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Gastineau Lodge
Case Number: PAC20180007

Applicant: Steve Soenksen

Property Owner: Douglas Trucano

Property Address: Gastineau Ave

Parcel Code Number: 1C070H020120

Site Size: 14,995 sq ft

Zoning: MU

Existing Land Use: Vacant

Conference Date: 2/5/18

Report Issued: 2/15/2018
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Note: Copies of the Pre Application Conference Report will be emailed, instead of mailed, to
participants who have provided their email address below.
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Mark Millay
Autumn Sapp
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Conference Summary
Questions/issues/agreements identified at the conference that were not already identified in the
attached reports.
The following is a list of issues, comments and proposed actions, and requested technical submittal
items that were discussed at the pre application conference.

Planning Division:

1. Zoning – 49.25.300(c)(4), Conditional Use Permit is required for construction of 72 units. 49.70.300(a)(3),
Conditional Use Permit is required for construction in a moderate hazard zone. 49.70.210, Hillside
Development Permit is required for excavation of any slope in excess of 18%. 49.25.430, Minor
Subdivision Application is required for lot consolidation.

2. Setbacks – None

3. Height –None

4. Access – N/A

5. Parking – Given 72 single room occupancies/single bedrooms and 30% parking reduction for location in
PD 2, the project is required to provide 50 parking spaces. Site plan currently shows 9 parking spaces,
and applicant has expressed that there are no plans to include more onsite parking. Upon further
research, the only other mechanism for offsetting required spaces would be Downtown Fee in Lieu of
Parking. The FY16 rate, which is the most recent available rate, is $10,438.00 per commercial parking
space. Note that the applicant must provide information to support findings that the proposed
development will not have significant adverse impacts on nearby on street parking, subject to the
approval of the Planning Commission.

6. Lot Coverage – None

7. Vegetative Coverage – None

8. Lighting – Lighting must be provided and directed downward at door entries and stairs.

9. Noise – No comments at this time, though comments may arise during public comment process for a
Conditional Use Permit

10. Flood – N/A

11. Hazard/Mass Wasting/Avalanche/Hillside Endorsement – Site is in a moderate landslide and avalanche
zone and thus requires a Hillside Endorsement Permit. The permit will be reviewed by the Planning
Commission, as the project does not meet the exceptions outlined in 49.70.210(b).

12. Wetlands – N/A

13. Habitat – N/A

14. Plat or Covenant Restrictions – N/A

Building Division:

15. Building – Building does not have any additional input at this time. Once the information is expanded we
may have comments.

16. Outstanding Permits None

General Engineering/Public Works:
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17. Engineering – Driveway, as proposed regarding planters, parking and trash storage pickup will need to be
reconfigured and approved through Engineering/Public Works. Hillside site plan will need to be designed
by an Alaska licensed Engineer. Hillside site work will need special inspection.

18. Drainage – The drainage from the development can be collected and sent to the drainage infrastructure
piping in the Bulger Way ROW.

19. Utilities – (water, power, sewer, etc.) The three 1” water services located within the Gastineau Ave.
ROW will have to be decommissioned. A fireline and domestic water line will need to be sized and
configured for supply. Sewer is available and will need to be sized for drain fixture discharge.

Connection cost for the water: $750.00 for fireline connection or actual cost of connection/ inspection,
whichever is greater. Domestic water connection cost is based on line size at $750.00 per each ½ inch
line size rounded up to the ½ inch. Sewer connection cost: $1,000.00 for the first 20 fixture units, or a
fraction thereof, and $500.00 for each additional 20 fixture units, or a fraction thereof.

Fire Marshal:

20. Fire Items/Access – N/A

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

2. Conditional Use (Major Development)

3. Conditional Use (Moderate hazard zone development)

4. Hillside endorsement permit

5. Minor subdivision / lot consolidation

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:

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. None

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. Development Permit; $0.00

Attachment M- 2018 PAC2018-0007 Final Report



Pre Application Conference Final Report

 
Page 4 of 4 

2. Conditional Use Permit (major development); $750.00

3. Conditional Use Permit (moderate hazard zone development); $400.00

4. Hillside Endorsement Permit; $23,7912.00

*Initial deposit is 1% of project’s value, which equals [livable space]*[dollar coefficient specific to
building’s structural designation]*0.01. For this project, that is equation is 22330*106.4*0.01. The fee to
the developer is the gross hourly rate for professional review of the application and for inspection. The
difference between this charge and the initial deposit will be returned to the developer.

5. Minor Subdivision; $185.00

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

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

City/Borough of Juneau
Permit Center
230 S. Franklin Street,
Fourth Floor Marine View Center
Juneau, AK 99801

Phone: (907) 586 0715
Fax: (907) 586 4529
Web: www.juneau.org/cdd
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City and Borough of Juneau      January 4, 2018 
Community Development Department 
155 S Seward St. 
Juneau, Alaska 99801 
 
Attn: Zoning and Building Division 
 
Re: Community Development Permit – Pre-Application review process for  
Gastineau Lodge Apartments 
 
We would like to request your consideration of our concept plans for Gastineau 
Lodge Apartments. This 72 unit apartment building is intended for affordable 
housing facility for workforce needs, and to specifically address local housing needs 
for short and long term residential apartments in downtown Juneau.  
 
Due to the siting, location and needs of potential renters, most will not have or need 
a private automobile.  The siting is designed to allow easy access for pedestrians and 
cyclists to meet their needs as a higher priority than the private auto.  An adjacent 
apartment building shows less than 30% utilization of their built parking lot, per 
parking requirement.   
 
We would like to request a description of permits and jurisdictional review 
elements that may be necessary to approve this project for building permits.  Either 
a letter response could be helpful to us in planning for the final permit submittal, or 
comments on this letter, would be appreciated.  We will use this for the basis of our 
continued planning to deliver the project. 
 
ZONING 
 
Zoning is still under review, per Amy, but it appears that a Conditional Use Permit 
application will be needed for the multi-family dwelling.  Zoning codes and setback 
concerns can be addressed or can be shown already in compliance.   Parking 
requirements will be addressed through the permit review process. 
 
Previously this property had planning commission action on Hazard Zone review 
and amending the city map to be in the “Moderate Hazard zone”.  This should be 
located in your files. 
 
 
BUILDING PERMIT 
We received a preliminary estimate today based upon square footage from Charlie 
Ford, Senior Building Official of $15,000 for the Building Permit and $10,000 in plan 
review fee.  This would give a total estimated cost of $25,000 for the Building 
Permit.   The concept drawings are based upon code compliance and acceptable 
local building best practices. 
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Please let us know of any other issues we may need to know, going forward.  
Assuming the issues known at this time, can be simply and reasonably solved, we 
hope to be able to deliver this project in the next year and available for early 2019 
occupancy. 
 
Thank you for your Pre-Application Review and we look forward to working with 
you on development of this much needed housing solution for downtown Juneau. 
 
Sincerely. 
 
<SIGNED> 
 
Steven Soenksen, 
907-209-0709 
ssoenk@yahoo.com 
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 Presented by: The Manager 
 Presented:  09/12/2022 
 Drafted by:  R. Palmer III 
 

ORDINANCE OF THE CITY AND BOROUGH OF JUNEAU, ALASKA 

Serial No. 2022-06(b)(P) 

An Ordinance Appropriating $700,000 to the Manager for a Pre-Development 
Loan to the Gastineau Lodge Apartments, LLC; Funding Provided by the 
Affordable Housing Fund. 

 

WHEREAS, during the 2021 Affordable Housing Fund solicitation, the City and Borough of 
Juneau (CBJ) received a proposal from a private development group for a pre-development loan of 
$700,000 for a 72-unit apartment building in Downtown Juneau; and 

 
WHEREAS, the scoring team (including a banker and a developer) supported a loan to the 

private development group only if the loan was collateralized; and 
 
WHEREAS, the developer (Gastineau Lodge Apartments, LLC, a partnership between Verde 

Infrastructure Partners, LLC and Douglas Trucano) has proposed that CBJ accept the property as 
collateral for the loan, it is three separate buildable lots, each about 5,000 square feet, for a total of 
14,995 square feet of property that is zoned Mixed Use – the CBJ zoning district with the fewest 
development restrictions; and 

 
WHEREAS, the assessor has the property valued at $134,100 and a recently provided 

appraisal has the property valued at $795,000. Given these very different values, if CBJ accepts 
the land as collateral for a $700,000 loan, then CBJ needs confidence in the appraisal; and 

 
WHEREAS, given the high demand for housing and the potential reward for the community 

if this housing project is fully developed, the following appropriation terms and conditions are in 
the best interest of the community. 

 
BE IT ENACTED BY THE ASSEMBLY OF THE CITY AND BOROUGH OF JUNEAU, ALASKA: 
 
Section 1. Classification. This ordinance is a noncode ordinance. 
 
Section 2. Appropriation. There is appropriated to the Manager the sum of seven 

hundred thousand dollars ($700,000) for a loan to Gastineau Lodge Apartments, LLC. 
 

Section 3.  Source of Funds. 
 
Affordable Housing Fund  $700,000 
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Section 4. Loan Purpose and Terms. The Manager is authorized to negotiate a 
financing agreement with the following essential terms, in addition to other reasonably necessary 
contractual and financing provisions deemed necessary by the Manager to protect the City and 
Borough of Juneau: 

 
(a) Intent. Housing, especially workforce housing in downtown Juneau, is in high demand. 

The purpose of this loan is to provide an injection of capital, secured by liens, to 
jumpstart the development of a 72-unit apartment building in downtown Juneau. Given 
the disparity between the assessed value ($134,000) and the developer’s appraised 
valuation ($795,000) and the risks of pre-construction loans, a phased loan 
disbursement with benchmarks and private match is reasonable. 
 

(b) Borrower. The developer and borrower is Gastineau Lodge Apartments, LLC, 
represented by Steven Soenksen and Douglas Trucano. 
 

(c) Real Property (“Property”). This appropriation is for a 72-unit apartment building 
on the following real property: 

 
Lots 12, 13, and 14 in Block 2, Pacific Coast Addition to the Townsite of 
Juneau, Juneau Recording District, First Judicial District, State of 
Alaska, as recorded April 22, 1913 in the “Trustee’s Deed Book,” Page 
684, in the District Recorder’s Office Juneau, Alaska. 
 

(d) Payment Term. The term of a loan shall not exceed five years. 
 

(e) Interest Rate and Calculation. The balance of a loan shall bear interest at the rate 
estimated by the finance director to be the average rate the City and Borough of 
Juneau earned or will earn on its certificates of deposit over the applicable period with 
interest computed on an annual basis; principal and interest on the balance shall be 
repaid to the City and Borough of Juneau. 
 

(f) Loan amounts. A total of $700,000 is available as follows: 
 
(1) Pre-permitting loan. A loan of up to $350,000 is available for new invoiced 

expenditures for design, permitting, mobilization and ordering of long-lead retaining 
wall materials that are reasonably necessary for the 72-unit apartment 
development. 
 

(2) Post-permitting loan. An additional loan of up to $350,000 is available—after 
grading, drainage, and all necessary permits have been received from the City and 
Borough of Juneau departments (i.e. Community Development, Engineering and 
Public Works, etc.) as determined by the Manager—for fifty percent (50%) of 
invoiced work that improves the property (i.e. utilities, grading, drainage, retaining 
walls, etc.); the remaining fifty percent (50%) must be provided by the private 
developer as match. 
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(g) Security. The Borrower and real property owner must agree that in exchange for the 
City and Borough of Juneau providing the loans, the City and Borough of Juneau is
authorized to secure each loan with a lien against the real property. In addition, the 
Borrower must agree to authorize the City and Borough of Juneau to secure each loan 
with liens on any materials purchased with the loaned money; the City and Borough of
Juneau must release the materials liens either upon the Borrower completing 
repayment or upon permanently installing the materials onto or into the Property.

(h) Additional Loan Terms. The Manager may add additional terms consistent with the 
intent of this ordinance.

Section 5. Effective Date. This ordinance shall be effective 30 days after its adoption.

Adopted this 24th day of October, 2022. 

     Beth A. Weldon, Mayor
Attest:

Elizabeth J. McEwen, Municipal Clerk 

B h A W ld M

b th J M E M i i l
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HILLSIDE ENDORSEMENT CHECKLIST 
USE2023-0008 – Gastineau Lodge Apartments 

CBJ 49.70 Item Description 
CBJ 49.70.240 Application 

240(1) Vicinity map including scale, roads, place, and 
street names 

See Attachment A, 2021 PND Report 

Map(s) Showing: 
240(2)(A) Extending 50 feet in all directions beyond 

development.  In practice, mapping can be 
limited to the lot and 25 feet beyond.  

See Attachment A, 2021 PND Report 

240(2)(A) Two-foot contours for flat terrain or five-foot 
contours for steep terrain. 

See Attachment A, Floor Level Plans, 
Level 1 Diagram 

240(2)(A) 12 percent line, 30 percent line; Not submitted 
240(2)(A) Existing improvements on the site and 

adjacent lots, including structures, roads, 
driveways and utility lines. 

See Attachment A, Floor Level Plans 

240(2)(B) Water bodies, tidelands and drainage ways 
from the development site to accepting 
natural waterbody. 

N/A 

240(2)(C) Lot boundaries and easements for the site and 
adjacent lots. 

See Attachment A, Floor Level Plans 

240(3)(D) The location of improvements including 
structures, roads, driveways, utility lines, 
culverts, walls and cribbing. 

See Attachment A, Floor Level Plans 

240(3)(E) Clearing limits of existing vegetative cover. Not submitted 
240(3)(F) A cross-section of the development site. See Attachment A, Site Section 

Engineered Plans, Including: 
240(4) Roads, driveways, parking areas, including 

elevations. 
See Attachment A, Floor Level Plans and Site Section 

240(4) Structural improvements and foundations. 
240(4) Off-site stormwater runoff systems. 
240(4) Development cross-sections. 

Landscape Plans, Including: 
240(6) Trees to be retained, by species and location. Not Submitted 
240(6) Temporary slope protection measures. 
240(6) Erosion and siltration control measures. 
240(6) Seeding and sodding materials. 
240(6) Planting and maintenance system. 
240(6) Methods for stabilizing and protecting bare 

slopes. 
Geologic Memo, Including: 

240(7) Summary of the relevant surface and bedrock 
geology of the site. 

See Attachment A, 2021 PND Geotechnical Report 

240(7) Discussion of active geologic processes with 
conclusions and recommendations regarding 
the effect of geologic factors on the proposed 
development. 

240(7) Data regarding the nature, distribution and 
relevant parameters of existing soils. 

240(7) Recommendations for grading procedures. 
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240(7) Design criteria for corrective measures as 
necessary. 

240(7) Recommendations covering the suitability of 
the site for the proposed development. 

Other: 
240(5) A description of the source and type of any 

off-site fill. 
No source identified 

240(5) The site for depositing excess fill. No source identified 
240(9) A work schedule, by phase.  Not submitted 

  
CBJ 49.70.250 Standards for Approval 

250(1) New road standards, width, and grade. N/A 
250(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. 

The project is scheduled to begin as soon as permits 
are secured. Should site construction activities extend 
into a heavy rainy season, construction may be halted 
at the discretion of E&PW if erosion and sediment 
discharge become a problem. 

250(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. 

See Attachment A, 2021 PND Report 

250(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. 

See Attachment A, Floor Level Plans. 
Peak discharge information was not submitted with 
the application. Runoff from the proposed 
development will be piped directly into the 6” public 
storm drain system within Bulger Way. 

  
CBJ 49.70.260 Criteria 

260(1) Soil erosion. Soil disturbance and soil erosion 
shall be minimized and the effects thereof 
mitigated. 

See Attachment A, Floor Level Plans. 
The lower portion of the development will be 
constructed of a terraced fill and will be subject to 
erosion until covered with matting or vegetation. 
Sediment barriers will be required to be installed and 
maintained along the lower edge of the fill until 
adequate vegetation is established. 

260(2) Existing vegetation. Depletion of existing 
vegetation shall be minimized. 

The submitted plans do not specify how much of the 
existing vegetation will remain post-construction. 
Proposed building setback distances range from 1’ 
7” in the front yard (level 5) to 8’ 7” in the rear yard 
(level 1), leaving minimal room for undisturbed land 
during construction. 

260(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. 

See Attachment A, 2021 PND Geotechnical Report 

260(4) Time of exposure and soil retention. The 
developer shall minimize the period of time 
that soil is exposed and shall employ mats, silt 

The grading permit and building permit will include 
conditions to assure disturbed soil and fill slopes are 
protected as soon as they are completed or if 
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blocks or other retention features to maximize 
soil retention. 

uncompleted slopes will be exposed for longer than 
two weeks. Sediment barriers will control sediment 
runoff during the construction period when disturbed 
soils are exposed to the weather. The grading permit 
and building permit will require routine maintenance 
of these devices. 

260(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. 

Approximately 10% to 20% of the project site around 
the edges will be available for vegetative ground 
cover post-construction. The remaining portion of 
the project site will be disturbed with grading or 
building. All disturbed slopes must be seeded with a 
CBJ-approved mix and fertilized as soon as possible 
after site grading is completed. All seeded areas must 
be covered with a jute mat or similar surface blanket 
to help promote soil stability and seed germination. 
All plantings shall be complete within no more than 
one calendar year after the date of issuance of any 
grading permit or building permit for the subject 
project. 

260(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. 

See Attachment A, 2021 PND Geotechnical Report 
and Floor Level Plans. 
Site grading should be established to provide 
drainage of surface water or roof drainage away from 
proposed and existing buildings and toward suitable 
drainage structures. All hard surfaces (i.e. roof and 
parking deck) will be drained to the storm drain in 
Bulger Way. The slope in front of the building will be 
graded to drain to an area drain which is also piped 
into the Bulger Way storm drain. 

260(7) Foundations. The developer shall ensure that 
buildings will be constructed on geologically 
safe terrain. 

See Attachment A, 2021 PND Geotechnical Report 

260(8) Very steep slopes. The developer shall 
minimize excavation on slopes over 30 
percent. 

See Attachment A, 2021 PND Geotechnical Report. 
Using 2013 USGS contour data, the overall slope of 
the project site is approximately 45%. The building is 
to be constructed on approximately 60% of the 
project site, from between the Gastineau Avenue 
right-of-way to within 8’7” from the South Franklin 
Streets downhill. Construction will require careful 
site preparation including cutting a keyway at the 
toe of slope to stabilize the fill. It is unclear if the 
applicant has minimized excavation to that 
necessary to accommodate the proposed 
development. 

260(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. 

See Attachment A, 2021 PND Geotechnical Report. 
Overburden at the project site generally consists of 
brown silty sand with gravel. Retaining walls must be 
designed to resist lateral pressures including lateral 
earth pressures, surcharge or surface loads, 
hydrostatic pressures, and seismic forces. The report 
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recommends the use of clean, angular, free-draining 
coarse grained soil to prevent the buildup of 
hydrostatic forces. 

260(10) Wet weather periods. The developer shall 
minimize exposure of soil during the periods 
of September 1—November 30 and March 1—
May 1. 

The applicant has indicated that construction will 
occur as soon as all permits are obtained. Any site 
work to stabilize the soil would need to be done after 
November 30th to avoid working during wet weather 
periods. Issuance of a grading permit will require the 
applicant to include a construction schedule. E&PW 
will have the discretion to halt the work if soil 
exposure becomes a problem during wet weather 
periods. 
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Hazards – Landslides and Avalanches 
 
Following is a synopsis of historic plans and reports that have identified landslide and avalanche hazards for the 
project site and the larger Gastineau Avenue area. These documents can be found in their entirety here: 
 

https://juneau.org/community-development/plans-studies 
 

1972 Geophysical Hazards Investigation for the City and Borough of Juneau, Alaska: A Summary Report.  
Daniel, Mann, Johnson and Mendenhall.  Portland, OR.  October 1972. (ADOPTED) 
 
1972 Geophysical Hazards Investigation for the City and Borough of Juneau, Alaska: Technical Supplement.   
Daniel, Mann, Johnson and Mendenhall.  Portland, OR.  October 1972. (ADOPTED) 

The 1972 Summary Report and Technical Supplement formed a foundation for the eventual adoption of the 
1987 maps and Title 49 code in use today. Specifically, the 1972 Summary Report maps delineated the project 
site within the following areas: 

Map Figure 6: Mass Wasting – High Hazard Area  
Map Figure 10: Snow Avalanche – Potential Hazard Area 
Map Figure 11: Composite: Mass Wasting / Snow Avalanche – High Hazard Area (see next page) 

Page 51 of the Summary Report states that the purpose of the Composite Mass Wasting and Snow Avalanche 
hazard rating system was to, “Identify areas wherein the aggregate, life and property are exposed to high, 
moderate and low hazards [and] to provide a basis for prioritizing collective and preventative measures.” 
Furthermore, the report states: 
 

“Each category of hazard - mass wasting and snow avalanche – identifies three degrees of hazard. 
Aggregating the two systems, nine combinations of hazards are possible. Practically speaking, 
nine classifications is an unworkable number. However, it is logical to group several combinations 
under common headings. If a geographic area is known to be vulnerable to both a high snow 
avalanche hazard and a potential mass wasting hazard, then the known higher level of hazard 
should govern, and the resulting composite hazard class is High Hazard. Similarly, two high hazard 
ratings constitute a Very High Hazard.” 

 
The table below shows how the two hazard scenarios were conflated. Eventually, the composite map (see 
next page) was broken down into smaller area maps and adopted by the Assembly in 1987. 
 

  Snow Avalanche Hazard Classifications 
  High Hazard Potential Hazard No Hazard 
Mass Wasting 

Hazard 
Classifications 

High Hazard Very High Hazard High Hazard High Hazard 
Potential Hazard High Hazard Potential Hazard Potential Hazard 

No Hazard High Hazard Potential Hazard No Hazard 
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The 1972 Technical Supplement goes into detail regarding the sub-area delineated as the “Mt. Roberts 
Slopes”: 

Page 31: “By far the most hazardous area in terms of potential destruction of property and loss of life from 
landslides is that area at the base of the Mt. Roberts slope extending from the corner of 3rd and Harris Streets 
to the beginning of Thane Road. Eleven major debris avalanche-debris flow deposits have been identified and 
mapped on its slope. Three of these are massive in size and occurred before Juneau settlement. The remaining 
eight were smaller but still destructive in size. All are identifiable on the ground and the eight post-settlement 
slides were well documented by local newspapers at the time of their occurrence (Appendix X).” 

Page 36: “The eight major landslides which have occurred since Juneau was settled are expressed as linear 
ridges near the base of the slope or as bulked deposits above Gastineau Avenue and South Franklin Street. Five 
of these reached South Franklin Street but did little damage on the beach side of the street (side nearest the 
harbor) since most of their energy was dissipated by damage and destruction above South Franklin. Three 
terminated on Gastineau Avenue.”

Page 36: “In summary, 21 gullies have been mapped on the Mt. Roberts slope above the city; 15 identified as 
having a high debris avalanche-debris flow hazard. Considering the extremely steep slopes, unstable bedrock 
and soil conditions, numerous high hazard gullies extending directly into the urban area and its past history of 
land-sliding, most of the Mt. Roberts slope above South Franklin Street and Gastineau Avenue must be 
considered as highly hazardous in terms of damage and potential loss of life from landslides.”

1972 Summary Report
Composite Map Section, Figure 11.

Project Site
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1987 Landslide and Avalanche Hazard Maps (ADOPTED) and CBJ 49.70.300 - Landslide and Avalanche Areas

CBJ’s current code and hazard maps, adopted in 1987 for areas between White Subdivision to Thane, are 
based in part on the maps created in the 1970s. These low-resolution maps combine landslide and avalanche 
areas into two hazard area types: “Severe Landslide / Avalanche” and “Moderate Landslide / Avalanche”. 

The 1987 maps delineated the project site within the following areas: 

Map Sheet 1: Composite Severe Landslide / Avalanche Hazard Area (see map below)
Map Sheet 4: Snow Avalanche – Potential Hazard Area
Map Sheet 5: Mass Wasting (landslide) – High Hazard Area 
Map Sheet 7: Composite Severe Landslide / Avalanche Hazard Area

The 1987 maps are cited in CBJ 49.70.300 – Landslide and 
Avalanche areas. This section of code was adopted by 
Ordinance 87-49. It was modified in 1990 by repealing a 
requirement of hazard area recordation and modified 
again in 2006 to remove a reference to an outdated 
sensitive areas map.

The colored map to the right is not an adopted CBJ map; 
the information on this map is a compilation of the 
adopted 1987 Map Sheets 1-8 for illustrative purposes 
only.

Project Site

Originally Adopted 1987 Map Section, Sheet 1 of 8
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1992 Juneau Area Mass-Wasting & Snow Avalanche Hazard Analysis.  Mears, Art; Fessler, Doug; and Fredson, 
Jill. Gunnison, CO and Anchorage, AK.  February 1992. (NOT ADOPTED)

While not an adopted plan, the 1992 Hazard Analysis included a re-evaluation of and updated mapping for 
mass wasting and snow avalanche areas in Juneau at a 1 inch = 100 feet scale. It emphasized that a site-specific 
analysis should be required to define the physical processes and constraints to development at each site, and 
that the study and accompanying maps could not be used for this purpose. 

The Analysis also made suggestions for modifications to CBJ 49.70.300. Interestingly, it did not suggest 
changes to CBJ section 49.70.300(a)(3) regarding developments greater than a single-family dwelling requiring 
a Conditional Use Permit, or CBJ section 49.70.300(b)(1) regarding no development within a severe Avalanche 
area increasing the density of that parcel.

Specifically, the Analysis included three photos of destructive landslides between Gastineau Avenue and South 
Franklin Street from January 1920, October 1936, and November 1936, and delineates the project site within 
a Mass Wasting Severe Hazard area, as shown on the map below.

Project Site
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2012 City and Borough of Juneau All Hazards Mitigation Plan (ADOPTED) 

The 2012 All Hazards Mitigation Plan was adopted by CBJ but is now considered expired by the Federal 
Emergency Management Agency (FEMA) according to grant criteria. It is still used as a reference by CBJ’s 
Emergency Management Department and plans for an update are underway. 
 
The 2012 Plan includes an avalanche section based in part by the Swiss Snow Institute Research for Avalanche 
Technology. The study provides options for the community to take to mitigate avalanche hazards. The Swiss 
Snow Institute was chosen to perform the study because they have the most current computer modeling 
techniques, and the Swiss wrote the standards for artificial release and hazard mitigation protection in urban 
avalanche environments. This study is not a new hazard map for the community, but a feasibility of cost and 
mitigation options.  
 
The goal of the study was to provide reasonable mitigation measures – both active and passive – for long 
range protection of the environment. The study reviewed historic avalanche events, with an emphasis on the 
Behrends Avenue and White avalanche paths, although it briefly mentions an unmapped avalanche paths 
above Gastineau Avenue and South Franklin Street. The Plan also references historic studies previously done 
in 1967, 1968, 1972, 1992, and includes new computer modeling analysis. Mitigation strategies include 
prohibiting new construction in avalanche zones and utilizing appropriate methods of structural avalanche 
control. 
 
The 2012 Plan also identifies landslide hazards, further characterizes that the hazard is from mass wasting, 
and calls out mitigation strategies for two areas in close proximity to the project site: 

Landslide-resistant construction. Several buildings in the CBJ have landslide-resistant construction, such as 
breakaway, sacrificial walls on the lower floors to let landslides pass through (Marine View Building). Other 
buildings have elevated construction to allow landslides to pass under the bulk of the building (page 57). 
Maintain existing drainage system above Gastineau Avenue. A drainage system above Gastineau Avenue 
currently exists, but there has been some disparity in determining who is responsible for maintaining it. If 
the system is adequate, it would benefit the CBJ to maintain the system to a useable standard (page 57). 

Specifically, the 2012 maps delineate the 
project site within the following areas: 

Map 6/C: Avalanche:  
Moderate Hazard Area  
Map 9/H: Mass Wasting: 
Severe Hazard Area 

As stated on page 42 of the Plan, “Thus, 
existing land use codes and management 
plans discourage future development in 
Avalanche Hazard areas. If future 
development were to occur within these 
zones, estimates of vulnerable community 
assets and population loss would likely 
increase.” 
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155 S. Seward Street Juneau, Alaska 99801 

TO:

Proposed [proposal] at
[loca on]

Invita on to Comment
On a proposal to be heard by the CBJ Planning Commission 

Your Community, Your Voice 

Printed September 20, 2023 

Phone: (907)586 0753 ext. 4139
Email: pc_comments@juneau.gov
Mail: Community Development, 155 S. Seward Street, Juneau AK
99801

A ConditionalUsePermit has been submitted for consideration and public hearing by the 
Planning Commission tocreateasix story,72 unitmulti familystructureinaMapped
ModerateLandslide&AvalancheHazardAreaon GastineauAvenue in a MUzone. 

Case No.: USE2023 0008
Parcel No.: 1C070H020120
CBJ Parcel Viewer: h p://epv.juneau.org 

The results of 
the hearing will 
be posted 
online. 

PLANNING COMMISSION DOCUMENTS:
Sta  Report expected to be posted October 16, 2023 at 
h ps://juneau.org/community development/planning commission
Find hearing results, mee ng minutes, and more here, as well. 

This mee ng will be held in person and by remote 
par cipa on. For remote par cipa on: join the Webinar by 
visi ng h ps://juneau.zoom.us/j/83224510650 and use the 
Webinar ID: 832 2451 0650 OR join by telephone, calling: 
1 253 215 8782 and enter the Webinar ID (above). 

You may also par cipate in person in City Hall Assembly 
Chambers, 155 S. Seward Street, Juneau, Alaska. 

Comments received during 
this period will be sent to 
Commissioners to read in 
prepara on for the 
hearing. 

Oct. 03 — noon, Oct. 20, HEARING DATE & TIME: 7:00 pm, Oct. 24, 2023 Oct. 25Now through Oct. 02

Comments received during 
this period will be sent to 
the Planner, Jennifer
Shields, to be included as an 
a achment in the sta
report.  

FOR DETAILS OR QUESTIONS,

PROJECT INFORMATION:
Project Informa on can be found at: 
h ps://juneau.org/community development/short term projects
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