process.  Once a final plat is approved the disposal of municipal land will be authorized by the Assembly through 
the adopƟon of an ordinance which sets the terms and condiƟons of the sale. 

TIMELINE:  

Once funding is secured, design can be complete within 9 months from start and construcƟon complete within 28 
months from start.  

WHO WILL MAINTAIN AND OPERATE? CBJ 

GOAL OF PROJECT: Increase housing. 

PEDERSON HILL HOUSING DEVELOPMENT CONTENTS 

2024 DRAFT Legislative  Capital Priorities 

Hill Subdivision Pederson 

.. 

' 
' 
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AMOUNT REQUESTED:  

TOTAL PROJECT COST: $42.3M 

AMOUNT SECURED: $6.3M 

PROJECT DESCRIPTION & UPDATE: This project will relocate City Hall to a new locaƟon on CBJ land in the Aak’w 
Village District at 450 Whiƫer. The new facility will consolidate city employees, eliminate the cost of rental office 
space for over two-thirds of CBJ downtown employees, and eliminate the use of the current aging, undersized city 
hall facility. The eliminaƟon of leased space will reduce CBJ operaƟng expense by $820,000 a year and free up 
rental space for conversion to much needed downtown housing.  A space needs analysis in 2019 determined CBJ 
needs 46,000 square feet for modest offices and public meeƟng space.  

PUBLIC PROCESS: A conceptual design and economic feasibility analysis was performed in 2018. A winter of 2021 
online survey showed that 76% of almost 1400 respondents were supporƟve of a new city hall. The feedback from 
the survey has been used to design a public process with a selecƟon of a preferred alternaƟve in April 2022 and a 
public vote on a bond proposiƟon for funding scheduled for October 2022.   

TIMELINE:  Site selecƟon and conceptual design complete Summer of 2022; design 11/2022-11/2024; bid 
construcƟon end of 2023; 18 month construcƟon schedule puts project 
compleƟon in fall of 2025.  

WHO WILL MAINTAIN AND OPERATE? CBJ 

GOAL OF PROJECT: Consolidate CBJ offices, reduce CBJ operaƟng cost in the 

NEW CITY HALL CONTENTS 

FY2024 DRAFT  Legislative Capital Priorities  

DRAFT 
Will be updated after OCT election. 
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AMOUNT REQUESTED: $22.5M 

TOTAL PROJECT COST: $25M 

PROJECT DESCRIPTION & UPDATE: The project would provide the final design and construct the electrical 
infrastructure (substaƟon, load tap changer transformer, feeder cables,  etc.) and shore power infrastructure 
(submarine cables, power connecƟon floats, cable posiƟoning devices) at the two CBJ-owned cruise ship docks.  
The electrical infrastructure could also service ground transportaƟon as it transiƟons to electric vehicles.   

The project benefits the community by improving air quality and reducing noise polluƟon from cruise ships that 
connect to shore power while hoteling in port, and by upgrading the electrical infrastructure at Juneau’s 
waterfront. The eliminaƟon of ship GHG emissions furthers the community’s climate acƟon goals of switching 
from fossil fuels to renewable hydropower as well as enables the cruise lines to beƩer meet their sustainability 
goals. The project benefits the tourism sector of the community.     

TIMELINE: CBJ has appropriated $2.64M in FY2023 to this project. Docks & Harbor applied for a FY22 RAISE grant 
which was unsuccessful.  Grant results for the FY22 Port Infrastructure Development Program (PIDP) have not yet 
been released.  Docks & Harbors will pursue other grant opportuniƟes under the InflaƟon ReducƟon Act as 
appropriate. ConstrucƟon phase to be completed by 5/2027. 

WHO WILL MAINTAIN AND OPERATE? CBJ 

GOAL OF PROJECT: Reduce emissions, improve air quality and economic development.  

SHORE POWER AT DOCK 16B OF CONTENTS 

FY 2024 DRAFT Legislative Capital Priorities  
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AMOUNT REQUESTED: Federal DelegaƟon—$30M; State of Alaska—$5M 

AMOUNT SECURED: CBJ- $2M design; $7M upgrades to centennial hall; $10M commitment from CLIA for MPFs 

TOTAL PROJECT COST: $65M 

PROJECT DESCRIPTION: This project will construct a new and renovated convenƟon and performance center in 
Juneau Alaska.  This project expands the current Centennial Hall and merges a new performing arts center with an 
expanded convenƟon center to support the convenƟon and visitor economy. 

PUBLIC PROCESS: Conceptual studies of convenƟon center elements (Centennial Hall) were performed in June of 
2019 with several public meeƟngs and upgrades to the ballroom will be complete in 2023.  The performing arts 
campus (new JACC) also received public input throughout the development of design for a stand alone facility.  
Merging the two faciliƟes into a large, single, facility was presented to the Assembly by stakeholder organizaƟons 
in 2020. The Assembly funded conceptual design to build on previous design work and in late 2021 appropriated 
$2m to bring the project to 65% design. NorthWind, JYW, and Hacker Architects have teamed up to provide design 
services and have worked with stakeholders to consolidate space and find design efficiencies. 

TIMELINE: Once funding is secured, 3-3.5 year design and construcƟon Ɵmeline. 

WHO WILL MAINTAIN AND OPERATE? CBJ 

GOAL OF PROJECT: Support convenƟon, arts and visitor economy. 

 

OF CAPITAL CIVIC CENTER CONTENTS 

FY2024 DRAFT Legislative Capital Priorities  
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AMOUNT REQUESTED: $4M 

TOTAL PROJECT COST: $5M 

PROJECT DESCRIPTION: 

This project will conƟnue construcƟon of the gravel surface pioneer road from near the current end of the Douglas 
Highway to Hilda Point.   The road will promote development, increase opportuniƟes for recreaƟonal access to 
public lands, and enable closer access to new growth development areas that are idenƟfied in the CBJ 
Comprehensive Plan. Road access will assist land owners in their on-the-ground invesƟgaƟons required for 
formulaƟng future development plans. 

PUBLIC PROCESS: 

West Douglas Roadway corridor alignment has been approved by Assembly and Planning Commission. This project 
has been idenƟfied as priority 'New Growth Area' by CBJ Comprehensive Plan and West Douglas Conceptual Plan. 

TIMELINE:  

Once funding is secured, 18-24 month design and construcƟon Ɵmeline. 

WHO WILL MAINTAIN AND OPERATE? CBJ 

GOAL OF PROJECT: Support long-term development. 

WEST DOUGLAS EXTENSION OF CONTENTS 

FY2024 DRAFT Legislative Capital Priorities  
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AMOUNT REQUESTED: $0 

AMOUNT SECURED: CBJ—$2.5M; working on revenue sharing agreement for remaining costs  

TOTAL PROJECT COST: $12.5M 

PROJECT DESCRIPTION & UPDATE: 

Eaglecrest has been working on plans to expand operaƟons into the summer season since early 2019 to create 
new visitor experiences for cruise and independent travelers.  In 2021, CBJ purchased a used gondola to open up 
addiƟonal mountain aƩracƟons to visitors and facilitate mountain bike acƟviƟes. The Gondola is on site and 
installaƟon is scheduled to begin next construcƟon season once full funding is secured. This project is supported 
by the Juneau Economic Plan, the Southeast Conference Comprehensive Economic Development Strategy, Juneau 
Economic Development Council, and Travel Juneau. 

PUBLIC PROCESS: 

Extensive community engagement took place directly prior to the onset of the COVID 19 Pandemic in the summer 
of 2019 with over 20 public outreach meeƟngs, work sessions, and online public surveys. In 2021, there was 
extensive public debate on the purchase of a used gondola to advance Eaglecrest long term summer operaƟons 
goals. The Eaglecrest Summer OperaƟons Task Force is tasked with conƟnuing development of that vision.  

TIMELINE:  Update pending. 

WHO WILL MAINTAIN AND OPERATE? CBJ 

EAGLECREST EXPANSION AND SUMMER OPERATIONS DEVELOPMENT 
CONTENTS 

FY2024 DRAFT Legislative Capital Priorities  

GOAL OF PROJECT: Simulate regional economic development through diversificaƟon of the summer tourism 
economy and expansion of the winter visitor industry. 
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AMOUNT REQUESTED: $2M 

AMOUNT SECURED: $100,000 

TOTAL PROJECT COST: unknown 

PROJECT DESCRIPTION: Surveying costs, hazardous materials study, removal of hazardous materials and 
environment cleanup, demoliƟon of exisƟng structures, a redevelopment study and site preparaƟon and re-
subdivision. 

PUBLIC PROCESS: In 2020, CBJ applied to acquire the Telephone Hill properƟes from the State of Alaska.  In June 
2022, the Legislature directed the Department of Natural Resources to convey Telephone Hill to CBJ at no cost 
(HB349).  In August 2022 the CBJ Assembly adopted a resoluƟon accepƟng Telephone Hill at no cost from the State 
of Alaska.  In September, the Assembly appropriated $100,000 to the Manager for the Telephone Hill 
Redevelopment CIP.    

TIMELINE:  CBJ ownership in January of 2023 with implementaƟon beginning as soon as funds are available.  

WHO WILL MAINTAIN AND OPERATE? CBJ 

GOAL OF PROJECT: Redevelop over 3 acres of property in downtown Juneau for the best and highest use. 

TELEPHONE HILL RE-DEVELOPMENT OF CONTENTS 

FY2024 DRAFT Legislative Capital Priorities  
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AMOUNT REQUESTED: $30M 

AMOUNT SECURED: $5M in FY2023 State Capital Budget; $5M request in 1% 

TOTAL PROJECT COST: $40M 

PROJECT DESCRIPTION: 

This parking garage provides parking for the State just North of the State Office Building. The current garage is old 
and in need of major repairs. Building a garage with greater capacity would expand parking for state employees, 
the Legislature, and the Aak’w Village District freeing up current parking lots for development and infill.   This 
project would be 7 stories, creaƟng a total of 466 parking spaces, with a total net increase of 323 new parking 
spaces.  

PUBLIC PROCESS: Designated as LegislaƟve Priority in 2021 & 2022. 

TIMELINE:  

Once funding is secured, 18-24 month design and construcƟon Ɵmeline. 

WHO WILL MAINTAIN AND OPERATE? TBD 

GOAL OF PROJECT: State/legislaƟve parking, Aak’w Village District infill development. 

NORTH STATE OFFICE BUILDING PARKING CONTENTS 

FY2024 DRAFT Legislative Capital Priorities 
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AMOUNT REQUESTED: $21M 

TOTAL PROJECT COST: $21M 

PROJECT DESCRIPTION: 

Mendenhall River Community School is a 58,000 sq. Ō. structure built in 1983.  This construcƟon would replace 
“end of life cycle” issues including electrical, plumbing, exterior envelop and sidewalks.  A crucial need is the 
dining space; currently the gym is used for dining which limits the ability to comply with recent physical acƟvity 
legislaƟon.  Board specificaƟons call for a separate dining space.  This will benefit the families of Juneau.   

PUBLIC PROCESS: 

This project is currently listed in the Juneau School District’s 6-year ConstrucƟon-in-Process that has been 
submiƩed to the State of Alaska, Department of EducaƟon and Early Development. 

TIMELINE:  

Once funding is secured, 3 year design and construcƟon Ɵmeline. 

WHO WILL MAINTAIN AND OPERATE? CBJ/JSD 

GOAL OF PROJECT: Efficiently renovate a facility to deliver high quality educaƟon to Juneau students. 

MENDENHALL RIVER COMMUNITY SCHOOL RENOVATION CONTENTS 

FY2024 DRAFT Legislative Capital Priorities  
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AMOUNT REQUESTED: $31M 

TOTAL PROJECT COST: $31M 

PROJECT DESCRIPTION & UPDATE: 

Marie Drake School was originally construcƟon in 1965.  It was used as a middle school unƟl 1994.  Since then, the 
facility has housed mulƟple school district programs, serving an essenƟal funcƟon during overcrowding at Juneau 
Douglas (JD) High School several years ago.  The facility is wedged between 2 exisƟng schools:  Harborview 
Elementary and JD High School.  The land area is limited because the building footprint takes up over half of the 
site.  Adjacent playgrounds and open spaces provide limited opportuniƟes for shared use. 

PUBLIC PROCESS: 

This project is currently listed in the Juneau School District’s 6-year ConstrucƟon-In-Process that has been 
submiƩed to the State of Alaska, Department of EducaƟon and Early Development. 

TIMELINE:  

Once funding is secured, 3 year design and construcƟon Ɵmeline. 

WHO WILL MAINTAIN AND OPERATE? CBJ/JSD 

GOAL OF PROJECT:  Efficiently renovate and re-align Marie Drake to appropriately support the Yaakoosge 
Daakahidi High School and Montessori School, as well as other district programs and acƟviƟes, for the long term. 

MARIE DRAKE RENOVATION CONTENTS 

FY2024 DRAFT Legislative Capital Priorities  
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AMOUNT REQUESTED: $1M 

AMOUNT SECURED: $0 

TOTAL PROJECT COST: $7M 

PROJECT DESCRIPTION: 

Request for funding to conƟnue the reconstrucƟon of the Aurora Harbor Facility. Past work has been divided into 
segments.  This request would conƟnue preliminary design and begin permiƫng tasks. 

PUBLIC PROCESS: 

The project has been through a long term planning process with community outreach.  It is the 4th phase of the 
larger reconstrucƟon plans. 

TIMELINE:  

Once funding is secured, 18-24 month design and construcƟon Ɵmeline. 

WHO WILL MAINTAIN AND OPERATE? CBJ 

GOAL OF PROJECT: Replace criƟcal infrastructure and support mariƟme economy. 

AURORA HARBOR PHASE 4CONTENTS 

FY2024 DRAFT Legislative Capital Priorities  
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AMOUNT REQUESTED: $5M 

AMOUNT SECURED: $0 

TOTAL PROJECT COST: unknown 

PROJECT DESCRIPTION: 

The requested funding would allow for the preliminary planning and design phases, including permit acquisiƟon. 
This opens the opportunity for the construcƟon of a new breakwater at the end of the StaƩer Harbor. The current 
facility has reached it’s useful life and needs to be replaced. The new facility would allow for more moorage and 
provide economic sƟmulus to the community.  CBJ would be the local sponsor for the US Army Corps of Engineers, 
who is federally responsible for the feasibility analysis, design and construcƟon of the breakwater.  Local match is 
required under federal law.  

PUBLIC PROCESS: IdenƟfied as a LegislaƟve Priority for FY2022  

TIMELINE:  

Once funding is secured, 3 year design and construcƟon Ɵmeline. 

WHO WILL MAINTAIN AND OPERATE? CBJ 

GOAL OF PROJECT: Increase Moorage and recapitalizaƟon of aging infrastructure. 

AUKE BAY NEW BREAKWATER CONTENTS 

FY2024 DRAFT Legislative Capital Priorities  
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AMOUNT REQUESTED: $250,000 

TOTAL PROJECT COST: $20M 

PROJECT DESCRIPTION: 

Requested funding would accomplish the first steps to expanding the North Douglas Launch Ramp Facility.  These 
include planning, research and permiƫng to iniƟate the project. 

PUBLIC PROCESS: Docks and Harbors has solicited public input on the concept.  

TIMELINE:  

Once funding is secured, 18-24 month design and construcƟon Ɵmeline. 

WHO WILL MAINTAIN AND OPERATE? CBJ 

GOAL OF PROJECT: Improve safety and expand boaƟng access & transportaƟon. 

NORTH DOUGLAS BOAT RAMP EXPANSION OF CONTENTS 

FY2024 DRAFT Legislative Capital Priorities  
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AMOUNT REQUESTED: $1M 

AMOUNT SECURED: $2M in 1% 

TOTAL PROJECT COST: $12M 

PROJECT TYPE: Planning & Design 

PROJECT DESCRIPTION: 

This project will construct a new museum on the waterfront to house art and other local collecƟons.  The museum 
will leverage its waterfront locaƟon to become a desƟnaƟon for visitors and locals. 

PUBLIC PROCESS: IdenƟfied as LegislaƟve Priority in FY2023 

TIMELINE: Once funding is secured, 2-3 year design and construcƟon Ɵmeline. 

 

WHO WILL MAINTAIN AND OPERATE? CBJ 

GOAL OF PROJECT: Expand Capital Campus. 

WATERFRONT JUNEAU DOUGLAS CITY MUSEUM OF CONTENTS 

FT2024 DRAFT Legislative Capital Priorities  
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AMOUNT REQUESTED: $5M 

TOTAL PROJECT COST: $20M 

PROJECT DESCRIPTION: 

This project will support the development and maintenance of trails within the City and Borough of Juneau (CBJ).  
An update of the 1992 Trails Plan will be presented to the Assembly for adopƟon in Summer 2023, which will 
address community vision, goals and strategies for trail development and maintenance.  The public feedback has 
focused on trails connecƟng neighborhoods, schools, recreaƟon areas, work places and communiƟes that are 
accessible, safe, and mulƟ-modal.  Trails that interconnect and loop, accessing scenic areas, cabins and shelters, 
and provide access to hunƟng, fishing and wildlife viewing. 

PUBLIC PROCESS: 

The United States Forest Service Juneau Ranger District, the Alaska State Parks Division, Trail Mix and CBJ are 
leading the planning effort.  MulƟple public meeƟngs were held in 2019.  Public parƟcipated in a survey.  89% of 
respondents report using trails in the past 12 months.  The Juneau Comprehensive Plan and AlternaƟve 
TransportaƟon Plan idenƟfy trail development and connecƟng neighborhoods and communiƟes as very 
important.   

TIMELINE:  

ConstrucƟon could begin in 2023 and conƟnue through 2026 

WHO WILL MAINTAIN AND OPERATE? Trail Mix and CBJ 

TRAIL MAINTENANCE AND DEVELOPMENTOF CONTENTS 
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AMOUNT REQUESTED: $250,000 

TOTAL PROJECT COST: $30M 

PROJECT DESCRIPTION: 

The requested funding would accomplish the iniƟal steps to build a Baywalk in Auke Bay.  These include planning, 
research and property idenƟficaƟon and examining the potenƟal of providing a non-motorized link from the Auke 
Bay Ferry Terminal to the Auke Bay Harbor or the center of the Auke Bay Planning Area. 

PUBLIC PROCESS: 

These items were idenƟfied during the creaƟon of the 2015 Auke Bay Area Plan adopted into the Comprehensive 
Plan. 

TIMELINE:  

Once funding is secured, within 24 months of start date. 

WHO WILL MAINTAIN AND OPERATE? CBJ 

GOAL OF PROJECT: Improve Non-Motorized Route 

AUKE BAY BAYWALK OF CONTENTS 
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APPENDIX 

EVERYTHING YOU ALWAYS WANTED TO KNOW ABOUT THE CBJ  
LEGISLATIVE CAPITAL PRIOPIRITES LIST 

by KaƟe Koester, Engineering and Public Works Director 

 

Q: What are the LegislaƟve Capital PrioriƟes?   

A: The CBJ LegislaƟve Capital PrioriƟes (LCP) is a document that lays out community prioriƟes for capital projects, 
including a project descripƟon, raƟonale for why it’s needed (benefits to the community), descripƟon of progress to 
date (money raised, plans drawn up, etc.), and esƟmated total cost. For CBJ projects, addiƟonal informaƟon is provid-
ed on the Ɵmeline for compleƟon. FaciliƟes that have alternaƟve funding streams are not included on this list: for ex-
ample, the Airport, BartleƩ or projects that can be funded through Passenger Fees. See graphic on the following page 
for a diagram of how the different plans and lists relate to each other. 

NOTE: Inclusion on the LegislaƟve Capital PrioriƟes is not a funding request. From CBJ’s standpoint, it is a mechanism 
to prioriƟze projects and raise awareness of a needed project to increase chances of funding from various sources. 
NominaƟng a project for inclusion in the LCP should not be thought of as a request for municipal funding. 

Q: Are the “legislaƟve prioriƟes” the same as the Capital Improvement Plan?  

A: No, they are a prioriƟzed list of projects that are pulled from various CBJ plans, including the Comprehensive 
Plan, Area Plans, and the Six-year Capital Improvement Plan. The LegislaƟve PrioriƟes are “short list” of projects on 
which CBJ will focus parƟcular aƩenƟon during the upcoming legislaƟve session and with the federal delegaƟon. (The 
goal is to get at least parƟal funding for a project included in the state capital budget or federal earmark.)  

CBJ’s “short list” of LegislaƟve PrioriƟes should have a limited number of projects on it. An aƩempt is made to phase 
projects so that funding requests range in size depending on available funds and objecƟve. For the State Legislature, 
project descripƟons are inpuƩed into an online system lawmakers use to prioriƟze funding requests (CAPSIS). These 
are due in February. 

Federal prioriƟes are also solicited by the delegaƟon through an online plaƞorm. The Assembly will designate projects 
that have a nexus with federal funding opportuniƟes for submission to the delegaƟon through the LegislaƟve Priority 
process. 

Q: What is a capital project? 

A: A capital project is a major, non-recurring budget item that results in a fixed asset (like a building, road, parcel of 
land, or major piece of equipment) with a useful life of 20-50 years. Designing and building a new library is a capital 
project. Planning and implemenƟng an aŌer-school reading program is not a capital project. Most of the projects in 
the LCP are CBJ projects, but some are community projects spearheaded by a non-profit organizaƟon or state or feder-
al agency (e.g., Alaska DOT). To be included on the LCP projects must have an esƟmated total project cost of at least 
$1,000,000. 

Q: Is the LegislaƟve Capital PrioriƟes list just “wish list,” and if so, what’s the point of wriƟng up a “wish list”? 

A: The LegislaƟve PrioriƟes list does include projects that are aspiraƟonal, and as such may have items that are so 
large or expensive, that it is hard to imagine compleƟon in the near future. However, arƟculaƟng these prioriƟes helps 
guide the Assembly and the community through small steps that lead up to the larger goal and advocate towards a 
common goal. It will take Ɵme and discipline to keep the list an accurate and living document.  

There are several reasons to include longer term projects on the LegislaƟve Priority List, even when it seems like liƩle 
progress is being made in accomplishing projects: 1) It helps focus aƩenƟon on community needs. 2) It helps groups 
raise money for projects if the sponsor can say that the project has been idenƟfied as a community priority in the CIP. 
3) Typically the more priority a municipality places on a project, the greater the chances it for a legislaƟve appropria-
Ɵon.  
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CBJ lists, plans and1 priorities 
How do the many CBJ lists of projects 1 plans and priorities relate to each other? This diagram shows how 
each document informs the one bellow it. The dollar signs represents the general volume of funds needed, 
but only the green rings are lists that come with the commitment of actual dollars. 
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For more information, call Katie Koester at 907.586.0800 or Katie.Koester@juneau.org 
 
 
 
 

 

City & Borough of Juneau  

Legislative Priorities  

Project Nomination Form 

Project eligibility 

A. Does the proposed project represent a major, nonrecurring expense with a total project cost over $1M

 YES NO 

B. Will the proposed project result in a fixed asset (e.g., land, major equipment, building or other structure, 

road or trail) with an anticipated life of at least two years?  YES NO 

C. Will the project provide broad community benefit?  YES NO 

If you were able to answer YES to all three questions, please provide additional information: 

1.  Project title (Suggested heading):  

 

2. Project description and benefit.  Describe the project (in half a page or less), including specific features, 

stages of construction, etc. Explain how the project will benefit the community. Are there any green or 

sustainability elements to the project? What sector/s of the community will this project benefit? 

 

3. Plans and progress.  Describe (in one or two paragraphs) what has been accomplished so far (if anything). 

This may include feasibility study, conceptual design, final design/engineering/permitting, fundraising activity, 

and total funds raised to date. 

 

4. Project support. Is the project supported in CBJ or other Area plans (List where the project is mentioned in 

planning documents. This could include CBJ plans such as the Comprehensive Plan, or regional planning 

documents like the Comprehensive Economic Development Strategy).  

 

5. Goal of project. In one sentence or less, state the goal of the project. For example “economic development” 

or “improve non-motorized transportation routes.” 

 

 

6. O&M. Who is responsible for operations and maintenance upon completion of the project? 
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For more information, call Katie Koester at 907.586.0800 or Katie.Koester@juneau.org 
 
 
 
 

 

4. Project cost: 

 A. TOTAL COST (including funds already secured) = $____________ 

 B. AMOUNT SECURED (include funding source) = $____________ 

 B. For construction projects, break out preconstruction costs (feasibility/design/permitting): 

  Preconstruction costs = $_____________ Construction costs = $______________ 

 

5. Timeline: Indicate when you hope to complete each phase of the project. Keep in mind that the Legislative 

Priorities will not be published until February. Legislative funding from the state would not be available until 

the start of the following fiscal year (July).  

 A. For projects that consist of land or equipment purchase only, state when the purchase would be made:  

 For construction projects: 

 B. Preconstruction phase to be completed by ______________. 

 C. Construction phase to be completed by ______________.  

6.  Physical Location. Please provide the address or physical description of where the project is located.  

7.  Please provide a photo, drawing, map, or other graphic image if possible.  

8.  Contact Information 
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Additional Materials 
Regular Planning Commission Meeting 

 
Assembly Chambers 

7:00 p.m. 
Meeting Date: November 8, 2022 

 
1. CSP2022 0004: 

a. Public Comment – O’Keefe, received 10-20-2022 
 

 
2. ARP2022 0001: 

a. Public Comment – Sjoroos, received 9-20-2022 
b. Public Comment – Kveum, received 10-7-2022 
c. Public Comment – Duran, received 10-11-2022 
d. Public Comment – Waldo, received 10-14-2022 
e. Public Comment – Miller, reveived 10-18-2022 
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Teal Street Center ˑ United Human Services of SE Alaska | www.TealStreetCenter.org | 888-487-1021 | info@tealstreetcenter.org 

       

United Human Services of SE Alaska 
3225 Hospital Drive, Suite 301 
Juneau, Alaska 99801 
 
October 19, 2022 
 
Juneau Planning Commission 
Attn: Irene M. Gallion 
City and Borough of Juneau 
Senior Planner 
 
Emailed to PC_comments@juneau.org and Irene.Gallion@juneau.org  
 
To Whom it May Concern: 
 
United Human Services of SE Alaska (UHS) is strongly supportive of the CBJ Teal St. Right of Way 
Improvement Project scheduled for a hearing before the CBJ Planning Commission on November 8, 
2022.  
 
UHS is constructing the Teal Street Center (TSC), a social service resource hub currently under 
construction on Teal Street. TSC is scheduled to open in early 2023 and will be the home of seven 
nonprofits–SAIL, United Way of SE Alaska, NAMI Juneau and the Suicide Prevention Coalition, Cancer 
Connection, Alaska Legal Services, the Disability Law Center, Big Brothers Big Sisters.  Central Council 
Tlingit and Haida Indian Tribes of Alaska’s (CCTHITA’s) will also have an office with a resource kiosk and 
Program Navigator.  Additionally, TSC will house rotating strategic providers in a Resource Room as well 
as SEARHC’s Mobile Clinic in the parking lot. 
 
Teal Street Center is located directly between the new Glory Hall and St. Vincent de Paul’s (SVdP’s) low-
income senior housing, Smith Hall.   Behind Smith Hall is SVdP’s transitional housing.  Around the corner 
is Juneau Youth Center (soon to be a branch of the JAMI) and just beyond is CCTHITA’s Head Start 
program.  Commercial businesses are in the area as well as private residents.  Given the mix of uses and 
new growth to the area, measures to improve safety are essential.  The CBJ Teal Street Right of Way 
Improvement Project addresses safety concerns through improved drainage and lighting, paving 12-foot 
lanes, a sidewalk on both sides of the street, and a Capital Transit bus pull out.   
 
We are grateful to CBJ for hearing the safety concerns of all of us in the neighborhood–the nonprofit 
service providers, and our commercial and residential neighbors– and responding with the CBJ Teal St. 
Right of Way Improvement Project.    Again, we urge your support. 
 
Respectfully, 

 
Joan O’Keefe 
Executive Director  
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From: Sjoroos <ersjoroos@gci.net>
Sent: Tuesday, September 20, 2022 2:48 PM
To: PC_Comments; Irene Gallion
Subject: 7400 Glacier Highway

EXTERNAL E-MAIL: BE CAUTIOUS WHEN OPENING FILES OR FOLLOWING LINKS 

To Whom It May Concern: 

My husband and I live at 7539 Vista Del Sol Drive and both of us were born and raised in Juneau, Alaska.  We have raised 

our children, work full time and own businesses here in Juneau.  Rich is the head coach for the Juneau Huskies Football 

team and has coached sports teams in Juneau since 1993.  We are dedicated residents and understand the need for 

housing as much as anyone else.   

That said we are very concerned about the planned neighborhood design for 7400 Glacier Highway. 

Vista Del Sol Drive is a quiet residential street with mostly single‐family homes, only a couple have attached small 

apartments.  What is currently being planned is not in harmony with what currently exists.   

We are worried about Vista Del Sol Drive and Seymour Way potentially connecting.  A planned 444 housing units and an 

estimated 2500 cars driving by daily creates traffic, safety, and noise concerns.  We request the new developers plan to 

have entrance and exit streets within their own lot, or plan a cul‐de‐sac.  

I’m looking forward to seeing the traffic analysis.  From personal experience Glacier Highway can be a busy road, 

especially because it connects Fred Meyers and Costco!  There have been many times I sit on Vista Del Sol Drive waiting 

for a break in traffic to pull out.  The bend in the road where Vista Del Sol Drive and 7400 Glacier Highway connects does 

not help your vision.  I find it hard to believe adding 2500 more vehicle trips per day through this area will pass 

inspection without further development.  

We would also like to request a buffer between Vista Del Sol Drive and the new development.  A fence and landscaping 

will help with the safety and noise for both neighborhoods. 

We are concerned about the trees that will be left standing after 7400 Glacier Highway is clearcut.  Unfortunately, 

residents on Vista Del Sol Drive already know how their houses can be at risk in this situation.  Multiple houses have 

already experienced the scare, inconvenience, and expense of having trees fall on their roofs after only the lowest 

portion of the lot clearcut in the past.   

We appreciate your time and willingness to read our letter and take our concerns into consideration. 

Best Regards, 

Erica and Rich Sjoroos 

Included in "Additional Materials" 
packet for 10/11/22 meeting. 
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October 7, 2022 

Commissioners, 

In your review of project ARP2022 0001, please consider the impact of a D-18 neighborhood with 

density bonuses using secondary access via a D-5 neighborhood. 

My husband and I purchased a home in the Vista Del Sol subdivision this May, the same month that 

Rooftop Properties acquired the adjacent subject property. It was quite alarming to receive a notice of a 

neighborhood meeting just a few months later about a development that would allow for an additional 

444 housing units to be built next door. I find it unfortunate that although the 2015 Planning 

Commission originally recognized the issues of rezoning an existing D-5 lot to a D-18 lot when said lot is 

surrounded by D-5 zoned lots that the Assembly still approved the jump in density. Even though the lot 

has been re-zoned and supports a significantly higher density, please consider what the impact of a D-18 

neighborhood, with density bonuses, will cause to a D-5 neighborhood by using it as secondary access. 

One impact is the value of my property- I’m confident that allowing for more than three times the 

amount of traffic in my small neighborhood will decrease the value of my home. Unfortunately, the City 

Assessor did not respond to Staff’s request for comment on this project regarding property value. 

Another inevitable impact is the amount of anticipated traffic will affect the safety of the residents of 

the Vista Del Sol subdivision, which was a major talking point at the neighborhood meeting. I urge you to 

drive through the neighborhood- there are always children playing in the street and on the sidewalks. 

 At the meeting it seemed that there was an agreement that the applicant would discuss a secondary 

access through Alaska Mental Health Trust Authority land which, per the staff report, is interested in 

comparable density development of their property (Page 7, section 2- Analysis). After reviewing the staff 

report it doesn’t seem that the conversation took place between the applicant and AMHTA.  I urge the 

Commission to continue the review of this project to a future date and request analysis of the impact of 

secondary access traffic to the Vista Del Sol subdivision.  

Thank you for your time, 

Holly & Sean Kveum 

Included in "Additional Materials"
for the 10/11/2022 meeting
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Dear Planning Commission Members, 

My Name is Marciano Duran with Duran Construction we are the Developer of the Vista Del Sol 
Subdivision. As a Builder/Developer and a resident of Juneau for the past 45 years, I am familiar 
for the need of additional housing in Juneau. I attended the September 8th meeting and was 
familiarized with this proposed project, as well as meeting the developer's representative.  

I mentioned to the Developer that I thought this was a viable project just not as currently 
designed, which does not address any of the adjoining neighbor’s concerns i.e. buffer and 
access. The 19.71 acres is enough property to have its own ingress and egress with no need to 
disrupt the D-5 harmony on Vista Del Sol Drive. This proposed D-18 development has 23 more 
units per acre than the Vista Del Sol Subdivision. Allowing the substantial increase traffic will 
make Vista Del Sol Drive more of a highway that a street!  

To give you all a quick history of the Vista del Sol Subdivision, at the preliminary plat approval of 
this subdivision a plat note was added and approved as follows: NOD File no. SUB 2003-00016 
October 29, 2003   

 On the final plat there shall be a provision for vacating the cul-de-sac at the end of Vista Del 
Sol Drive in the event the street is extended in the future.    

Buena Vista Way is to be vacated if not developed within 2 years. However, during the final plat 
process this note was to be removed per the CBJ since the interpretation of the code did not 
allow for the approved note. This was removed in order to continue with this development. 
Subsequently we had a design competed to vacate Buena Vista Way and extend Vista Del Sol 
Drive north instead east. Extending Vista Del Sol Drive will allow the continuation to custom 
homes with the participation of CBJ Lands. 

We have already had a pre-application meeting with CBJ regarding “Vista Del Sol Modification-
Stub Street Relocation” Case PAC2016020 receiving minor comments. As of today we have been 
in the “que” at CBJ to continue this application. Unfortunately but due to staff shortages we are 
patiently waiting for a response. 

Now upon review of the proposed subdivision submitted by the Utah developer I think this 
design can be easily re-designed to eliminate the Vista del sol drive access and to keep the 
ingress and egress as well as the east access on the 19.71 acres of D-18 and not have to 

Received after deadline for 10/11/22 
additional materials. 
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compromise the harmony of the D-5 zoned subdivision next door. I also would request the 
commission to include a buffer not to be less than 50’ set back from the creeks ordinary high 
water mark.  

These 2 items will not have a devastating effect on this project and will maintain profitability for 
this Utah based developer. Juneau needs housing no question but I see good changes are 
coming with CBJ current incentive for development. We don’t want to over build our City 
having the opposite effect of empty units all over town like it was in 1988-92 remember?  

 

Sincerely,   

 

Marciano Duran  

7523 Vista Del Sol Drive 

  

Attachment.  
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1

From: Nick Waldo <nbwaldo@gmail.com>
Sent: Friday, October 14, 2022 12:12 PM
To: PC_Comments
Subject: 7400 Glacier Highway Comment

EXTERNAL E-MAIL: BE CAUTIOUS WHEN OPENING FILES OR FOLLOWING LINKS 

To the planning commission, 

I am writing to express my support for the proposed development at 7400 Glacier Highway. I understand that at 
your last meeting residents of Vista Del Sol raised concerns, and requests such as to keep extra traffic off 
residential streets and prevent windfall are reasonable and should be listened to. That said, Juneau is in a severe 
housing shortage. I am fortunate to have a good job and I just purchased my first home, a small townhouse. I 
spent many months actively searching for affordable homes and was outbid on 7 other properties first, nearly all 
of those were on the market for less than two weeks. When my friends hear I bought, I get immediate questions 
about whether that means the apartment I was renting is available. You probably know the statistics and 
numbers better than I do, but I want to convey the frustration and discouragement that the towns housing crises 
is inflicting on all of us who didn't own a house prior to 2020. Whether rentals or for sale, we desperately need 
more places to live. Please find a way to accommodate local concerns while still allowing this project to go 
forward. 

Thank you for your consideration, 
Nick Waldo 

344

Section R, Item 5.



1

From: Kathryn Miller <kathryn.flett.miller@gmail.com>
Sent: Tuesday, October 18, 2022 9:40 AM
To: PC_Comments
Subject: Preliminary plan approval for an Alternative Residential Subdivision, developing up to 

444 dwelling units on 19.71 acres (ARP2022 0001)

EXTERNAL E-MAIL: BE CAUTIOUS WHEN OPENING FILES OR FOLLOWING LINKS 

Good morning,  

I just read this article in the Juneau Empire https://www.juneauempire.com/news/444-unit-housing-project-
raises-hopes-concerns/ and learned this project will be discussed again on 10/25, so I assume you are still 
accepting comments.  

I would like to voice my support for the project. We have a housing shortage in our community which needs to 
be addressed through development. I think the concerns regarding tree stabilization and snow removal are valid, 
but residents of the Vista Del Sol neighborhood need to bear in mind the additional daily road trips aren't 
through their property. The trips will be on publicly owned, funded, and maintained roads. I am a 
downtown homeowner with less than 10 feet between my house and the street, which provides access to our 
community's most trafficked trail system - Perseverance. I don't begrudge the hundreds of motorists, cyclists, 
dog-walkers, and recreaters who pass by every day - it's not my property. It's ours. Sharing communal, publicly 
funded spaces is a fundamental part of residing in a community. 

That being said, more than a century has passed since the planning of my road and home occurred and surely 
some lessons have been learned. I am confident the planning commision and developer can provide for effective 
snow removal, ADA access, and tree stabilization solutions while also introducing much-needed new housing 
stock in a timely manner.  

Thanks for your time, 
Katie Miller 
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