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Analysis

Existing: Urban Low Density Residential 

Definition: [ULDR] lands are characterized by urban or suburban residential 

lands with detached single-family units, duplex, cottage or bungalow 

housing, zero-lot-line dwelling units and manufactured homes on 

permanent foundations at densities of one to six units per acre. Any 

commercial development should be of a scale consistent with a single-

family residential neighborhood, as regulated in the Table of Permissible 

Uses (CBJ 49.25.300).

Proposed: Medium Density Residential 

Definition: [MDR] lands are characterized by urban residential lands for 

multifamily dwelling units at densities ranging from 5 to 20 units per 

acre. Any commercial development should be of a scale consistent with 

a residential neighborhood, as regulated in the Table of Permissible 

Uses (CBJ 49.25.300). 
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Development since 2013

60 units

32 units

Brewery/Tasting Room9 units; Rezoned 

WC to GC 

Harbor Expansion

Rezoned LC to GC



2013 - 2015



Outdoor gathering space
Pedestrian walkway that 

connects to sidewalk

Landscaping that exceeds 

the minimum requirement



Outdoor seating

Canopies

Outdoor planters

First floor transparency



What the ABAP Says About 
Views?



Late 2018 

• 4 member Planning Commission Ad 

Hoc Committee

• Working sessions every 3 – 4 weeks

• 1.5 hour lunch sessions

• The right CBJ employees were 

there

• Open to the public



MU3 zoning district - intended to place a greater emphasis on the

integration of small-scale commercial uses within high-density residential

structures. Flexible setback regulations are deliberate to promote

cohesive neighborhoods and encourage the development of pedestrian-

oriented buildings.



NC zoning district - intended to encourage the development of lively,

mixed-use neighborhoods that are compact and walkable. Greater

emphasis is placed upon medium density residential as the primary

use with neighborhood-scale commercial activity that is less intensive

than that permitted in the light commercial, general commercial and

mixed use zoning districts.

Neighborhood Commercial zoning districts are primarily used as a

buffer between commercial and mixed use zoning districts and single-

family and lower density multi-family residential zoning districts.





Auke Bay Overlay District - The purpose of the

Auke Bay Overlay District is to implement the Auke

Bay Area Plan Vision through design standards and

development bonuses that promote the creation of

a lively, village-like setting. Bonuses may be earned

by providing a combination of design amenities and

public benefits recommended by the Auke Bay Area

Plan, which was adopted into the Comprehensive

Plan



Public Amenities

Plat a future public right of way – includes roads and pedestrian walkways

Provide at least 12 public parking spaces

AUKE BAY OVERLAY DISTRICT – HOW TO EARN BONUS POINTS

Design Standards

Mixed use building

Install a canopy

Covered recessed entry ways

First floor transparency

Covered bike racks

Screening parking lots, trash receptacles, utilities

Building stepbacks to preserve views





What could go wrong?



Analysis
Neighborhood Meetings

January 16th Existing Zoning Regulations in Auke Bay UAS Rec Center Rm 116

March 13th Existing & Proposed Density and Height 

Viewshed Protection

UAS Rec Center Rm 116

April 10th Access & Parking UAS Egan Library Lecture Hall 

(Rm 112)

May 8th Setbacks / Buffers / Vegetative Cover UAS Rec Center Rm 116

May 29th Building Design Standards / Site Features / 

Screening

UAS Rec Center Rm 116

June 19th Using the Bonuses UAS Rec Center Rm 116



This meeting will be considered a success if…

• You leave feeling informed about the current zoning in Auke Bay

• You leave feeling informed about the vision and goals of the

Auke Bay Area Plan and the 2013 Comprehensive Plan

• You understand why new zoning is being proposed

• You leave feeling like your input matters and were given an

opportunity to participate



Analysis

Existing: Urban Low Density Residential 

Definition: [ULDR] lands are characterized by urban or suburban residential 

lands with detached single-family units, duplex, cottage or bungalow 

housing, zero-lot-line dwelling units and manufactured homes on 

permanent foundations at densities of one to six units per acre. Any 

commercial development should be of a scale consistent with a single-

family residential neighborhood, as regulated in the Table of Permissible 

Uses (CBJ 49.25.300).

Proposed: Medium Density Residential 

Definition: [MDR] lands are characterized by urban residential lands for 

multifamily dwelling units at densities ranging from 5 to 20 units per 

acre. Any commercial development should be of a scale consistent with 

a residential neighborhood, as regulated in the Table of Permissible 

Uses (CBJ 49.25.300). 



35 units/Intense commercial 

uses  (GC) 

57 units/Less intense 

commercial uses  

(LC) 

18 units/Some commercial 

uses  (D10 multifamily) 

122 units/Intense 

commercial uses  (GC) 

49 units/Some commercial 

uses  (D15 multifamily) 

Development Potential with Current Zoning





Density Change with Proposed Zoning

GC 50 units per acre

Decrease to 30 with potential 

for 50LC 30 units per acre

No change in density

D10 10 units per acre

GC 50 units per acre

Decrease to 30 with potential 

for 50

D15 15 units per acre

Increase to 30 with potential 

for 50



Zoning District Maximum Height for 

Primary Use

Maximum Height for Accessory 

Use

D3 35 feet 25 feet

D10 35 feet 25 feet

D15 35 feet 25 feet

WC 35 feet 35 feet

LC 45 feet 35 feet

GC 55 feet 45 feet



Existing Zoning District - Dimensional 
Standards

10 units per 

acre

D3 - 35 feet / 25 feet

No Change

D10 - 35 feet / 25 feet

No Change

D15 - 35 feet / 25 feet

No Change

LC - 45 feet / 35 feet

Decrease to 35 feet /25 feet

GC - 55 feet / 45 feet

Decrease to 35 feet /25 feet

WC - 35 feet / 25 feet

No Change. Outside of 

proposed zoning 

boundary



Examples of General and Light Commercial 



Examples of General and Light Commercial 



Examples of General and Light Commercial 



Examples of General and Light Commercial 



Mendenhall Loop Rd. 

- DOT right-of-way (Major Collector)

Glacier Highway

- DOT right-of-way (Urban Principle Arterial)

No local roads within the 

center of Auke Bay







Average Daily Trip Estimates  



Average Daily Trip Increases   

Since 2017:

Auke Bay Station Condos – 349 ADT

The Jetty Condos – 186 ADT

Forbidden Peak – 159 ADT

Total of 694 estimated vehicle trips

per day



• Branched roads lead to fragmented and dispersed land uses.

• Branched roads are not multi-modal friendly; they are designed for cars.

• Interconnected roads ( if designed well) encourage walking, reduce the number and length of automobile trips, and

conserve energy.

• Interconnected roads are designed for people.

• They create links between neighborhoods.

Benefits of Connected, Local Roads



Required Setbacks

Lot Line D3 D5 D10 D15 LC GC WC

Front 25’ 20’ 20’ 20’ 25’ 10’ 10’

Rear 25’ 20’ 20’ 15’ 10’ 10’ 10’

Side 10’ 5’ 5’ 5’ 10’ 10’ 10’

Street Side 17’ 13’ 13’ 13’ 17’ 10’ 10’



What Else Helped

Reviewing the planning process before each neighborhood 

meeting

Parking lot topics

Establishing relationships and trust, again

Ad Hoc Committee meetings in Auke Bay in the evening



Questions?



D3 – residential district intended to accommodate primarily single-family and
duplex residential development at a density of three dwelling units per acre.

Primarily located outside of the Urban Service Boundary where public utilities are
not provided.

The density reflects the existing pattern of development of properties in the
district.

There is a limited amount of D3 zoned lands located within the Urban Service
Boundary. These are lands for which a lower density is deemed appropriate or , in
the case of transition zones, where the zoning will be changed to a higher density
when sewer and water are provided.



D10 and D15 – residential districts intended to accommodate primarily multi-
family residential development and 10 and 15 units per acre. 

These are relatively low-density multi-family districts. 

General Commercial (GC) – intended to accommodate most commercial uses
and densities at 50 units per acre

Commercial activities are permitted outright in the zone except for those few uses
that are listed as conditional uses to ensure compatibility.

Residential development is allowed in mixed and single-use developments.



Light Commercial (LC) – intended to accommodate commercial 
development that is less intensive than that permitted in the GC district at a 
density of 30 units per acre. 

LC districts are primarily located adjacent to existing residential areas. 

Although many of the uses allowed are also allowed in GC, they are listed a 
conditional uses and therefore require Planning Commission review to 
determine compatibility with surrounding land uses. A lower level of intensity 
is also achieved by stringent height and setback restrictions. 

Residential development is allowed in mixed and single-use development. 


