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PLANNING COMMISSION

NOTICE OF DECISION

Date: December 19, 2023

File No.: USE2023 0008

Steve Soenksen

PO Box 35854

Juneau, AK 99803

Proposal: Conditional Use Permit and Hillside Endorsement to create a six-story, 72-unit
multi-family structure in a Mapped Moderate Landslide and Avalanche Hazard
Area.

Property Address: Bulger Way

Legal Description: PACIFIC COAST ADDITIONBL2 LT 12,13, 14

Parcel Code No.: 1C070H020120

Hearing Dates: October 24, 2023

December 12, 2023 (Continuation)

The Planning Commission, at its regular public meeting on December 12, 2023, APPROVED a Conditional
Use Permit to construct a six-story, 72-unit multi-family structure as described in the project description
and project drawings submitted with the application, and with the following conditions:

1.

Prior to issuance of a Temporary Certificate of Occupancy, an exterior, bear-resistant trash
receptacle shall be provided.

Prior to the issuance of a grading permit or building permit, the applicant shall obtain a right-
of-way permit from Engineering and Public Works for improvements within Gastineau
Avenue.

Prior to the issuance of a Temporary Certificate of Occupancy, wheel stops shall be installed
to define parking spaces.

Prior to the issuance of a Temporary Certificate of Occupancy, CBJ-approved signage shall be
posted for the accessible parking space.

Prior to the issuance of a Temporary Certificate of Occupancy, all pavement markings,
including directional arrows, parking space stripes, and other markings shown on the project
site plan shall be applied to the parking and circulation area.
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6. Priorto the issuance of a Temporary Certificate of Occupancy, covered bicycle racks providing
spaces for at least twenty-six (26) bicycles shall be provided. The rack(s) shall be permanently
affixed to the ground, building, or other permanent fixture, and shall be located so that
parked bicycles do not encroach into a pedestrian walkway or vehicle area. Covered bicycle
racks shall, at a minimum, be designed in accordance with the standards listed in the INMTP.

7. Priorto the issuance of a grading permit or building permit, the applicant shall obtain a right-
of-way permit from Engineering and Public Works for improvements within Bulger Way. A
bond or other financial warranty shall be provided by the applicant according to the
provisions of CBJ 49.55.010 prior to construction. The bond shall be administered by
Engineering and Public Works.

8. Prior to the issuance of a Temporary Certificate of Occupancy, pedestrian stairway access
shall be installed to the project site within the Bulger Way right-of-way and accepted by
Engineering and Public Works.

9. Priortotheissuance of a Temporary Certificate of Occupancy, sufficient exterior lighting must
be provided along the extension of the Bulger Way stairway to permit safe pedestrian access.

10. All exterior light fixtures shall be of a “full cutoff” design and located to minimize offsite glare.

11. All construction activities which impede or limit reasonable emergency response vehicle
access shall be coordinated in advance with Capital City Fire and Rescue (CCFR) for an
acceptable plan and timeline.

12. Prior to issuance of a Building Permit, an agreement shall be reached with Capital City Fire
and Rescue (CCFR) to satisfy emergency response requirements.

Further, the Commission adopted the Director’s Findings 1, 2, and 5 from the staff report dated October
17,2023, and revised Findings 3, 4, and 6, as stated below:

Finding 3: Will the proposed development comply with the other requirements of this chapter?

Yes. The proposed development will comply with Title 49 regarding traffic, parking, non-motorized
transportation, exterior lighting, snow storage, and hillside development. The design of the structure is
appropriate for the existing topography, including the difficult slope. The engineering principles applied
will provide a safe hillside development. This is an unusual case for a hillside endorsement because the
site is zoned MU (Mixed Use), which is the densest zoning in the Borough with 0-foot setbacks, which
means there will relatively little soil remaining on the site. The applicant has met both the intent and the
legal requirements of the Hillside Endorsement code. Based upon the new, additional information and
discussion during the hearing, the hillside endorsement requirements for vegetative cover and replanting
are intended to be met.

Finding 4: Will the proposed development materially endanger the public health, safety, or welfare?
No. Per existing and newly adopted hazard code, this development is appropriate for this site. The code

does not require specific additional mitigation for this site, which is not in a severe or moderate avalanche
area. Any necessary mitigation would have been addressed through the planning that satisfies the hillside



Gastineau Lodge Apartments, LLC / Steve Soenksen
File No: USE2023 0008

December 19, 2023

Page 3 of 4

endorsement. There are no additional, specific mitigating measures required to maintain health and
safety. In addition, as conditioned, the development may not occur until all Capital City Fire and Rescue
requirements for emergency response are addressed.

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

Yes. CDD'’s finding of ‘No’ was predicated on the idea that the 2013 Comprehensive Plan recommends
limiting development in landslide and avalanche hazard areas. As explained above, the existing and newly
adopted hazard code allows for this development at this site, and emergency response requirements
must be addressed. The proposal would increase affordable housing, which is one of the primary city-
wide goals as expressed in adopted plans.

Attachments:
e October 17, 2023, memorandum from Jennifer Shields, Community Development, to the CBJ
Planning Commission regarding USE2023 0008.
e December 1, 2023, memorandum with attachments A — D from Jennifer Shields, Community
Development, to the CBJ Planning Commission regarding USE2023 0008.
e December 8, 2023, memorandum with Attachments E — F from Jennifer Shields, Community
Development, to the CBJ Planning Commission regarding USE2023 0008.

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

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

Effective Date: The permit is effective upon approval by the Commission, December 12, 2023.

Expiration Date:  The permit will expire 18 months after the effective date, or June 12, 2025, if no
Building Permit has been issued and substantial construction progress has not been
made in accordance with the plans for which the development permit was
authorized. Application for permit extension must be submitted thirty days prior to
the expiration date.
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December 21, 2023

Michael LeVine, Chair Date
Planning Commission

December 28, 2023

Filed With City Clerk Date

cc: Plan Review

NOTE: The Americans with Disabilities Act (ADA) is a federal civil rights law that may affect this development project. ADA regulations
have access requirements above and beyond CBJ-adopted regulations. Owners and designers are responsible for compliance with ADA.
Contact an ADA - trained architect or other ADA trained personnel with questions about the ADA: Department of Justice (202) 272-5434,
or fax (202) 272-5447, NW Disability Business Technical Center (800) 949-4232, or fax (360) 438-3208.
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PLANNING COMMISSION STAFF REPORT
CONDITIONAL USE PERMIT USE2023 0008

HEARING DATE: OCTOBER 24, 2023

DATE: October 17, 2023

TO: Michael LeVine, Chair, Planning Commission

BY: Jennifer Shields, Planner I Wa{ Thisdd
THROUGH: Jill Maclean, Director, AICP

PROPOSAL: Applicant requests a Conditional Use Permit to create a six-
story, 72-unit multi-family structure in a Mapped Moderate Landslide
and Avalanche Hazard Area. A Hillside Endorsement from the Planning
Commission is also required.

STAFF RECOMMENDATION: Denial

KEY CONSIDERATIONS FOR REVIEW:

e The applicant has applied for a Lot Consolidation for the project site
(SLC2023-0003).

e Hazard map amendments in 2011 and 2013 reclassified the project
site from a Severe to Moderate Landslide and Avalanche Hazard Area
(AME2011-0005, Attachment K and AME2013-0003, Attachment L).

e |n March 2023, the applicant entered into a Loan Agreement with
CBJ to provide housing through the Juneau Affordable Housing Fund.

GENERAL INFORMATION

Property Owner Douglas Joe Trucano
Applicant Gastineau Lodge Apts., LLC / Steve Soenksen
Property Address TBD

PACIFIC COAST ADDITION BL 2 LT 12, 13, 14
1C070H020120

Legal Description
Parcel Number

Zoning MU (Mixed Use)

Land Use Designation Traditional Town Center

Lot Size 15,000 square feet (3 lots combined)
Water/Sewer Public water and sewer

Access Gastineau Avenue

Vacant
SLC2023-0003 Lot Consolidation

Existing Land Use
Associated Applications

ALTERNATIVE ACTIONS:

1.

Amend: require additional
conditions or delete or
modify the recommended
conditions.

Approve: approve the
permit and adopt new
findings for items 1-6 below
that support the approval.
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:

0 CBJ49.15.330

CBJ 49.25.300

CBJ 49.70.200

CBJ 49.70.300

0}
o
0}
o CBJ49.80

Fostering excellence in development for this generation and the next.
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SITE FEATURES AND ZONING

SURROUNDING ZONING AND LAND USES

North (MU) Bulger Way, Mixed Use
South (MU)  Vacant, Building Debris
East (MU) Vacant, AJT Mining Debris
West (MU)  South Franklin, Mixed Use

SITE FEATURES

Anadromous No

Flood Zone No

Hazard Moderate, per AME11-
05 and AME13-03

Hillside Yes

Wetlands No

Parking District No Parking Required
Area

Historic District No
Overlay Districts ' No

BACKGROUND INFORMATION

Project Description — The applicant is requesting Conditional Use Permit and Hillside Endorsement approval to
construct a six-story, 72-unit multi-family structure in a Mapped Moderate Landslide and Avalanche Hazard Area
on three vacant lots in a MU (Mixed Use) zoning district (Attachment A). Specifically, the following approvals are

required from the Planning Commission:

¢ According to CBJ 49.25.300 - Table of Permissible Uses, a multi-family structure containing more than 12

dwelling units in a MU (Mixed Use) zoning district requires a Conditional Use Permit.

Landslide and Avalanche Hazard Area requires a
Conditional Use Permit.

+» According to CBJ 49.70.200, a Hillside Endorsement
for removal of vegetative cover and excavation on
slopes in excess of 18% is required from the
Commission, as the project does not meet the
exceptions outlined in CBJ 49.70.210(b).

In support of this application, the applicant is in the
process of consolidating the three lots (Lots 12, 13, and
14 of Block 2, Pacific Coast Addition) into one lot (Lot 12A,
SLC2023-0003). Minor subdivisions involving thirteen or
fewer lots may be approved by the Director. Lot
consolidation will eliminate the proposed structure
crossing internal side lot lines.

+» According to CBJ 49.70.300(a)(3), all development greater than a single-family dwelling within a Mapped

Artistic rendering, looking uphill (Attachment A).
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Background — Historic Uses

The project site was originally platted in 1886 as part of Juneau Townsite (JTS) Blocks O and P. An 1892 JTS plat
identifies the unoccupied land directly above the site as a “steep side hill”, and an 1894 JTS plat identifies the
same area as “high land unfit for building purposes”. Access to the site was from South Franklin Street.

In 1913, the lots were platted with the Pacific Coast Addition to JTS, Gold Street was extended across the lots for
access, and Bulger Way, a four-foot-wide right-of-way (ROW), was created (Attachment B).

Sanborn Maps from the era between 1914 to 1969 show multiple structures, known collectively as the “Windsor
Apartments”, spread across the project site and totaling sixteen (16) units. A portion of the Bulger Way stairway
off of Gastineau Avenue has been removed; the remaining stairway extends uphill from South Franklin Street but
does not connect to the subject property (Attachment C).

In 1972, the City and Borough of Juneau (CBJ) began condemnation proceedings for the apartment structures. The
owners then offered to donate the condemned structures and land to CBJ. The Planning Director at that time
identified the area as a known geophysical hazard, and recommended that, “because of preliminary scientific
information received from the Geophysical Hazards consultants, the Neighborhood Development Citizens’
Committee in the preparation of the NDP application was of the opinion that land in this general area should
eventually be placed in Public Use. Furthermore, it was stated that Public Open Space, i.e. parks and or surface
parking would be an ideal land use in the area.” (Attachment D) Subsequently, a fire impacted two of the
structures. A demolition permit was issued, and all remaining structures were torn down (Attachment E).

Gastineau Avenue Reconstruction

In 2001, CBJ initiated the Gastineau Avenue Reconstruction Project between Second Street and Martin Way,
encompassing the entire frontage of the project site (Attachment G). As part of the project, three documents were
recorded:

e A perpetual road easement on Lot 13, in favor of CBJ, for the purpose of constructing, reconstructing,
maintaining, repairing, and improving curb and gutter across, thru, or under the site (Attachment H).

e A perpetual road and retaining wall easement on Lot 14, in favor of CBJ, for the purpose of constructing,
reconstructing, maintaining, repairing, and improving a retaining wall and curb and gutter across, thru, or
under the site (Attachment I).

e An agreement between CBJ and the two property owners on either side of Bulger Way for monetary
compensation for the easements, and for allowing them to cross over the four-foot-wide Bulger Way ROW
during future private construction projects (Attachment J).

Pre-Application Conferences

In February 2018, a Pre-Application Conference was held to discuss a six-story, 72-unit multi-family development
that mirrors the current proposal (PAC2018-0007, Attachment M). At that time, CBJ 49.40 Parking and Traffic
required either fifty (50) on-site parking spaces for the project or a Downtown Fee in Lieu of Parking exceeding
$400,000. The project stalled.

In April 2022, the CBJ Assembly adopted the current parking ordinance (Ordinance 2020-04(b)). The project is
sited in a No Parking Required Area (NPRA) [CBJ 49.40.200(a)(2)]. In May 2022, a second Pre-Application
Conference for the project was held (PAC2022-0024, Attachment A).
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Juneau Affordable Housing Fund (JAHF) Loan

During the 2021 JAHF solicitation, CBJ received a proposal from the applicant for a pre-development loan of
$700,000 for the project. The JAHF Review Committee supported the loan, but only if the loan was collateralized
and if adequate documentation of site control could be provided due to the hazard map classification.

In October 2022, the CBJ Assembly approved the appropriation of $700,000 from the JAHF to fund the project,
using the three lots as collateral (Ordinance 2022-06(b)(P), Attachment N). A Loan Contract and Promissory Note
Secured by Lien was subsequently signed in March 2023, and includes a phased loan disbursement with
benchmarks (Attachment O).

Site Specific Hazard Reports
The applicant has submitted hazard and geotechnical reports from 2010 (Superior Engineering Technologies),
2012 (Baxandall Associates), and 2021 (PND Engineers) involving the project site and nearby area (Attachment A).

For a detailed analysis of these reports, see the Hazard Zones Analysis section.

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

Year Item Summary

1913  Plat Pacific Coast Addition plat shows Lots 12, 13, and 14 (Attachment B).

1969 Sanborn Map Shows historical building footprints and uses on the property
(Attachment C).

1972 Correspondence 1972 CBJ letters discussing condemnation of the Windsor
Apartments (Attachment D).

1972  Building Permit BLD-9079 demolition permit for the Windsor Apartments
(Attachment E).

1992 Notice of Decision Historic Design Review Permit (HDR1992-0003) to construct a five (5)
space parking lot on the site in support of a commercial development
on the adjacent lot below on Franklin Street (Attachment F).

2001  As-Builts Gastineau Avenue Reconstruction Project as-built construction
drawing sheets R9 and R10 (Attachment G).

2001 Easement Road Easement on Lot 13, Tramway Building Corporation to CBJ
(Attachment H).

2001 Easement Road and Retaining Wall Easement on Lot 14, Tramway Building
Corporation to CBJ (Attachment I).

2001 Agreement Agreement between CBJ, Tramway Building Corporation, and Keen
regarding monetary compensation for easements and use of Bulger
Way (Attachment J).

2010 Hazard Report Superior Engineering Technologies (Baxandall) report regarding
hazard potential for nearby Lot 3, Block 2 of the Pacific Coast
Addition (Attachment A).

2011 Map Amendment AME2011-0005 reclassified nearby Lot 3, Block 2 of the Pacific Coast
Addition, as well as the project site, from a Severe to Moderate
Landslide and Avalanche Hazard Area (Attachment K).

2012 Hazard Report Baxandall Associates report regarding hazard potential for the

project site (Attachment A).



Gastineau Lodge Apartments, LLC
File No: USE2023 0008

October 17, 2023

Page 5 of 20

2013 Map Amendment

2018 | Pre-Application Conference
2021 Geotechnical Report

2022  Pre-Application Conference
2022  Ordinance

2023  Loan Agreement

ZONING REQUIREMENTS

Standard

Lot Size

Width

Depth

Setbacks Front (Gastineau Ave.)
Rear (West)

Street Side (Bulger Way)
Side (South)

Lot Coverage Maximum

Vegetative Cover Minimum

Height Permissible

Accessory
Maximum Dwelling Units
Use

AME2013-0003 reclassified the project site from a Severe to
Moderate Landslide and Avalanche Hazard Area (Attachment L).
PAC2018-0007 for a six-story, 72-unit multi-family structure in a
Mapped Moderate Landslide and Avalanche Hazard Area
(Attachment M).

PND Engineers geotechnical report and proposal (Attachment A).
PAC2022-0024 for a six-story, 72-unit multi-family structure in a
Mapped Moderate Landslide and Avalanche Hazard Area
(Attachment A).

Ordinance 2022-06(b)(P) appropriating $700,000 from the JAHF to
fund the project, using the land as collateral (Attachment N).

A Loan Contract and Promissory Note Secured by Lien was
subsequently signed in March 2023, and includes a phased loan

disbursement with benchmarks (Attachment O).

Requirement Existing Proposed Code
Reference
4,000 sf Lot 12 — 5,000sf 15,000sf CBJ 49.25.400
Lot 13 — 5,000sf (Lot 12A)
Lot 14 — 5,000sf
50 feet Lot 12 — 50 feet 150.04 feet CBJ 49.25.400
Lot 13 — 50 feet (Lot 12A)
Lot 14 — 50 feet
N/A Lot 12 — 100 feet 100 feet CBJ 49.25.400
Lot 13 — 100 feet (Lot 12A)
Lot 14 — 100 feet
0 feet N/A 1’ 7”7 (level 5) CBJ 49.25.400
0 feet N/A 8" 7” (level 1) CBJ 49.25.400
0 feet N/A 8’ 7” (level 5) CBJ 49.25.400
0 feet N/A 8" 4” (level 1) CBJ 49.25.400
N/A N/A ~60% CBJ 49.25.400
N/A 100% ~10% CBJ 49.50.300
N/A N/A ~72 feet CBJ 49.25.400
N/A N/A N/A CBJ 49.25.400
No Maximum N/A 72 CBJ 49.25.500
Mixed Use N/A Res. USE 1.300 CBJ 49.25.300
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SITE PLAN
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ANALYSIS

Project Site and Design - rThe proposed development is on three vacant lots on Gastineau Avenue, a dead-end
street comprised primarily of residential uses of varying densities. The MU zoning district allows zero-foot setbacks
along property lines. No maximum lot coverage or maximum building height are required.

The project site is vegetated and slopes downhill steeply from Gastineau Avenue toward South Franklin Street on
the Mount Roberts hillside. The proposed development includes a six-story, 72-unit multi-family structure built
into the hillside, with an access and parking deck extending from Gastineau Avenue to the structure at the same
elevation.

Sixty-one (61) units will be studio apartments ranging in size from 227 square feet to 389 square feet. Eight (8)
units will be 343 square feet and handicapped accessible. The remaining three (3) units will range in size from 432
to 478 square feet. Features for each level include the following, as depicted on floor plans and elevation drawing
submitted in the application (Attachment A):
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e Level 1 - Lowest level with nine (9) units; pedestrian stairway access/exit via South Franklin Street to Bulger
Way; sidewalk, fencing, and block retaining wall running parallel to the rear property line.

e Level 2 — Nine (9) units; pedestrian stairway access/exit via South Franklin Street to Bulger Way; common
meeting room.

e Level 3—Twelve (12) units.

e Llevel 4 — Fourteen (14) units; access and parking deck extending into the Gastineau Avenue ROW,;
decommissioned water lines and new 4” water line.

e Level 5 — Fourteen (14) units; Gastineau Avenue level; access/parking deck extending into the Gastineau
Avenue ROW; seven on-site, vehicular parking spaces; uncovered patio area; bicycle parking racks; trash
enclosure; staff office and reception area.

e Level 6 —Top level with fourteen (14) units; fitness room.

Historic District — N/A

Traffic — Gastineau Avenue Row narrows from approximately 55-feet to 35-feet wide in front of the project site
and has limited on-street parking (see photos on next page). Capital City Fire and Rescue (CCFR) and CBJ
Engineering and Public Works (E&PW) street maintenance crews have challenges navigating the narrow areas due
to on-street parking. E&PW has proposed widening Gastineau Avenue to accommodate additional traffic, provide
additional on-street parking, and create an adequate cul-de-sac for emergency access turn-around and street
maintenance operations near the end of Gastineau Avenue. The widening project is expected to be completed in
Fiscal Year 2028.

It is expected that adding an additional 72 dwelling units to a congested area will have an impact on vehicular
traffic. E&PW has recommended that a Traffic Impact Analysis (TIA) be provided for this project (Attachment P).
According to CBJ 49.40.300(2), a TIA is not required since the project will generate less than 250 Average Daily
Trips. For this application, staff used the Institute of Transportation Engineers’ Trip Generation Manual (9th
Edition) projections for a Mid-Rise Apartment, based upon the weekday P.M. peak hour generator. This projection
represents the highest estimated Average Daily Trips (ADTs) across all categories for Mid-Rise Apartments,
described as apartments in rental buildings that have between three and ten levels (floors).

Use # Dwelling Units Trips Generated Total Trips
Mid-Rise Apartment 72 0.44 per dwelling unit 31.68
Total ADT’s: 31.68

Looking north in front of the project site. Looking south in front of the project site.
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On September 20, 2023, the applicant submitted a letter regarding a potential secondary access road to the
project site for emergency services and construction use (Attachment Q). Currently there is an unimproved Alaska
Electric Light & Power (AEL&P) service road that connects the end of Gastineau Avenue, through AJT Mining
Properties parcels, to Thane Road. A secondary access road is speculative in nature at this point and is not an
adopted Capital Improvement Project (six-year program). Improvements to Gastineau Avenue would require CBJ
work in mapped hazards areas.

Condition: None.

Vehicle Parking & Circulation — The project site is within the NPRA and no off-street parking is required according
to CBJ 49.40.200(a)(2). The project Site Plan exceeds this standard by including seven off-street parking spaces,
including one (1) accessible space as required per the Building Code.

The project site plan also indicates one-way traffic through the parking area via a parking deck extending from
Gastineau Avenue to the structure at the same elevation. Per E&PW, a driveway access permit to enter/exit the
ROW will be required, but a ROW encroachment will not be permitted due to the narrowing width of Gastineau
Avenue.

Non-motorized Transportation — The purpose of the Juneau Non-Motorized Transportation Plan (JNMTP) is, “to
promote active transportation by guiding development of a community-wide bicycle and walking network that can
be used by all Juneau residents for all types of trips.”

The project site plan shows two (2) bicycle rack areas within the parking lot.

The project site is walkable to public services and amenities Downtown, especially if a pedestrian stairway is
extended within the Bulger Way ROW and connected to the project site. The project site plan shows stairway
access/exit points off Bulger Way on Levels 1 and 2 of the proposed structure. E&PW supports an extension of the
Bulger Way stairway up to Level 5 on Gastineau Avenue, provided that the utilities chase located beneath the
stairs remain functional and unharmed. Stairway improvements for the project will be the applicant’s
responsibility and maintained by CBJ once accepted by E&PW.

Proximity to Transit — Capital Transit does not operate a route on Gastineau Avenue. The closest transit service
to the project site is the Downtown Ride Free Zone which runs along South Franklin Street. The nearest bus stop
is next to the Marine Parking Garage and Library.

The shortest pedestrian routes from the project site to the bus stop is via the Decker Way stairs (approximately
900 feet) or the Ewing Way stairs (approximately 700 feet).

Alternatively, if pedestrian stairway access were provided from the project site to the nearest bus stop via Bulger
Way as recommended above, nearby access to transit services would be improved.

Noise — Noise is not expected to be out of character with the existing neighborhood.

Exterior Lighting — Per CBJ 49.40.235(d), parking areas must be suitably lit, and lighting fixtures must be "full
cutoff" styles that direct light only onto the project site to minimize impacts to adjacent neighbors. Exterior lighting
should also be provided along pedestrian pathways and immediately adjacent to the building. There are currently
two electric power poles with lights along Gastineau Avenue in front of the project site’s proposed parking area.
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The applicant has submitted floor plans showing exterior light fixtures in various locations for each level of the
building, including near the proposed extension of the Bulger Way stairway access/exit on Levels 1 and 2 of the
building. The plans do not identify if the exterior light fixtures are of a full cutoff design.

Habitat — No known habitat regulated by Title 49 will be affected by this proposal.
Vegetative Cover & Landscaping — The MU zoning district (CBJ 49.25) does not require vegetative cover and

landscaping. However, due to the steepness of the lot and requirements outlined in CBJ 49.70.210, removal of
vegetative cover on slopes in excess of 18% will require a Hillside Endorsement Development Permit.

Hillside Development and Drainage — Using 2013
USGS contour data, the overall slope of the
project site is approximately 45%. Per CBJ
49.70.200, development of the site requires a
Hillside Development Endorsement Permit for P
excavation of any slope in excess of 18%. The ‘ \

permit must be reviewed by the Commission, as \
the project does not meet the exceptions outlined
in CBJ 49.70.210(b). \

Project Site, 2-Foot Contours

Prior to construction, drainage plans will be
reviewed for approval by CBJ General \ ”’
Engineering. Drainage plan requirements are
outlined in CBJ 49.35.510, and include calculated
runoff, demonstration that drainage will
terminate in an established channel, and
constructed accommodation of increased
drainage.

Hillside development information submitted for the project includes a 2021 geotechnical report by PND Engineers,
Inc., and floor level plans prepared by Tony Walker, Architect & Associates, LLC (Attachment A). A summary of this
information based upon CBJ 49.70 Article Il can be found in Attachment R. Specifically, the following items do not
meet the standards outlined for hillside development:

e Per CBJ 49.70.260(2), 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 will
leave minimal room for undisturbed land during construction.

e Per CBJ 49.70.260(5), the developer shall plant and maintain vegetation for one full growing season after
planting. Only 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.

e Per CBJ 49.70.260(8), the developer shall minimize excavation on slopes over 30%. The overall slope of the
project site is approximately 45%, and the building is to be constructed on approximately 60% of the project
site, including slopes exceeding 30%.
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Snow Storage — The project site plan does not identify a location for snow storage on the site. Given the varying
widths of Gastineau Avenue and limited snow removal / disposal areas, street maintenance and snow removal
will be negatively impacted if not mitigated by the applicant.

Hazards — Landslides and Avalanches

Historic Plans and Reports

A synopsis of historic plans and reports that have identified landslide and avalanche hazards for the project site
and the larger Gastineau Avenue area may be found in Attachment S. These documents can be found in their
entirety here:

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

1987 Adopted Maps

CBJ’s current code and hazard maps, adopted in 1987 for areas between White Subdivision to Thane, are based
in part on maps created in the 1970s. These low-resolution maps combined landslide and avalanche areas into
two hazard area types: “Severe Landslide / Avalanche” and “Moderate Landslide / Avalanche”. The table below
shows how the two hazard scenarios were conflated. Eventually, the 1970’s composite map was broken down
into smaller area maps and adopted by the Assembly in 1987.

OW AvVadlanche Aazarc atlo

High Hazard Potential Hazard No Hazard

Mass Wasting High Hazard Very High Hazard gh Hazard High Hazard
Hazard Potential Hazard High Hazard Potential Hazard Potential Hazard
Classifications No Hazard High Hazard Potential Hazard No Hazard

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 1987 maps originally delineated the project site SEVERE LANDSLIDE/AVALANCHE AREA
within the following areas (Attachment T):

e Map Sheet 1: Composite Severe Landslide /
Avalanche Hazard Area

e Map Sheet 4: Snow Avalanche — Potential Hazard
Area

e Map Sheet 5: Mass Wasting (Landslide) — High
Hazard Area

e Map Sheet 7: Composite Severe Landslide /
Avalanche Hazard Area

Originally Adopted 1987 Map Section, Sheet 1 of 8
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2010 Hazard Report for An Adjacent Lot

In 2010, a Hazard Potential Report by Superior Engineering Technologies evaluated the hazard potential for Lot 3,
Block 2 of the Pacific Coast Addition, a lot directly below the project site (Attachment A). The recommendation to
reclassify Lot 3 from a severe to moderate hazard zone relied on site visits to the area, analysis of site conditions,
and the debris catchment improvements made along Gastineau Avenue. Additionally, the report states:

“The foundation for the old AJ Mining Company store has also served as a debris catchment wall
and continues to provide a reasonable amount of protection for any development that lies on the
down slope below the foundation's wall.”

It should be noted that the AJ Mining lot is under private ownership and should not be relied upon to provide
hazard protection for the project site, especially if the owners decided to develop the lot and/or remove the
foundation remnants. The report also states:

“This study is based on a 100-year event and does not recognize the potential for a catastrophic
event caused by a combination of excessive heavy rains and seismic activity occurring at the same
time.”

2012 Hazard Report for the Project Site

In 2012, a Hazard Classification Report by Baxandall Associates built upon the 2010 report by including the project
site (Lots 12, 13, and 14) in an evaluation of potential hazards since it lies directly above Lot 3, Block 2 of the Pacific
Coast Addition (Attachment A). The report confirms the reclassification of the site from a severe to moderate
hazard zone and discusses the following:

e A 1920 landslide above the project site that removed a significant amount of soil and overburden from the
area.

e The placement of rock debris from tunnel excavation material to help stabilize the slope.

e The reforestation of Mount Roberts since historic landslide events.

e The AJ Mining foundation remnants serve as both a slope stabilizer and a debris flow barrier.

e The existing concrete traffic barrier along the downhill side of Gastineau Avenue.

2012 and 2013 Hazard Map Amendments for the Project Site

Based upon the 2010 and 2012 site-specific reports, the Directors of CDD and E&PW approved an amendment to
the 1987 adopted maps, reclassifying the project site from a Severe to Moderate Landslide and Avalanche Hazard
Zone (AME2011-0005, Attachment K). In a letter commenting on the map reclassification, CBJ’s Chief Regulatory
Surveyor stated:

“However, it shall be stated that snow avalanches and landslides may occur outside hazard areas in
excess of engineering expectations. The location and severity of a specific event may be increased by
manmade or natural causes. This letter does not imply that property or structures previously mapped
within a potential hazard area will be free from danger or damage. Please note the acceptance of the
Baxandall Study and the removal of the above-listed property from the Severe Hazard Zone shall not
create liability on the part of the City and Borough of Juneau as stated in CBJ Code 49.70.300(c). The
force and extent of avalanches and mass wasting are subjective. Subsequently, future property owners
should receive full disclosure as to the content of the Baxandall study and CBJ findings.”
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In 2013, the Directors of CDD and E&PW approved a second amendment to the 1987 adopted maps for the project
site, maintaining the same classification of a Moderate Landslide and Avalanche Hazard Zone (AME2013-0003,

Attachment L).

2021 Geotechnical Report for the Project Site

In 2021, a geotechnical report was prepared by PND Engineers specifically for the project site and the proposed
development (Attachment A). This report is based in part on a geotechnical field investigation performed by
others. As the report states, “PND cannot attest to the accuracy of the information provided. The geotechnical
field investigation was performed in July 2021. Four test pits were excavated during this investigation.” Information
included in the report is the basis for a majority of the hillside development review for this project in the previous
analysis. In summary, the report states:

“The existing site geometry and in-situ soils are generally not favorable for supporting typical
foundation loads. Global stability analyses yield unsatisfactory factors of safety in the static
seismic conditions. The existing overburden at the site is also not suitable for foundation material
due to excessive fines content, although it may be re-purposed as fill at depths greater than the
published frost depth in Juneau (32 inches). If the in-situ material is used for slope construction, it
should not be placed steeper than 2:1, assuming there are no external loads other than seismic.”

All Hazards Mitigation Plan (ADOPTED)

The current CBJ All Hazards Mitigation Plan was adopted in 2012. It is considered expired by the Federal
Emergency Management Agency (FEMA) according to grant criteria and is still used as a reference by CBJ’s
Emergency Management Department. 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 Plan also identifies landslide hazards, further characterizes that the hazard is from mass wasting,
and calls out mitigation strategies 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.”

Specifically, the 2012 maps delineate the project site within the following areas:
e Map 6/C: Avalanche: Moderate Hazard Area, Map 9/H: Mass Wasting: Severe Hazard Area

Recent Events Near Gastineau Avenue

In September 2022, a tree fall event occurred involving three residential structures located at 153, 157, and 165
Gastineau Avenue. Two of the structures had residents who were not home at the time of the event. The third
structure, a single-family dwelling, was not occupied. Property damage was significant, with at least one of the
structures a total loss.

In August 2023, a tree fall event occurred in the Starr Hill neighborhood, causing structural damage to one
residential structure above Nelson Street.

In September 2023, a mudslide occurred behind buildings near 435-439 South Franklin Street, with no reports of
structural damage. The force of the slide sent mud around the buildings and across the street.
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/UJ Nelson Street
rTl

Project Site

/ L

153/157/165 Gastineau Avenue 400 Block of South Franklin Street

CBJ 49.70.300(a)(5) states, “The Commission may require mitigating measures certified as effective by a
professional engineer for development in landslide and avalanche areas. Such measures may include dissipating
structures or dams, special structural engineering, or other techniques designed for the site. Mitigating measures
may also include reduction in the proposed density.”
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Public Health, Safety, and Welfare —

CBJ 49.70.300(a)(1) states: “Development in all Landslide and Avalanche areas shall minimize the risk of loss of life
or property due to landslides and avalanches.” Staff finds that the following factors, previously addressed in the
traffic, hillside, and hazard analysis sections, will cumulatively and negatively impact the public health, safety, and
welfare of occupants of the proposed 72 dwelling units and the surrounding neighborhood:

Traffic: Vehicular traffic along Gastineau Avenue is congested at times due to the narrowing ROW from 55-
feet to 35-feet wide and limited on-street parking. Additionally, E&RPW has recommended that a TIA be
provided for this project (Attachment P).

Hillside: Per CBJ 49.70.260(2), 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 will leave minimal room for undisturbed land during construction.

Hillside: Per CBJ 49.70.260(5), the developer shall plant and maintain vegetation for one full growing season
after planting. Only 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.
Hillside: Per CBJ 49.70.260(8), the developer shall minimize excavation on slopes over 30%. The overall slope
of the project site is approximately 45%, and the building is to be constructed on approximately 60% of the
project site, including slopes exceeding 30%.

Hazards: Historic landslides on Mount Roberts, and in particular within the Gastineau Avenue and South
Franklin Street areas, have resulted in the loss of life of at least 17 people since the Juneau Townsite was first
established.

Hazards: At least three known tree fall and mud slide events have occurred within the Gastineau Avenue and
South Franklin Street areas within the last year.

Hazards: The 2010 Hazard Potential Report for the project site, the basis for reclassifying the site from a Severe
to a Moderate Hazard Zone, states: “This study is based on a 100-year event and does not recognize the
potential for a catastrophic event caused by a combination of excessive heavy rains and seismic activity
occurring at the same time.”

Property Value or Neighborhood Harmony — The proposed use is within an existing Mixed Use Residential and
Commercial area. A multi-family residential use is consistent with the description of the zoning district. No
information has been submitted that suggests the proposed use will negatively affect property values.

AGENCY REVIEW

CDD conducted an agency review comment period between September 15, 2023, and September 29, 2023.
Agency comments submitted at the time of writing this staff report can be found in Attachment P.

Agency Summary
General Engineering Recommends a Traffic Impact Analysis and extending the Bulger Way stairway to

Gastineau Avenue; requests a snow storage plan, grading plan, and easements for
any shared use crossing the property line; and provides drainage and utility
requirements.

Building The project will need one accessible parking space per the Building Code.
Fire Big concern for apparatus accessibility both during construction and post-

construction. A secondary access from Thane would eliminate traffic congestion
for emergency response. Alternatively, CCFR would like an improved turn around
capability for fire apparatus. Heavy equipment blocking the road during
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construction may cause a delay in response. As an absolute minimum, access to
the site via Bulger way is needed, although not ideal for transporting medical
equipment and patients up and down.

Emergency Management “As the Emergency Programs Manager part of my job is to help find ways to

mitigate hazards in the borough. Especially those hazards that place an increased
risk to loss of life. The currently adopted hazard maps place this in a moderate
hazard landslide and avalanche zone. The most recent studies show that the area
is a high hazard landslide zone. Recognizing this project has the potential to place
a great number of people in harm’s way, | cannot support this proposal for a large-
scale development in a known hazard zone.”

PUBLIC COMMENTS

CDD conducted a public comment period between September 20, 2023, to October 9, 2023. Public notice was
mailed to property owners within 500 feet of the proposed development (Attachment U). A public notice sign was
posted on site two weeks prior to the scheduled hearing (Attachment V). Public comments submitted at the time
of writing this staff report can be found in Attachment W.

Name Summary
Mary Jane Tenney Opposes approval of the Conditional Use Permit due to parking issues.
Nancy Waterman Questions regarding access, traffic, and parking for the development proposal.

CONFORMITY WITH ADOPTED PLANS

The proposed development is in general conformity with the 2009 Juneau Non-Motorized Transportation Plan.

The proposed development is in general conformity with the 2016 Housing Action Plan.

The proposed development is not in general conformity with the 2013 Comprehensive Plan as it relates to the
development of housing in mapped hazard areas. Specifically, the 2013 Comprehensive Plan recommends the
following:

Classifies CBJ-owned buildable land as less than 18% slopes and absence of Class A and B wetlands (page 35).
Discourages development plans of public facilities that would have the effect of concentrating people in
hazard areas (page 97).

Promotes mitigation measures that respond to the specific hazards of a site in mapped hazard areas (page
98).

States that development in hazard areas should be prohibited or, if allowed, should be designed and operated
in such a way as to ameliorate any adverse impacts associated with the identified hazard (page 146).

States that residential densities should be kept low in areas designated as within hazard areas in regulatory
maps, unless substantial effort to protect residents is made in project design and construction (page 146).
Recommends limiting development in landslide/avalanche hazard areas and rezoning publicly owned land in
those hazard areas as Resource Protection zones (page 185).
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PLAN

2009 Juneau
Non-Motorized
Transportation

Plan

2016 Housing

Action Plan

2013

Comprehensive

Plan

Chapter  Page No.
Appendix 97

E

1 10-11

2 32

2 36

2 49

2 50

4 35

4 37

Item
Goals

Creating a
New
Framework

JAHF

Develop
Housing
Choices to

Accommodate

Juneau’s
Workforce
Needs
Downtown
Strategy

Downtown
Strategy

CBJ-Owned
Land
4.2-SOP3

Summary
Increased access for non-driving population.

The Potential of In-Fill. The potential for new
housing development extends far beyond the
developable parcels of public land and acquired
blighted properties. Several sites served by
existing infrastructure and already zoned for
denser and/or mixed-use development currently
house far fewer than they could. Drilled down
neighborhood planning and specific, actionable
neighborhood plans can both identify these
locations (such as those areas surrounding
Downtown, the Nugget Mall, and the hospital) and
present clear alternatives for development and
growth.

As is the case in other communities, these funds
should be lendable, investable, and recyclable,
and allowed to support a range of housing-related
objectives, from downtown revitalization to
increased housing affordability, to increased
housing availability and choice.

Ensuring that companies’ involvement continues
but that it becomes better coordinated and more
explicitly linked to a broader public benefit, such
as a greater supply of year-round rental units or a
more vibrant downtown, will require some
collaboration with and oversight of these efforts
by the new Housing Director.

The downtown area has a significant
opportunity to receive housing development on
infill lots or via the redevelopment of some
older structures. This would bring added vitality
and increased economic activity to this essential
part of Juneau.

Identify a development project that CBJ can
partner in that will catalyze more activity in
downtown.

States that CBJ-owned buildable land is less than
18% slopes and absence of Class A and B wetlands.
The CBJ government should seek and facilitate
new housing production, for all types, at an annual
rate that mimics the growth rate of new
households in Juneau, in order to maintain



Gastineau Lodge Apartments, LLC
File No: USE2023 0008

October 17, 2023

Page 17 of 20

PLAN Chapter  Page No.
4 37
4 38
5 49
7 97
7 98
11 146

Item

4.2-SOP4

4.2-1A10

5.5-I1A1

7.17-DG3

7.17-1A4

Hazard Areas
(HA)

Summary

adequate choice of residence type, location, and
cost.

Explore and develop methods to foster
participation by private developers in the creation
of affordable and workforce housing.

Explore and implement methods to expand
permanent housing options for “work force”
housing.

Encourage new high-density residential
development as in-fill housing above ground-floor
commercial space or as adaptive re-use of historic
commercial or other non-residential buildings.
Encourage development of housing for residents
who would not own or need to park automobiles
in the downtown area, such as students, elders,
and downtown workers. Encourage Single-Room-
Occupancy (SRO) units, loft-style housing and live-
work space in the downtown area.

Eliminate from long- and short-range
development plans any public facilities that would
have the effect of concentrating people in hazard
areas; do not preclude roads through hazard
areas.

Provide mitigating standards in the Land Use
and/or Building Code for development in
Landslide and Avalanche Hazard areas based on
the 1972 study. These standards may include
dissipating structures or dams, appropriate
structural and special engineering, or other
techniques that respond to the specific hazards of
the site. All development in hazard areas must
include mitigating measures that respond to the
specific hazards of that site.

Hazard Area lands have characteristics that could
pose hazards to the general public and, therefore,
development therein should be prohibited or, if
allowed, should be designed and operated in such
a way as to ameliorate any adverse impacts
associated with the identified hazard. Examples of
hazardous lands include areas with moderate to
high potential for avalanche or mass wasting/
landslide events. Lands within Hazard Area
designations may be zoned for a mix of zoning
districts, most particularly the same district as the
surrounding lands. CBJ-owned lands in hazard
areas should be retained in CBJ ownership. Hazard
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PLAN Chapter  Page No. Item Summary

areas are overlay land use designations that
transcend other land use designation boundaries.
Although
any zoning district could be overlaid by the HA
land use designation, residential densities should
be kept low in areas designated as within hazard
areas in regulatory maps, unless substantial effort
to protect residents is made in project design and
construction. The Hazard Areas shown on the
Comprehensive Plan Land Use Maps are general in
nature; regulatory maps must be based on careful
scientific review of site-specific conditions and will
be more specific.

11 185 Subarea 6 Limit development in landslide/avalanche hazard

Guidelines, #5  areas; rezone publicly owned land in those hazard

areas as Resource Protection zones.

FINDINGS

Conditional Use Permit Criteria — Per CBJ 49.15.330(e) & (f), Review of Director's & Commission’s Determinations,
the Director makes the following findings on the proposed development:

1.

Is the application for the requested Conditional Use Permit complete?
Analysis: No further analysis needed.

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

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

Analysis: The application is for the development of a six-story, 72-unit multi-family structure in a Mapped
Moderate Landslide and Avalanche Hazard area. The use is listed at CBJ 49.25.300, Section 1.300 for the MU
zoning district.

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

Analysis: Due to existing traffic congestion and limited on-street parking along Gastineau Avenue, E&PW has
recommended that a TIA be provided for this project. According to CBJ 49.40.300(2), a TIA is not required
since the project will generate less than 250 Average Daily Trips.

Finding: Yes. The proposed development will comply with Title 49 regarding traffic, parking, and non-
motorized transportation.

Finding: No. The proposed development does not comply with Title 49 regarding exterior lighting and snow
storage.
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Analysis: Per CBJ 49.70.260(2), depletion of existing vegetation shall be minimized. The submitted plans do
not specify how much of the existing vegetation will remain post-construction, and building setback distances
will leave minimal room for undisturbed land during construction. Per CBJ 49.70.260(5), the developer shall
plant and maintain vegetation for one full growing season after planting. Only 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. Per CBJ 49.70.260(8), the developer shall minimize
excavation on slopes over 30%. The overall slope of the project site is approximately 45%, and the building is
to be constructed on approximately 60% of the project site, including slopes exceeding 30%.

Finding: No. The proposed development will not comply with Title 49 regarding hillside development.
4. Will the proposed development materially endanger the public health, safety, or welfare?

Analysis: Historic landslides on Mount Roberts, and in particular within the Gastineau Avenue and South
Franklin Street areas, have resulted in loss of life of at least 17 people since the Juneau Townsite was first
established. More recently, at least three known tree fall and mud slide events have occurred within the
Gastineau Avenue and South Franklin Street areas within the last year.

The 2010 Hazard Potential Report for the project site, the basis for reclassifying the site from a Severe to a
Moderate Hazard Zone, states: “This study is based on a 100-year event and does not recognize the potential
for a catastrophic event caused by a combination of excessive heavy rains and seismic activity occurring at the
same time.” The applicant has not identified specific mitigating measures for siting the development in a
hazard zone.

Finding: Yes. There is evidence to suggest that the proposed development, as designed within a Mapped
Moderate Landslide and Avalanche Hazard area and without identified mitigating measures for hazards, will
materially endanger the public health or safety.

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

Analysis: No further analysis needed.

Finding: No. There is no evidence to suggest that the proposed development will substantially decrease the
value of or be out of harmony with the property in the neighboring area.

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

Analysis: The 2009 Juneau Non-Motorized Transportation Plan supports increased pedestrian opportunities,
including development of the Bulger Way stairway to the project site and housing opportunities that do not
rely on vehicular transportation.

The 2016 Housing Plan and the 2013 Comprehensive Plan support additional housing and mixed-use
developments in the Downtown.

The 2013 Comprehensive Plan also speaks to the public health, safety, and welfare of the community by
discouraging development plans of public facilities that would concentrate people in hazard areas; promotes
mitigation measures that respond to the specific hazards of a site in mapped hazard areas; states that
development in hazard areas should be prohibited or, if allowed should be designed and operated in such a
way as to ameliorate any adverse impacts associated with the identified hazard.

The 2013 Comprehensive Plan states that residential densities should be kept low in areas designated as
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within hazard areas in regulatory maps, unless substantial effort to protect residents is made in project design
and construction; and recommends limiting development in landslide/avalanche hazard areas.

Finding: No. The proposed development is not in general conformity with the 2013 Comprehensive Plan.

RECOMMENDATION

Staff recommends the Commission adopt the Director's analysis and findings and DENY the requested Conditional
Use Permit. The permit would allow for the development of a six-story, 72-unit multi-family structure in a Mapped
Moderate Landslide and Avalanche Hazard Area.

STAFF REPORT ATTACHMENTS

Item
Attachment A
Attachment B
Attachment C
Attachment D
Attachment E
Attachment F
Attachment G
Attachment H
Attachment |
Attachment )
Attachment K
Attachment L
Attachment M
Attachment N
Attachment O
Attachment P
Attachment Q
Attachment R
Attachment S
Attachment T
Attachment U
Attachment V
Attachment W

Description

Application Packet

1913 Pacific Coast Addition to the Juneau Townsite Plat

1969 Sanborn Map

1972 Condemnation Letters for Windsor Apartments

1979 BLD-9079 Demolition Permit for Windsor Apartments

1992 HDR92-03 Notice of Decision

2001 Gastineau Avenue Reconstruction As-Built Drawings

2001 Road Easement for Lot 13

2001 Road and Retaining Wall Easement for Lot 14

2001 Agreement for Crossing Bulger Way during Private Construction
2011 AME2011-0005 Reclassifying from Mapped Severe to Moderate Hazard Area
2013 AME2013-0003 Reclassifying from Mapped Severe to Moderate Hazard Area
2018 PAC2018-0007 Final Report

2022 Ordinance 2022-06(b)(P) Appropriating $700,000 from the JAHF
2023 Loan Contract and Promissory Note Secured by Lien

Agency Comments

“Thane Road” Secondary Access Letter from Applicant

Hillside Endorsement Summary Review

Synopsis of Historic Hazard Plans and Reports

1987 Hazard Study Map Sheets 1, 4, 5, 7

Abutters Notice

Public Notice Sign Photos

Public Comments
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Floor plan(s)
Elevation view of existing and proposed buildings
Proposed vegetative cover
Existing and proposed parking areas and proposed traffic circulation
Existing physical features of the site {(e.g.: drainage, habitat, and hazard areas)

DEPARTMENT USE ONLY BELOW THIS

ALLOWABLE/CONDITIONAL USE FEES

Fees Check No. Receipt Date
6O . $
Application Fees $ ( COP- -
22,_330 Majort/,600, CUP- Hazard
Admin. of Guarantee $
Adjustment $ —

<

Pub. Not. Sign Depaosit

o0
Pub. Not. Sign Fee —EL‘Q
2 ]
S, m_-
e 0O

This form and all documents associated with it are public record once submitted.
INCOMPLETE APPLICATIONS WILL NOT BE ACCEPTED Case Number Date Received

5-1-43

For assistance filling out this form, contact the Permit Center at 586-0770.
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Community Development Department May 01,2023
City and Borough of Juneau
1558 Seward St.

Juneau, Alaska 99801

Re: Conditional Use Permit Application, (Major Development)
Conditional Use Permit Application, (Moderate Hazard Zone development)

Hillside Development Endorsement permit, (Slopes exceeding 18%)

Case Number: PAC2022 0024

Applicant: Steven Soenksen, Manager

Owner: Douglas Joe Trucano, Property

Address: Gastineau Avenue & Bulger Way (Pacific Coast Addition Block 2, Lots 12, 13, and 14)
Parcel Code Number: 1C070H020120

Site Size: 14,995 square feet (Lots 12, 13, and 14 combined)

Zoning: MU (Mixed Use)

Greetings:

Per the PAC listed above, we are applying for the above referenced permits for this site. This application
is consistent with the PAC meeting notes and 49.15.493.

Project Narrative

. As you may know, Gastineau Lodge Apartments, LLC is developing
this parcel into new Multi-family, multi-story apartment building. This application is the second step in
the permitting process. Project site is in the Downtown Juneau area.

The building use will be developed for 72 units (or more) of Workforce housing at 80 to 120% Annual
median income. We would like to build a continuation of the pedestrian staircase in Bulger Way, a 4’ CBJ
easement to access utilities and construct new stairs to connect with South Franklin Street. A 6” storm
and sanitary sewer lines are in this area. We will access CBJ water from the uphill side of the lot. There
are three-2” water supply valves currently in the right of way.

We will have pedestrian and vehicle access and circulation from Gastineau Avenue on the uphill side.
The site will be developed to have 10 units of parking on site. The Comprehensive Plan encourages
multi-family apartment construction in the downtown core area.

Attachment A- Application Packet



Enclosed please find:

Site Plan Parking Areas (Site Plan)

Floor Plans Traffic Circulation (Site Plan)

Elevation Views Pre-Application Conference Report

Vegetative Cover (Site Plan) Site Specific Engineering Study (Baxandall Engineers)

Hillside Development/Hazard Analysis

Engineering Geologic Report,( PND Engineers)

We look forward to your review. Please feel free to contact me if you have additional questions.

Sincerely,

Steven Soenksen, Manager
Gastineau Lodge Apartments, LLC
9072090709
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CITY AND BOROUGH OF

'S CAPITAL CITY (507) 586-0715

CDD_Admin@juneau.org

L ) . o www juneau.org/CDD
COMMUNITY DEVELOPMENT 155 S. Seward Street « Juneau, AK 99801

Gastineau Lodge Apartments
Case Number: PAC2022 0024
Applicant: Steven Soenksen

Property Owner: Douglas Joe Trucano

Property Address: Gastineau Avenue & Bulger Way (Pacific Coast Addition Black 2, Lots 12, 13, and 14)
Parcel Code Number: 1C070H020120

Site Size: 14,995 square feet (Lots 12, 13, and 14 combined)

Zoning: MU {Mixed Use)

Existing Land Use: Vacant

Conference Date: 5/18/2022
Report Issued: 5/26/2022

tion, and are not a tee project

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
Steven Soenksen Applicant
James Bib Architect, Northwind Architects
Scott Ciambor Planning Manager
Jennifer Shields Planner Il
David Peterson Planner il
Dan Jager CCFR Fire Marshall
Charlie Ford Building Code Official
Ken Hoganson General Engineering
Edward Quinto Permit Specialist
Revised S,
Faeac\ ININnarlnard gastineau lodge draftl.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.

Project Overview

The project was previously presented for PAC2018-0007. The applicant gave an updated Powerpoint
presentation on the development of a 72-unit, 6-story apartment building for workforce housing. The site is
located in a mapped Moderate Hazard zone, and would be accessed from Gastineau Avenue via decking to the
building. The paint of access has not yet been determined.

Planning Division

1. Zoning - The property is zaned MU {Mixed, Use). Per 49.25.300(c)(4); a is
required for Major Developments containing more than 12 dwelling units. The standards listed below
apply|for properties within this Zoning District.’ '

2, Subd#vislon — Per 49.15.403, would be required for consolidation of the three
lots. | ,

3. Setba#cks ~none 1

4. Heigljit —none
Acce#s —~ Submitted Concept Plan shows private improvements proposed within the CBJ right-of-way
(ROVY). Vacation of the ROW, or.an Encroachment Permit, would be required prior to any development
approvals. In addition, the property includes the following recorded easements:

4 i Lot 13: Road Easement from the northeasterly property line to the back of curb and gutter
p ve econst P -200 as sh on
5
d nt the no er line to the of
n 1 to th ck of curb and g constructed as f the Gastineau Avenue
n on ect# 200 as shown on ing (Book 0581, 726-727).

6. Parking & Circulation— Effective May 25, 2022, Ordinance 2022-04 will place the property within a “No
Parking Required Area”, thereby eliminating parking requirements for the development (see attached).
Applications submitted prior to this date must meet existing parking requirements.

7 Lot vaerage - none

8. Vegetative Coverage — none

9. nghting — Lighting must be provided and directed downward at door entries and stairs.

10. Nolsgf — No comments at this time, though comments may arise during public comment process for a
Condjtional Use Permit.

11. Flood — N/A

12. H | /Mass iliside E - and he Hazard Map
A | ments -03 both the rom t e Hazard zone to
the zard zone. Pe 7 a)(3), a is for co ction in
aM rd Zone. Also, g contou ev tarea 5%. Per
49.70.200, future development of these areas would require a

Page 2 of 5
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Pre-Application Conference Final Report

13.
14.

15,
16.
17.

Permit for excavation of any slope in excess of 18%. The permit will be reviewed by the Planning
Commission, as the project does not meet the exceptions outlined in 49.70.210(b).

Wetlands - N/A

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.

Plat or Covenant Restrictions — N/A
Trafflc - N/A

Nonconforming situations — N/A

Building Division

18.

19.

Building - Fire and Sound separation will be required between units, based on code requirements at
time of application for building permit.

Outstanding Permits - None

General Engineering/Public Works

20.

21.

22.

Engineering — Grading: Slopes and retaining structures shall be shown on the Grading Plan. The heights
and slope ratios shall be quantified.

a. 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

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.

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 valve, unions, cleanouts, and system ts. Sizes a'nd materials shall be
called out. Power by others. ' o

a. CBIJright-of-way (ROW) permit - Once the construction plan for the lmlitles is approved CBl
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, refundabie 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.

b. Water Utility permit — For the water/fire line to be installed to the new structure:
The line sizing Is 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 responsibllity of the applicant. A water
assessment will need to be paid and will be determined after sizing of meter and domestic
line are identified.

c. Sewer Utility permit — For the sewer line to be installed to the new structure, the line sizing is

Page 3 of 5
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Pre-Application Conference Final Report

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.

Fire Marshal

1. Fire ltems/Access — Fire Marshal Jager had questions about Fire and EMS access as the lots do not
currently connect to the ROW. Fire Marshal Jager was concerned about potential hazards and/or a
potential blockage of Gastineau Ave during construction. The idea of “beefing up” the parking deck was
discussed, to allow for the weight of emergency vehicles.

Other Applicable Agency Review
2. 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.

vi. Development Permit Application
v/2. Subdivision Application (Lot Consolidation)
3. Conditional Use Permit Application (Major Development) |
4. Conditional Use Permit Application (Moderate Hazard Zone development) .=
5. Hillside Development Endorsement Permit (slopes exceeding 18%)
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. Acopy of this pre-application conference report.
2. Site specific study by a civil engineer experienced in landslide and avalanche analysis.—
3. Engineering Geologic Report for hillside development.

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 Application ~ N/A

2. Subdivision Application (Lot Consolidation): $185.00

3. Conditional Use Permit Application (Major Development): $1,600.00 (over 60 residential dwelling units)
4. Conditional Use Permit Application (Moderate Hazard Zone development): $400.00
5

Hillside Development Endorsement Permit: The fee to the developer is the gross hourly rate of $60.00 for
professional review of the application and for inspection.

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

Page 4 of 5
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Pre-Application Conference Final Report

Submit your Completed Application
You must submit your application(s) 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: (907) 586-0715
Web:

Attachments:

49,15.330 - Conditional Use Permit

49.15.403 ~ Lot Consolidations

49.70.200 - Hillside Development

49.70.300 - Landslide and Avalanche Areas

Parking Ord. 2022-04(b) and Map - effective May 25, 2022
Development Permit Application

Conditional Use Permit Application

Subdivision Application

Page 5 of 5

Attachment A- Application Packet



Attachment A- Application Packet

%1

o



-— . —

SITE SFEATION A -A

SC 116 1.0

Attachment A- Application Packet

TS

EA
™

[[F-3y)

e
[5G
[



Gastineau Lodge Apartments,

LLC

Tony Walker, Archt. & Assoc., LLC

PROJECT & SHEET INFORMATION

SYMBOLS

* TREE (TBD)

TREE LOCATION
(ABOVE OR BELOW,
FOR REFERENCE)

W EXTERIOR LIGHT
FIXTURE

POT PLANTER

UNIT DESCRIPTIONS

UNIT COUNTS & SIZES*
UNIT| ~OA ~SF
A=41[ 12x20 | 240

AT=1| 12x26 | 227
A-L=2| 17x20 | 277
B=11| 12x26 | 312
B-L=2| 12x26 | 294
B-T=1| 18x26 [ 389
B-WL1=2| 18x26 | 387
B-WL2= 1| 18x26 | 371
C=2|18x23 | 432
D=1| 18x26 | 478
HC=8| 14x25 | 343
UNITS=72

*NOTE: "OA” INDICATES OVERALL
DIMENSIONS. THERE'S NO
DISTINCTION FOR ODD-SHAPED
AREAS. "SF” (SQUARE FOOT) IS
AN APPROXIMATION OF THE
AREA WITHIN THE SPACE.

A STUDIO

A-T STUDIO, T—SHAPE

A-L STUDIO, L—SHAPE (DISCOUNTING HALL ENTRY)
B LONG STUDIO

B-L LONG STUDIO, L—SHAPE

B-T LONG STUDIO, T—SHAPE

B—WL1 LONG STUDIO, WIDE, L—SHAPE-1

B—WL2
C LARGE
D EXTRA

LARGE

LONG STUDIO, WIDE, L—SHAPE-2

ABBREVIATIONS
ALT ALTERNATE NIC NOT IN CONTRACT
BLDG BUILDING 0/H OVERHEAD
CONC CONCRETE PLTR PLANTER
CORR CORRIDOR PP POWER POLE
ENCL ENCLOSURE PSNGR  PASSENGER
ELEV ELEVATOR PVC POLY VINYL CHLORIDE
EL ELEVATION RECEP  RECEPTION(IST)
E EXISTING RET RETAINING
FT FOOT/FEET ROW RIGHT OF WAY
FP FIREPLACE STRL STRUCTURAL
FFE FINISH FLOOR ELEVATION  STOR STORAGE
FRT FREIGHT TLT TOILET
FDN FOUNDATION TBD TO BE DETERMINED
GARB GARBAGE u/G UNDERGROUND
HC HANDICAP VESTIB  VESTIBULE
JAN JANITOR VER VERIFY
www BUSINESS/COMPUTER
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_L 04 S30°13'31"E L=
S ARR = L s ammw, ——— S A AMEERELS S——
u+\‘ [ASlGEGRSEnSGREEERR e SR RTmS (FRONT YARD SETBACK: 0'-0 )
i L(E} RET. WALL @ EASMT, ~ —(E) PP
f (E) STORM SEWER 6”
| (E) SANITARY SEWER 6"
| (E)13LF 4"(VER) PVC LEVEL 1 FFE: 74.0
[ P UNDERDRAIN
I s
N See lLevel 4 for
| e additional grading & g0
| o g drainage data <¥
=1 FDN WALL STEPS / CRTOUR INTO
i - | 0 EXISTING (TYP)
. OIS DRAINAGE CORRIDOR
! 8*5 \AJAL _\
2 /—BLDG RET. WALL \
! (ABOVE)
| /
l e e e N e e A
; e e o e S ——— — — 89
| ! ELEV E‘,?gfa' "1“5”1“ fTAiKE‘I) | ——FDN/SITE
Rt 3 , , MECH H STRL COLUMN "] DRAN
! ACCESS/EXTTO | FDN/SITE DRAIN - (OFF. SADNG THAN ] S8
' BULGER WAY ON | soD e S |
! LEVEL 2 (ABOVE) | STAIR - i_DLSR- Lo o |
I S — 3 —BLDG/RET. WALL : &| | | TREAT A o SITE ACCESS
. 84 - L { FRT ELEV| [{O5%——g1 Trbi gE——ter | £ RET. BLOCK
TV e = R R - 8% FENCING
! - - LIDISP. ! ! ! ! f
| Z /] L““J R |l 7
- ——Spot EL
AT L T = e
> ; O T W (g ks G ;7\;% spor£L
I 2. i e
P> /,8& [ SUPPLY SUPPLY [ 6 -%?—Spot EL
l te (} N T | _ T p—\\ N 82.5
; ‘ . 0 . _
ST Y smr - ooRR TS0 ST
Qf 1 $— -8 805
= b cootEL
RE N /3 o 785
i TN STl'JAD'O STUDIO STUDIO STUDIO b /74 s>
. N A S
i 75 8 e STUDIO STUDIO B . %,5//
i H ] e S HC HC AR
A N 74 ’\E_\W\LI e g r\ -5pot EL
f ?( /\/\ ) e //& N\Jw s 73'0
i~ B Jf_\éf \\ ) T —(E) CONTOUR LINE @ DD 3\-—Spot EL
. e | DU ¥ S S FLOOR LENEL (REF ONLY) R | 735
! P = \:\ - ~ — N—FDN/SITE/ROOF DRAIN
== \ - FDN/SITE DRAIN
- \ SIDEWVA LK\ \—5ALCONY \—D‘_gg*utlfRAtTNE WAL o 74/ S
I~
i . \~ ‘_ T . . -!- - ~_., .: ABOVE - 3 - - ,I/ 3\—‘ TS T o l i i
[ ' l /‘ I EME ” 4 c
(REAR YARD SETBACK: 0'—0 Spot EL
ACCESS/EXIT @ FDN/SITE pRAIN— /T \ . E \ X%%Lf%cgga RET. BLOCK 5%
BULGER WAY
SCALE: FEET LEVEL 1 DIAGRAM . roartmen
Scale: 3/32" = 1'-0" Tony Walker, Archt. & Assoc., LLC
12 8 0 16 32 / (c) 7/12/2023
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CONC. RET. WALL
[& FENCING

LEVEL 2 FFE: 84.5

FDN WALL STEPS
UP HILL

DRAINAGE CORRIDOR

SITE/FDN/ROOF
DRAINS (TYP)

BLDG/RET. WALL
Spot EL
3ot 2\
Spot EL- \
88.5 \
NS
Spot EL~—_| EEEEEEEEEEEEEEEEEE |
o AN
. EERERERERRRE R sy~
ACCESS/EIT @4 A A A A A N\ sears ,( BLDG L
BULGER WAY |- FLEXIBLE STORAGE/ STAR PASGR & y / COMMON re y 1
SBOt EL_/ r———-r—'r—'r—'r—T—QITE—B-—T—T—T—T—ﬂ MECHANICAL FRT EI'EV g- \_vmm- [ < "'I:"‘
cavord— IEERERRRRRERE \ RooM L
CANOPY | VESTIR | | PSNGR R T T O T T T R A O A AN S / \///
ABOVE | | I TR N T (R N N ERN I B | S~ //
N Al e L .. Vo /A
[ | /)7% i i CORR. | ST (SEATING. PATTERN
i SUGGESTION ONLY)
Mﬂ\\ CORR: AR ! ' AR |
>4 ~ [ SuPPLY | | T sUPPLY T
; \ ﬁ] r% P T
STAR e STOR. UNIT B
m M .
3 L N
- (E) CONTOUR LINE @
D UNIT A FIJOOR LEVEL (REF ONLY l/ ‘N
(a8} Ad
UNIT B UNIT B UNIT HC UNIT HC UNIT B-T Sy
UNIT UNIT B 8
B—WL1 S
o
77}7‘“{\?7 TSNS i
BALCONY BALCONY '
1 T T T T
\—DECORATIVE WALL
FEATURE
SCALE: FEET
LEVEL 2 DIAGRAM in Apartmen

Scale: 3/32" =1'-0"
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Engineering Geologic Report,( PND Engineers)

ENGINEERS INC
November 28, 2021 PND 212040

Mr. Steven Soenksen

Verde Infrastructure Partners
P.O. Box 35854

Juneau, Alaska 99803-5854

Re: Gastineau Lodge Apartments
Draft Geotechnical Report

Dear Mt. Soenksen:

This letter report presents the results of a geotechnical field investigation, performed by others, and design
recommendations developed by PND Engineers, Inc. (PND) in suppott of the proposed Gastineau Lodge
Apartments development in Juneau, Alaska. The report has been prepared by PND and describes geotechnical
data gathered during the field investigation, laboratory results from testing performed on selected retained soil
samples, geotechnical design recommendations and construction considerations.

PND performed the work in general accordance with the proposal Bulger Way Apartments — Geotechnical
Investigation Fee Proposal (Revised), dated January 21, 2021, Notable deviations from the proposal include that the
investigation was petformed by others.

Project Background and Description

Description

The project site is located on Gastineau
Avenue at its intersection with Bulger
Way (a narrow stairwcell corridor) in
downtown Junecau, Alaska. The site
consists of three individual lots with no
street address. The legal address is listed
as Pacific Coast Addition, Block 2, Lots
12, 13 and 14, We understand that the
client intends to construct one or more
multi-unit residential structures with
associated parking,

Error! Reference source not found.
shows a project vicinity map.

The site is currently undeveloped,
although structures were once located at
the site and some foundation elements
remain. There is an access road from
Gastineau Avenue to a relatively flat
bench approximately midway downbhill

Figure 1: Project Vicinity and Site Map

9360 Glacier Hwy., Suite 100  Juncau, Alaska 99801 - Phone 907.586.2093 - Fax 907.586.2099
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on the property. Above and below this intermediate bench ate vegetated slopes ranging in steepness from
approximately 1.5:1 (horizontal:vertical) to 2:1. The intermediate bench is approximately 20 feet lower than
Gastineau Avenue, and approximately 30 feet above the downhill property line. The slope continues downhill
beyond the property line to structures located on South Franklin Street, approximately 60 feet below the
intermediate bench. Topographic descriptions are based on sutvey information provided by others.

General geologic information for the local Juneau atea is thotoughly discussed by Miller (1972), Gehrels (2000),
and McClelland (1992). The following geologic summary has been developed on these referenced documents.

Overburden at the site can be generally described as colluvium, debris flow or mass wasting material originating
from the Mt. Roberts hillside, on the opposite side of Gastineau Avenue immediately to the northeast of the
project site. This overburden can consist of soil, rock, and organic matter, originally situated on the hillside.
Trees and boulder-sized debris are not uncommon. Visually, soil samples retained during this investigation
agree with historical surface mapping information,

Bedrock in the immediate vicinity of the investigation site includes vatious volcanic and sedimentary units that
have undergone varying degrees of metamorphism. The site borders a region where the bedrock increases in
metamorphic gtade from litde to no metamorphism on Douglas Island to increasingly higher metamotphic
grades to the northeast of Juncau, The primaty rock types mapped on the slopes of the immediate vicinity
include metavolcanic and metasedimentary rocks that range in metamorphic grade from slate to phyllite to
greenschist. In addition, commonly found intruding the metamorphic rocks are igneous mafic dikes, Both
ductile and brittle forms of structutal deformation have been locally imposed on the bedrock.

The curtently-adopted City and Borough of Juneau (CBJ) landslide and avalanche hazard maps places the
project site in a “Severe” hazard zone. Reportedly, a site-specific hazard assessment has been conducted (by
others) and the site has been downgraded to a “Moderate” hazard zone. PND has not confirmed this, however.
It should be noted that trevised hazard maps ate being considered by CBJ, but are not yet adopted. These revised
maps also place the project site in a “Severe” hazard zone with regard to mass wasting. The project site appears
to be in 2 “Low” risk hazard zone with regatrd to avalanches per the revised maps. No site-specific hazard
assessment has been performed as part of this investigation,

The regional scismicity of the Juncau area is primarily defined by four known major faults: the Queen Charlotte-
Fairweather Fault, Chatham Strait Fault, Denali Fault, and the Transition Fault. These four known faults
surrounding Juneau all contribute to the seismic hazard of the project site. Wesson et al., (2007) found that
these four faults would yield maximum moment magnitude (M) earthquakes of 7.8 to 8.2 for return intervals
of 2% in 50 years. These ranges are consistent with the larger historic earthquakes that have previously been
documented ot recorded in the Juneau area (Brockman et al., 1988). Farthquakes of My, 5.0 or less are common
to Southeast Alaska, although they present low hazard to the project site.

The primary potential seismic-induced hazards for Juneau and the surrounding region include strong ground
shaking, slope failute, liquefaction and landsliding. Both the seismic setting and glacially-scoured ovet-
steepened terrain of the region conttibute to the potential for both land-based and submarine landslides caused
by earthquake-induced ground shaking or other g events, and are most likely to occur in saturated
sediments and in unstable rock debris on steep slopes.

Additionally, large damaging ocean waves (tsunamis) generated either directly from local land displacement or
due to earthquake-induced landslides have the potental to inflict damage to the region. Offshore tsunami
generation and propagation in the vicinity of Juncau, howevet, is considered to be low duc to the strike-slip
nature of nearby faults; strike-slip faulting characteristically propagates horizontal land displacement motion,
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rather than the vertical displacement that is typically responsible for generating tsunami events (Combellick and
Long, 1983):

The Juneau region experiences temperate rainforest/maritime climate conditions typical to Southeast Alaska.
The average monthly temperatures tecorded in Juneau range from 25°F to 56°F. Daily extreme temperatures
have been recorded from (-)22°F to 90°F. Average annual precipitation is 62 inches.

Field Investigation

The geotechnical investigation was petfotmed by others and was not observed by PND. Videos, photographs,
soil samples, and a hand-sketch test pit map were provided to PND after the investigation for use in developing
this report. The investigadon summary described herein is based on information provided to PND, and PND
cannot attest to the accuracy of the information provided.

The geotechnical field investigation was performed in July 2021. Four test pits were excavated duting this
investigation. The test pit locations wete selected prior to the investigation and distributed across the site with
consideration given to equipment access. The test pits were reportedly excavated to refusal on bedrock using a
Deere 135G track-mounted excavator. Soil samples were collected near the bottom of each excavation. The
samples wete placed in plastic containers. Photographic and video documentation of the investigation was
performed.

All soil samples wete ptovided to PND in sealed and unsealed plastic containers. The samples were delivered
to PDC Engineers’ laboratory in Juneau for testing,

PND conducted a geotechnical drilling investigation in Gastineau Avenue in 1999. Several boreholes were
located immediately adjacent to the project site. The investigation showed overburden consisting generally of
silty sand with gravel. Groundwater was noted at depths of 15 to 22 feet below ground surface (bgs). Bedrock
was encounteted at 2 depth of 40 feet bgs in one location. It was not encountered in other borings which
extended to depths of 51 feet bgs.

Investigation Results
A test pit summary is provided in Table 1. Figure 2 shows a test pit map, provided by others.

Table 1: Test Pit Summary

Test Hole 1 90 7 7
Test Hole 2 86 1 1
Test Hole 3 75 7 7
Test Hole 4 69 8 10

*Elevation estimated from topographic information

Attachment A- Application Packet



Page 4

Navember 28, 2021

L

Testbole Samples Fuken 4t
4 f‘dcpft\ (y\d«qf({«’{o ATest
o HusSheet

- 7‘
Test Hole
1
- Test Hole
P
[ ——-d
Tost Holes 2021
G.’asf"" L4
o} Trucawve

Figure 2: Test Pit Map with Site Plan and Topographic Overlay

Overburden at the project site generally consists of
brown silty sand with gravel. Cobbles are noted in
provided photographs.

Bedrock

Bedrock was reportedly encountered in all test pits, at
depths ranging from 1 foot to 8 feet bgs. At Test Hole 4
the excavator was able to dig several fect into bedrock.
The bedrock was described as “shaley” indicating a
laminated or foliated structure that readily breaks along
discontinuities.

Groundwater
Groundwater was not observed during the investigation.
The 1999 PND geotechnical information in Gastineau

Figure 3: Excavator and in-situ silty sand with gravel

Avenue encountered groundwater between 15 and 22 feet bgs. Groundwater at the project site may fluctuate
seasonally or may travel along the ovetburden/bedrock interface.

Laboratory Testing

Selected soil samples were subjected to laboratory tests to evaluate soil index properties. All testing was
performed at PDC Engineers’ Juneau laboratory, Soil index tests included determination of grain size
distribution and moisture content. All individual laboratory test results can be found in Appendix C.
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Geotechnical Analysis and Design Recommendations

Summary
The existing sitc geometry and in-situ soils are generally not favorable for supporting typical building

foundation loads. Global stability analyses yield unsatisfactory factors of safety in the static seismic conditions.
The existing overburden at the site is also not suitable for foundation material due to excessive fines content,
although it may be re-putposed as fill at depths greater than the published frost depth in Juneau (32 inches).
If the in-situ material is used for slope construction, it should not be placed steeper than 2:1, assuming there
are no extetnal loads other than seismic, Building foundations or retaining structures should be founded on
the shallow bedrock encountered at the site. Alternatively, the in-situ material could be replaced with
structural fill as necessaty to achieve satisfactory factors of safety for global stability. Deep foundations are
not recommended, as they ate not expected to be an economical solution.

Table 2 presents the generalized soil design properties for the project site. Values for future Structural Fill are
estimated based on expetience with this matetial. Values for the in-situ material are based on consetvative
estimates within typical ranges for the material encountered per sources such as Das (2007) and Coduto (1999).
Global stability limit equilibriam analyses wete also used to back-calculate parameters for the in-situ matetial,
given the lack of known failures and stability observed during the test pit investigation.

Table 2: Generalized Soil Design Properties

Structural Fill (Future) 73 42 0 3,500
Silty Sand with Gravel 63 38 0 400
Buoyant unit weight is based on a unit weight water of 62,4 pcf.

Structural Fill, as desctibed in Table 2, is inclusive of all imported material as defined in subsequent scctions of
this report.

Structures in Juneau shall be designed to resist seismic loads in accordance with the appropriate design codes.
Ground motions associated with the Maximum Considered Earthquake (MCE) have a probability of
exceedance of 2% in a 50-year timeframe, which correlates to an average return period of 2,475 years. This
seismic event is mandated by the International Building Code (IBC) and ASCE 7 for buildings, building-related
structures and cettain non-building facilities.

Site class was determined based on the soil conditions from this investigation and those at the nearest borehole
from an historical investigation. Risk category was determined based on planned use of the proposed
improvements (apartment buildings). Moment magnitude was obtained from the United States Geological
Survey (USGS) online Unified Hazard Tool. All other parameters were obtained from the Applied Technology
Council (ATC) Hazards by Location online utility, with the 2012 IBC as the reference code. All seismic
patameters are given in Table 3.
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Table 3: Seismic Design Parameters

MCE
(2,475 years, 2% in 50 years)
(o
1]
0.207g
0.528g
0.356g
1.193
1.189
1.444
0.418g
0.342¢g
0.247g
7.9

Fault Rupture

The nearest significant fault (the Denali Fault) is located approximately 21 miles from the project site. Based
on the absence of mapped faults across the proposed project area, the risk of fault displacement tesulting in
ground rupture is low. ) -

Liguefaction -

Liquefaction occurs when excess pore water pressure develops in saturated soils, typically as a result of
vibrations or ground shaking such as earthquakes, which results in a loss of shear strength in the soil.
Detrimental effects of liquefaction include ground settlement due to densification of the liquefiable soils, and
slope instability, lateral spreading, and reduced bearing capacity due to loss of shear strength. Typically,
liquefiable soils are very loose to medium-dense, clean to moderately silty sands, and some silts below the water
table. Other soils may experience liquefaction depending on factors such as the duration of ground shaking.
Gravels and soil with 2 high fines content (greatet than approximately 35%) which exhibits clay-like behavior
(Plasticity Index = 7) ate unlikely to liquefy (Boulanger and Idtiss, 2006). Soils below a certain depth, often
estimated at a maximum of 50 feet, may not liquefy due to high confining pressures (Day, 2002). This depth is
based on site-specific conditions and engineering judgement, and should not be assumed for all cases.

A liquefaction analysis is beyond the scope of this investigation and the field data collected is insufficient to
conduct such an analysis. The absence of observed groundwater during this investigation suggests that
liquefaction may not be a real concetn at the site. Howevet, groundwater may have significant influence on
certain analyses, including liquefaction, lateral spreading and global stability.

Design of shallow foundations must consider the beating capacity of the underlying soil as well as the potential
for settlement and the effects of seasonal frost action. In general, foundation design should be consistent with
the cutrent edition of the IBC with any local amendments or requirements.

The following subsections will discuss allowable bearing pressure determinations with respect to bearing

is unlikely to be able to adequately support typical foundation loads in a sloped geometry. Excavation and

replacement with structural fill, or constructing foundations directly on bedrock, is necessary to support
building loads.
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Bearing Capacity and Elastic Settlement

At present, shallow foundations and tetaining structures are recommended to bear on bedrock. The 2012
vetsion of the IBC permits a presumptive allowable bearing pressure of 4,000 pounds per square foot for
sedimentary and foliated rock. This value assumes that the foundation will bear evenly on a flat rock surface.
Elastic, or immediate, settlement is not expected to have a controlling influence for foundations beating on
rock.

The allowable beating pressure for foundations bearing on structural fill over bedrock may be calculated using
the values in Table 2. Alternatively, a presumptive allowable beating capacity of 3,000 pounds per square foot
may be used per the 2012 version of the IBC. Consideration must be given to proximity to nearby slopes. If
slopes are within the foundation zone of influence, the beating capacity will be reduced. Many geotechnical
texts provide guidance on determining beating capacity for foundations near slopes, which is reliant on slope
angle, distance from slope and other factors cutrently unknown. As design progresses the allowable beating
pressure should be re-calculated based on site geometry.

Allowable bearing pressure is typically calculated by applying a factor of safety of 3 to the computed ultimate
beating pressute. The allowable value may be increased by 33% when consideting short-term transient loads,
such as wind and seismic forces.

Primary Consolidation and Secondary Compression Settlement

Long-term settlement occuts when soil consolidates over time due to an induced load, such as building
foundation loads. Two types of long-term settlement are typically considered: ptimaty consolidation and
secondaty compression. Both are typically attributed to compressible soils such as saturated silts and clays. No
compressible soils were encountered during the investigation and therefore long-term settlement is not
expected to be an issue for this project.

Lateral Load Resistance

Lateral loads on footings will be resisted by passive earth pressures developed against the footing block and
frictional resistance against the base of the footing. A passive resistance (equivalent fluid pressure) of 250 pcf,
which includes a factor of safety of 2, is tecommended for structural fill. A coefficient of friction of 0.5 is
tecommended to be used for resistance of footings to lateral sliding, assuming concrete footings are cast directly
against sand and crushed gravel (structural fill). Precast footings should use a coefficient of friction of 0.30.
Footings cast direction on clean, sound bedrock may use a coefficient of 0.7. The passive resistance and sliding
coefficient are permitted to be used together with no reduction,

Uplift Resistance

Uplift loads may manifest in some foundation elements due to overturning moments that occur as a result of
wind and seismic forces. For sump structures at the project site extending below the groundwater elevation,
uplift may also result from buoyancy effects of groundwater on the structure. Uplift loads may be resisted by
the weight of the footing and soil within the limits of a truncated pyramid above the top of the footing. The
shape of the truncated pyramid will vary with material type and density. For the material expected at this project
site, the pyramid is defined by a 30-degree angle from vertical extending upward from the top of the footing.

Retaining Walls

All retaining walls must be designed to resist lateral pressures including lateral earth pressures, surcharge or
surface loads, hydrostatic pressures, and seismic forces. We recommend the use of clean, angular, free-draining
coarse grained soil to prevent the buildup of hydrostatic forces. Any retaining walls should be designed
following the current edition of the IBC including any location amendments.

The magnitude of lateral earth pressute is a function of the type and density of the soil behind the wall and the
allowable movement of the structure with respect to the backfill. For walls allowed to deflect laterally or rotate
an amount equal to about 0.001 times the height of the wall, an active earth pressure condition under static

Attachment A- Application Packet



Page &
November 28, 2021

loading would prevail. If movement is restricted, the lateral carth pressure should be designed for an at-rest
condition.

Use of the soil strength parameters for imported Structural Fill, provided in Table 2, is recommended for any
retaining wall design provided that Structural Fill is used during construction. These parameters allow for the
computation of lateral earth pressure “K* coefficient for the design soil-structure state of cither active (Ka), at-
rest (Ko), or passive (Kp) conditions. Additionally, the lateral earth pressure should consider the angle of the
soil behind and in front of the retaining wall, any surcharge, distributed, or point loads, and wall-to-soil interface
fricdon. Engineering judgment should be exercised as to which state the wall is in when calculating driving and
resisting forces from the soil for external stability. Consideration should also be given to any compaction-
induced lateral earth pressure. For walls retaining level backfill, an equivalent fluid pressure of 25 pcf may be
used for the active condition; an equivalent fluid pressure of 45 pcf may be used for the at-rest condition.

Seismic forces will also impart short-term transient loads on retaining structures. There are several methods for

estimating the earthquake load, Pg, on retaining walls such as the following proposed by Seed and Whitman
(1970):

3 2
P = 5 Ku(H)2y

where: Pr= earthquake load, in pounds force per foot of wall
Ky = hotizontal seismic coefficient, typically the site-adjusted PGA
H = height of the retaining wall
y= effective unit weight of retained soil

This method recommends that the earthquake load be applied at a height of 0.6H above the base of the wall.

The external stability of sliding and overturning should have minimum factors of safety of 1.5 and 2.0,
respectively, under static conditions. The allowable beating capacity should consider eccentric loads on the
footing and should have a minimum factor of safety of 3 under static conditions. Factors of safety may be
reduced under certain short-term transient loading conditions such as seismic forces.

A global stability analysis was performed based on the existing site geometry, the soil lithology encountered in
this investigation, and histotical botehole logs from the 1999 PND investigation on Gastineau Avenue. The
software program Slide2, by Rocscience, was used to conduct the stability analyses. Two site typical sections
analyzed: Section A (based on Test Holes 2 and 3) and Section B (based on Test Holes 1 and 4). The sections
are depicted in Figure 4.

The analyses considered two load cases: static (long-term) and pseudo-static/seismic (shott-term with seismic
accelerations). The pseudo-static analysis was further examined in two scenarios, one with the in-situ silty sand
temaining and one assuming that the silty sand had been replaced with structural fill. These two pseudo-static
scenarios were analyzed to determine if foundations beating on structural fill was viable or if foundations must
bear on bedrock. Geometry beyond the property lines was modeled, but the analysis boundaries were truncated
at the property lines. Slopes above and below the project site may need to be considered in the overall analysis
as design progresses.
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Figure 4: Site Map and Sections

The static long-term load case models the existing soil in terms of effective stress (drained state). The pseudo-
static (seismic) load case subjects the soil to short-term seismic loads. The seismic loads are applied in terms of
hotizontal seismic coefficients, typically PGA as a percentage of gravity. Geotechnical texts (Day, 2002) and
design codes (AASHTO, 2017, NCHRP, 2008) suggest a design horizontal seismic coctficient equal to onc half
of the site-adjusted peak ground acceleration (PGAw), provided in Table 3, for carthen slopes that arc
considered non-rigid or yielding (i.e., allowed to move). Implementation of this reduced seismic coefficient
assumes that some deformation, on the otrder of inches, is allowed to occut during the design seismic cvent
which is anticipated to be acceptable for this project. Therefore, a horizontal seismic acceleration of 0.13g was
used for all seismic analyses.

The static analysis with in-situ soil produced failure surfaces with unsatisfactory factors of safety (less than 1.5)
although all surfaces were generally minor “unraveling” type failures (for practical purposes, this in-situ soil is
likely stable without external building loads at slopes not exceeding 2:1). An arbitrary distributed load of 500
pounds per square foot was then applied to the existing bench, which resulted in failure surfaces below the
applied load with unsatisfactory factors of safety. It is therefore unlikely that the sloped in-situ soils could
support typical foundation loads with adequate factors of safety in either the static or pseudo-static scenario.

‘The stability analysis with structural fill replacing the in-situ soil yielded more favorable results considering the
aforementioned distributed load under both static and pseudo-static situations. An iterative analysis would be
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necessaty to establish what slope or retaining structure geometty, and excavation/replacement fill limits, could
accommodate a desired foundation load.

Construction Considerations

This section provides recommended construction practices and materials for the project. In general, practices
and materials should conform to the current edition of the IBC with any local amendments, and any other
project-specific design critetia.

Excavation

Any temporaty excavations into soil should be petformed in accordance with Occupational Safety and Health
Administration (OSHA) laws, regulations and recommendations for trenching and slope angles based on the
soil type encountered.

Excavations should be performed using an excavator with a smooth-bladed bucket from outside the excavation
to minimized disturbance of the subgrade soils. Soils that are disturbed should be compacted or, if unable to

do so due to high moisture content, pumping ot rutting, should be removed ptior to placement of any fill as
recommended.

Excavations for buildings and foundations, patking lots, at utilities shall extend to depths required to both
accommodate the feature and the applicable structutal fill and bedding sections as described herein. Excavations
may need to extend deeper if organic ot other deleterious material is encountered.

Excavations may experience seepage due to shallow ground water and should be monitored during
construction. The contractor may be tequited to implement measures to control water infiltration and
effectively dewater the site depending on the magnitude and impact of groundwater and surface runoff. These
measures may include installing and grading to perimeter trenches, sump wells with pumps, etc. Excavation
walls in the in-situ sandy subgrade will become very unstable when runoff or groundwater is present.

Parking areas should have a positive gradient toward drainage sttuctutes and away from buildings. Site grading
should be established to provide drainage of surface watcr or roof drainage away from proposcd and existing
buildings and toward suitable drainage structures.

The ground immediately adjacent to any building foundation ot tetaining wall should slope away (minimum
3% for gravel surfacing, 2% for pavement surfacing) for a minimum distance of 10 ft measuring perpendicular
to the face of the wall. Grading should be designed to prevent ponding of surface water except where retention

ponds, or similar devices, are intended. Freely-draining soils should be used as backfill around foundations and
retaining structures.

Perimeter foundation drains should be installed at or below the same elevation as the bottom of the exterior
footings. Foundation drains should daylight into drainage ditches or connect to an underground storm drain
system. Discharging storm water directly onto downhill slopes is not recommended as it may cause erosion.

This section will provide general recommendations for the use of impotted aggregate fill to be used during
construction, All aggregate fill should be angulat, clean, sound, durable, and free of any frozen clumps, ice or
any deleterious material prior to placement and follow all project specifications. Fill should be a well-graded
mixture of non-frost susceptible (NFS) sand and gravel. All fill matetial should be protected from freezing
during construction. No frozen soil should be used as fill, nor should any fill be placed over frozen soil. Any
frozen soil should be removed, replaced, or thawed prior to fill placement.

Attachment A- Application Packet



Page 11
November 28, 2021

Moisture control of materials should be implemented when stockpiling and placing fill material. Such measured
may include tatping during wet weather Additional moistening or dtying of fill material may be required in
otder to obtain the optimum moisture content for maximum compaction.

No hauling or grading equipment should be used in lieu of appropriate compaction equipment. Any loosening
of fill matetial by hauling or other equipment should be repaired by re-compacting as necded. The number of
passes required to meet the compaction requirement will depend on the size of the compaction equipment
used.

Base Course

Base course matetial should have a maximum particle size of 1 inch and less than 6% passing the No. 200 sieve
size. Base coutse shall be placed in lifts not exceeding 8 inches in loose thickness and shall be compacted to
95% of the maximum density as determined by a control strip test, such as Alaska Test Method (ATM) 309
Relative Standard Density of Soils by the Control Strip Method.

Structural Fill

Structural fill matetial should have a maximum particle size of 6 inches and less than 6% passing the No. 200
sieve size. Structural fill shall be placed in lifts not exceeding 12 inches in loose thickness. Compaction of
structural fill shall be achieved by performing a minimum level of effort consisting of six complete passes with
a 15-ton vibratory steel drum roller. In areas of any structural fill that are too small to accommodate a roller,
compaction shall be accomplished by a minimum level of effort of six complete passes with a vibratory plate
compactor with a2 minimum rated centrifugal force of 15,000 Ibs.

mendations
Structural Foundations and Slabs
All footings and slabs should be constructed over, at a minimum, a 6-inch thick lift of base course or clean,
sound bedrock. When constructing footings, the base course and structural fill should extend a minimum of 1
ft beyond the footing petimeter. Extetior footings should be butied a minimum of 32 inches for protection
against frost action,

Parking Lots

Paved surfaces for light vehicle traffic should be constructed as follows, at a2 minimum: 2 inches of asphalt
concrete pavement; 4 inches of base course; 26 inches of structural fill. The intent is to create a minimum 32-
inch thick structural section in general accordance with CBJ Standard Details. A thicker section may be
warranted if subgrade conditions vaty from those desctibed herein. If heavy vehicle loading is anticipated, a
specific pavement design should be performed.

Buried Utilities

Buried utilities, including storm sewer, sanitary sewer and water conduits and utility structures, should bear on
a minimum 6-inch thick lift of base coutse ot comparable matetial that will not damage the utlity component.
The udlity should be bedded on all sides with appropriate bedding material per CBJ Standard Details. Any
tremaining open excavation for utilities with the building/road/parking lot footprint should be backfilled with
structural fill to the apptoptiate grade. Utilities outside the building footprint or any travel way may be backfilled
with approved, inorganic granular excavated material. Reused excavated material should be compacted in a
manner identical to that of structural fill. Sub-excavation and backfill with structural fill should be performed
if poor subgrade conditions ate encountered.

Sanitaty sewer lines shall have a minimum cover of 4 feet; water lines shall have a minimum cover of 5 feet.
Lines shall be insulated if the specified minimum cover cannot be achieved. Utility crossings shall be addressed
in accordance with CBJ Standard Details.
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Limitations and Closure

The information submitted in this report is based on data from a field and lab geotechnical investigation
conducted for this project and other soutces discussed in this report. Effort was made to obtain information
that is representative of the actual conditions at the site. However, actual subsurface conditions will vary and
additional information may be discovered. If conditions significantly different from those indicated in this
report are encountered by subsequent investigations ot duting construction, such conditions should be
reviewed by PND.

This report was prepared by PND Engineets, Inc., fot use on this project only, and may not be used in any
mannet that would constitute a detriment to PND. PND is not tesponsible for conclusions, opinions, or
recommendations made by others based on data presented in this report.

Included in Appendix C of the previous repott is a copy of the Geoprofessional Business Association (GBA)
publication “Important Information about Your Geotechnical-Engineering Report.” The publication is
included in this report to help the Ownet, Contractot, and others who read this document understand the
limitations desctibed above and the additional limitations contained in the publication and made 2 patt of this
teport. This document should be read carefully. If in the opinion of Contractots bidding this ptoject, sufficient
information has not been made available to satisfactorily bid the project then the Contractor should perform
additional geotechnical investigations as necessary to satisfy themselves as to site conditions.

oF
™ *
Sjosledt R. Somervllle
CE-102428 CE-8845
\
Sean Sjostedt, P.E. Dick Somerville, P.E.
Senior Geotechnical Engineer Principal
November 28, 2021 November 28, 2021

Attachments  Appendix A — Site Map with Test Pit Locations
Appendix B — Laboratoty Test Results
Appendix C — GBA Publication: Imporiant Information about Yonr Geotechnical E Report
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Laboratory Test Results
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Sieve Analysis

PLAN DESIGN AASHTOT27/T11
9109 MENDENHALL MALL ROAD, SUITE 4, JUNEAU, ALASKA 99801
Client PND Engineers Project # 21MT0.19JM
Project Bulger Apartments Received Date 7/14/2021
Location Sta/Offset Juneau, Alaska Reported Date 7/19/2021
Material/Source Test Pits Tested by/date SRA 7/15/21
Sampled by/date S. Soenksen/ 7-7-21
Moisture 18.4% 9.9% 21.1% 17.3%
SIEVE SIZE percent passing Required percent passing Required Percent passing Required Percent passing Required
TH-15 SPECS  TH.2 T (uscs: specs TH-3 16" Specs TH-410" specs
(USCS: SM) GW-GC) Well (USCS: SM) (USCS: SM)
Silty sand with Graded Gravel Silty sand with Slity sand with
Gravel with silt Gravel Gravel
n
3" 100 100
2" 65 94
112" 100 61 88 100
1. 86 59 84 9
34 82 54 78 89
12" 75 48 70 82
KT 69 41 63 76
No 4 55 32 54 66
No 8 49 27 49 58
No 10 48 25 48 56
No 16 43 22 42 50
No 30 36 17 34 43
No 40 32 15 30 40
No 50 28 13 26 36
No 100 22 10 20 28
No 200 16.3 7.4 14.0 19.1
Grain Size Distribution
N T : w g g 1 8 g §
100 X ——8—— TR- 15 (USCS: SM) Sity
0 LT ‘t‘% . a6nd with Gravel
g = 5 e e A,
g 70 \\n\ ——a—— TH-316' (USCS: SM) Sty
® =@ with Grevel
f: @ - . - - -9~ - - TH-410 (USCS: SM) Silty
2 *® - sand with Gravel
g ° .. -
) 0 . T~
g )
9 ~ "0..\_"
ES 20 - = bg:\‘
10
0
e ° Particle Size in mm o oot
N:\Projects\21 Silt and
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ATTACHMENT C

GBA Publication — Important Information about Your Geotechnical Engineering Report
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The Geoprofessional Business Association (GBA)
has prepared this advisory to help you — assumedly
a client representative — interpret and apply this
geotechnical-engineering report as effectively

as possible. In that way, clients can benefit from

a lowered exposure to the subsurface problems
that, for decades, have been a principal cause of
construction delays, cost overruns, claims, and
disputes. If you have questions or want more
information about any of the issues discussed below,
contact your GBA-member geotechnical engineer.
Active involvement in the Geoprofessional Business
Association exposes geotechnical engineers to a
wide array of risk-confrontation techniques that can
be of genuine benefit for everyone involved with a
construction project.

Geotechnical-Engineering Services Are Performed for
Specific Purposes, Persons, and Projects

Geotechnical engineers structure their services to meet the specific
needs of their clients. A geotechnical-engineering study conducted

for a given civil engineer will not likely meet the needs of a civil-

works const even civile ach
geotechnica ring s que, e

engineering report is unique, prepared solely for the client. Those who
rely on a geotechnical-engineering report prepared for a different client
can be seriously misled. No one except authorized client representatives
should rely on this geotechnical-engineering report without first
conferring with the geotechnical engineer who prepared it. And no one
- not even you - should apply this report for any purpose or project except
the one originally contemplated.

Read this Report in Full

Costly problems have occurred because those relying on a geotechnical-
engineering report did not read it in its entirety. Do not rely on an
executive summary. Do not read selected elements only. Read this report

in full.

You Need to Inform Your Geotechnical Engineer
about Change
Your geotechnical engineer considered unique, project-specific factors
when designing the study behind this report and developing the
confirmation-dependent recommendations the report conveys. A few
typical factors include:
« the client’s goals, objectives, budget, schedule, and
risk-management preferences;
o the general nature of the structure involved, its size,
configuration, and performance criteria;
«  the structure’s location and orientation on the site; and
«  other planned or existing site improvements, such as
retaining walls, access roads, parking lots, and
underground utilities.

Typical changes that could erode the reliability of this report include
those that affect:
o thesites size or shape;
« the function of the proposed structure, as when it’s
changed from a parking garage to an office building, or
from a light-industrial plant to a refrigerated warehouse;
. the elevation, conﬁguration, location, orientation, or
weight of the proposed structure;
«  the composition of the design team; or
e  project ownership.

As a general rule, always inform your geotechnical engineer of project
changes - even minor ones — and request an assessment of their
impact. The geotechnical engineer who prepared this report cannot accept
responsibility or Hability for problems that arise because the geotechnical
engineer was not informed about developments the engineer otherwise
would have considered.

This Report May Not Be Reliable

Do not rely on this report if your geotechnical engineer prepared it:

« for adifferent client;

« for a different project;

¢ for adifferent site (that may or may not include all or a
portion of the original site); or

«  before important events occurred at the site or adjacent
to it; e.g., man-made events like construction or
environmental remediation, or natural events like floods,
droughts, earthquakes, or groundwater fluctuations.

Note, too, that it could be unwise to rely on a geotechnical-engineering
report whose reliability may have been affected by the passage of time,
because of factors like changed subsurface conditions; new or modified
codes, standards, or regulations; or new techniques or tools. If your
geotechnical engineer has not indicated an “apply-by” date on the report,
ask what it should be, and, in general, if you are the least bit uncertain
about the continued reliability of this report, contact your geotechnical
engineer before applying it. A minor amount of additional testing or
analysis - if any is required at all - could prevent major problems.

Most of the “Findings” Related in This Report Are
Professional Opinions

Before construction begins, geotechnical engineers explore a site’s
subsurface through various sampling and testing procedures.
Geotechnical engineers can observe actual subsurface conditions only at
those specific locations where sampling and testing were performed. The
data derived from that sampling and testing were reviewed by your
geotechnical engineer, who then applied professional judgment to
form opinions about subsurface conditions throughout the site. Actual
sitewide-subsurface conditions may differ - maybe significantly - from
those indicated in this report. Confront that risk by retaining your
geotechnical engineer to serve on the design team from project start to
project finish, so the individual can provide informed guidance quickly,
whenever needed.
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This Report’s Recommendations Are
Confirmation-Dependent

The recommendations included in this report - including any options
or alternatives ~ are confirmation-dependent. In other words, they are
not final, because the geotechnical engineer who developed them relied
heavily on judgment and opinion to do so. Your geotechnical engineer
can finalize the recommendations only after observing actual subsurface
conditions revealed during construction. If through observation your
geotechnical engineer confirms that the conditions assumed to exist
actually do exist, the recommendations can be relied upon, assuming
no other changes have occurred. The geotechnical engineer who prepared
this report cannot assume responsibility or liability for confirmation-
dependent recommendations if you fail to retain that engineer to perform
construction observation.

This Report Could Be Misinterpreted
Other design professionals’ misinterpretation of geotechnical-
engineering reports has resulted in costly problems. Confront that risk
by having your geotechnical engineer serve as a full-time member of the
design team, to:
»  confer with other design-team members,
»  help develop specifications,
«  review pertinent elements of other design professionals’

plans and specifications, and
+  be on hand quickly whenever geotechnical-engineering

guidance is needed.

You should also confront the risk of constructors misinterpreting this
report. Do so by retaining your geotechnical engineer to participate in
prebid and preconstruction conferences and to perform construction
observation.

Give Constructors a Complete Report and Guidance
Some owners and design professionals mistakenly believe they can shift
unanticipated-subsurface-conditions liability to constructors by limiting
the information they provide for bid preparation. To help prevent

the costly, contentious problems this practice has caused, include the
complete geotechnical-engineering report, along with any attachments
or appendices, with your contract documents, but be certain to note
conspicuously that you've included the material for informational
purposes only. To avoid misunderstanding, you may also want to note
that “informational purposes” means constructors have no right to rely
on the interpretations, opinions, conclusions, or recommendations in
the report, but they may rely on the factual data relative to the specific
times, locations, and depths/elevations referenced. Be certain that
constructors know they may learn about specific project requirements,
including options selected from the report, only from the design
drawings and specifications. Remind constructors that they may

perform their own studies if they want to, and be sure to allow enough
time to permit them to do so. Only then might you be in a position

to give constructors the information available to you, while requiring
them to at least share some of the financial responsibilities stemming
from unanticipated conditions. Conducting prebid and preconstruction
conferences can also be valuable in this respect.

Read Responsibility Provisions Closely

Some client representatives, design professionals, and constructors do
not realize that geotechnical engineering is far less exact than other
engineering disciplines. That lack of understanding has nurtured
unrealistic expectations that have resulted in disappointments, delays,
cost overruns, claims, and disputes. To confront that risk, geotechnical
engineers commonly include explanatory provisions in their reports.
Sometimes labeled “limitations,” many of these provisions indicate
where geotechnical engineers’ responsibilities begin and end, to help
others recognize their own responsibilities and risks. Read these
provisions closely. Ask questions. Your geotechnical engineer should
respond fully and frankly.

Geoenvironmental Concerns Are Not Covered

The personnel, equipment, and techniques used to perform an
environmental study - e.g., a “phase-one” or “phase-two” environmental
site assessment — differ significantly from those used to perform

a geotechnical-engineering study. For that reason, a geotechnical-
engineering report does not usually relate any environmental findings,
conclusions, or recommendations; e.g., about the likelihood of
encountering underground storage tanks or regulated contaminants.
Unanticipated subsurface environmental problems have led to project
failures. If you have not yet obtained your own environmental
information, ask your geotechnical consultant for risk-management
guidance. As a general rule, do not rely on an environmental report
prepared for a different client, site, or project, or that is more than six
months old.

Obtain Professional Assistance to Deal with Moisture
Infiltration and Mold

While your geotechnical engineer may have addressed groundwater,
water infiltration, or similar issues in this report, none of the engineer’s
services were designed, conducted, or intended to prevent uncontrolled
migration of moisture - including water vapor - from the soil through
building slabs and walls and into the building interior, where it can
cause mold growth and material-performance deficiencies. Accordingly,
proper implementation of the geotechnical engineer's recommendations
will not of itself be sufficient to prevent moisture infiltration. Confront
the risk of moisture infiltration by including building-envelope or mold
specialists on the design team. Geotechnical engineers are not building-
envelope or mold specialists.

GEOPROFESSIONAL
BUSINESS
ASSOCIATION

Telephone: 301/565-2733
e-mail: info@geoprofessional.org www.geoprofessional.org

Copyright 2016 by Geoprofessional Business Association (GBA). Duplication, reproduction, or copying of this docament, in whole or in part, by any means whatsoever, is strictly
prohibited, except with GBAS specific written permission. Excerpting, quoting, or otherwise extracting wording from this document is permitted only with the express written permission
of GBA, and only for purpeses of scholarly research or book review. Only members of GBA may use this document or its wording as a complement to or as an element of a report of any
kind Any other firm, individual, or other entity that so uses this document without being a GBA member could be committing negligent
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January 21, 2021 PND 17]131

Mt. Steven Soenksen

Verde Infrastructure Partners
P.O. Box 35854

Juneau, Alaska 99803-5854

Re:  Bulger Way Apartments
Geotechnical Investigation Fee Proposal (Revised)

Dear Mr. Soenksen:

PND Engineers, Inc. (PND) appreciates the opportunity to provide geotechnical
investigation and reporting services to Verde Infrastructure Partners on the Bulger Way
Apartments project. We understand that you would like to construct a multi-level apartment
building on Gastineau Avenue near the Bulger Way right-of-way. The site is on the downhill
side of Gastineau Avenue and is steep. The site is classified as a site subject to mass wasting,
according to the Geophysical Hazards Investigation by DMJM in 1972 for the City and
Borough of Juneau (CBJ). From work on adjacent property you have indicated that bedrock
depth varies but could be as shallow as 8 feet. You have asked PND to perform a
geotechnical investigation and prepare a foundation feasibility study.

The following scope of services is contingent on test pits yielding adequate results to
perform a foundation feasibility study. Borehole logs from the 1999 Gastineau Avenue street
improvement investigation indicate that soft and loose soils of significant depth may exist
and a more involved geotechnical investigation may be warranted. Immediately upon
completion of the proposed test pit investigation PND will inform you of our preliminary
findings and if alternate course of action should be considered.

PND proposes to the following Scope of Services:

1) Site Investigation: PND will coordinate with you to develop a test pit investigation plan
and then mobilize a geotechnical engineer to the site. PND’s geotechnical engineer will
collect samples and log the test pits. The excavator and operator will be provided by
others. We anticipate between 16 and 24 hours on site.

2)  Sample Testing and Analysis: PND will take samples to either a local lab or to PND’s
lab in Anchorage and perform testing. The type of testing will depend on the nature of
the samples.

9360 GLACIER HIGHWAY, SUITE 100 - JUNEAU, ALASKA 99801 - Phone 907.586.2093 - Fax
907.586.2099
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Page 2

Bulger Way Apartments

Geotechnical Engineering Fee Proposal
January 21, 2021

Based on findings of the site investigation PND will perform the following analyses:

e Allowable bearing pressures for shallow foundations

® Slope stability; this analysis will be conducted using topographic information
provided by you which is assumed to be current and accurate

® Perform a site hazard analysis for mass wasting at the site.

3) Reporting: PND will develop a written report that includes a description of the site
investigation, logs of test pits, findings from our analyses and general recommendations
and considerations for foundation design. The report will be a letter-form report
sufficient for the basis of foundation design and suitable to submit to the CBJ Building
Department as part of the building permit application.

Should the test pits not provide adequate information, PND can mobilize a drill rig to the
site. There is currently a small track rig in Juneau, although it is unknown how long the rig
will be here.

PND proposes to perform the above outlined test pit investigation, analysis and reporting
services on a time and expenses basis. We estimate our budget for these services to be

. Expenses will be billed at cost plus 10%. A detailed breakdown of this fee is
attached for your review. Invoices will be issued monthly (payment due within 30 days of
receipt of the invoice).

Hopefully this proposal suits your needs. If you have questions or need additional
information, please feel free to contact me. If you find this proposal acceptable please
provide written authorization to proceed. We look forward to working with you on this

project.

Sincerely
PND Engineers | Juneau Office

Jla Fet—

Chris Gianotti, P.E
Senior Engineer, Vice President

Enclosures: Fee Breakdown
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Site Specific Engineering Study (Baxandall Engineers)

Hillside Development/Hazard Analysis

AX DALL A OCI T

CIVIL. AND ENVIRONMENTAL ENGINEERING

1107 NORTH ELEVATION STREET

HANCOCK, MICHIGAN 49930
TRLEPHONKE () J83-2372
fwhaxand@mtu.edu

3 August 2012

Eric Feldt

Department Planning and Community Development
City & Borough of Juneau

155 South Seward Strest

Juneau, Alaska 99801

Dear Mr. Feldt:

Gastineau Avenue.

h &1 2 c Ad s
hys s fo ity h

The above picture is of the slide that occurred on January 7, 1920. The top of the slide is at
approximately 250 ft. of elevation, which is the top level of the old beach deposits. The slide
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Pade two, Lots 3,12,13,&14 Blook 2, Hazard Study, 8/03/12

resulted in removal of most of the soil and overburden from that area. The minor slide that
occurred on November 14, 2009 followed the same path as the water flow that is shown on
the left side of the of the slide path. As stated in the 1972 study regarding this event, “It was

app ly gered by of to an already saturated soil mass due to
ove of  A.J.water e ary 0."
The interesting thing is that Gastineau Avenue was on a trestle in that area at that time. This
o de
of G
tunn

dumped the rock removed from the tunnel ¢
This has stabilized the slope and explains why there have been no debris flows occurring in

that area.

What is interesting is the re-growth of the timber on the slopes of Mt. Roberts as shown in the
above picture. As best as can be determined, this picture was taken in the winter of 1918.
The picture below is from 2011 and the entire d. ltle one to
believe that the age of much of the present tree t was bel d.
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Page three, Lots 3,12,13,814 Block 2, Hazard Study, 8/03/12

Picture below is the existing AJ Mining Company building foundation. This foundation is
evident in pictures that go back to 1917. The structure has served as both a slope stabilizer
as well as a debris flow barrier. It has protected lots 12 & 3 of Block 2 since it was

constructed.

August
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Page four, Lots 3,12,13,&14 Block 2, Hazard Study, 8/03/12

Thie photo shows the starting point for the minar slide that occurred on November 14, 2000.
It is interesting as to how quickly the slope has re-vegetated.

August 2011 Photo

Lower end of the slide showing a small debris deposit that could possibly move further down
r
e
b

side of Gastineau would keep this flow from co

1 Phota
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Page five, Lots 3,12,13,814 Block 2. Hazard Study, 8/03/12

Juneau Photo

The vehicles parked on the uphill side of Gastineau Avenue basically stopped the flow and
most likely caused the sideward movement of the debris flow that impacted the side of the

g il The flo lowed enough to allow the vehicles to keep the

fl ing thé barrier wall on the downhill side of the street.

Past inspection of the various small slide paths along Gastineau Avenue showed that it takes
80 to 100 ‘ nt rial to build up in the “V" notches to pose a t of

is flow that = st The flow that occurred in 2009 was 89 years the

1920 event. The cubic yardage of this debris flow is what we observed in our study of this
path that was done in the late 1980’s.

There are several factors we have observed that determined the request to remove the Lots
12, 13, & 14 of Block 2, Pacific Coast Addition from the severe hazard zone. As Lot 3 of Block

is directly downhill from Lot 12, it would be included due to its location.

The first consideration s that the major landslide that occurred on January 7, 1820 removed

a
e
d
stopped by the concrete traffic barrier along the downhill side of Gastineau Avenue.
e |, which is of k, has
n the tram. of of this
d ard method for steep slope stabilization.
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Page six, Lots 3,12,13,&14 Block 2, Hazard Study, 8/03/12

This picture shows a typical use of fractured rock that provides slope protection from
landslides. - The picture is of a-local slope here in Houghton that is of the same rock size and
slope angle as that below the tunnel entrance above Gastineau Avenue.

hed is map, ing the su properties

onh and ent fo zone as t properties
should be considered as being within the moderate hazard zone. We request that the hazard
map for this area be adjusted from severe hazard to moderate hazard placing Lots 3,12, 13, &
14 of Block 2, Paclific Coast Addition into the moderate hazard zone.

Should you have any questions regarding our request, please let us know.

Sincerely;
FwW Baxandall, P.E
Principal

Attachment

Cc: Doug Trucano, Trucano Construction

Rich Conneen, Architect
w\e
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DOUGLAS N. SWANSTON
CONSULTING ENGINEERING GEOLOGIST
10121 SILVER STREET
JUNEAU, ALASKA 99801

December 3, 1989

Bax:

The lot we inapected immediately above the small "pocket
park" along Gastineau Avenue and northwest of the proposed

tram right-of-way is 1ituated directly at the mouth of a
known debris flow gulley identified in the 1972 Geophysical
Hazards Invest;gation for the City and Borough of Juneau.

At the present time, this gulley is clear of significant
guantities of debris and is partially stab zed by a
substantial cover of 50+ year-old alder. le the supply
of debris for a large-scale debris flov fr this gulley is
limited, the steep gradient of the gulley, e presence of
a small mass of debris stored along the north bank, and
the presence of rock cliffs at its head indicate a potential
for damage to unprotected structures on the property.

I estimate a maximum flow velocity of about 6.24 m/s (20.5 ft/s)
obtainable in this gulley using the generalized Poiseuille
equation for flow and field assumptions as follows:

vhere: = vel ity in 8 (ft/s)
= agss ed unit eight of 20 KN/m (127 1bs/f )
schan 1 gradi ¢t estimated at 3
H flow height estimated from apparent trim-line of
. most recent flow occurrence at 1.8 m (6.0 £t)
. =apparent dynamic viscosity e timated at 2 kPa.s or
" 2x10 poise (41.7 1bs/ftd) ‘

At the den ities and viscosities which normally occur in such
fiow masses (conservative estimates based on personal knowledge
and data from debris flow analyses in British Columbia),
impact loads on any structure in the flow path wva e timated
using the Momentum Equation of fluid dynamics where:

P in

where:
000 kg/m

g =

at 90
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Thus, the im c¢t force on an; channel tructur p pendicular

to the fiov uld be about 77.9 kPa (1 28.5 1b /£ or about

8 metric ton -force/m (0.8 british tons-force £ TN To this
ould be added the tr angular hydrostatic pressure of
led-up debris flow m terial behind the structure. Point forces
oduced by impacts from logs and boulders could be 2 to 3

times higher. As you can see, inclined deflection walls can

significantly reduce impact loads, but care need to be taken

to avoid damage to adjacent properties.

I hope these comment will be of some a sistance to you. If
you have any addition 1 questions, give me a call.

Sincerely,
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TO:

FROM:

l S R

O - D U b CAPITAL OF ALASKA

155 SOUTH SEWARD ST. JUNEAU, ALASKA 99801
DATE: 31 October 1972

Ronald L. Usher

Manager FILE NO. )_/* LA

£ .2
SUBJECT: '
VZ

; Yindsor Apartments
i

Arthur H. Hartenhergar e

Planning Director

r. and ¥r . Val A. Poor wi h to donate their property, the
yindsor Ap ritm nts and the lands appertaining thereto to the City
and Borou.h of Jun au for Puhlic Use. See attached correspondence
of Dctober 26, 1972.

The property is located on G stineau Avenue above the Dr amland
Club in n ar a of known . ophysical hazard. Se. attached r p.

.de tructure on the  ite have b »n conde..ed by the Build® g
offic™ nd L - mant,

An r of F ctors must & cc sider 4 if the City-Bor.v _h i
i terasted in e i dng b . & tion. It ha b .  .tir ted by a
ST A - ST . 2 o 14 i € iy £ 4
$15, 00 x» ,ix. 7 5 rkngd y to compl t - -
line . veb nr w l. n .ovin or r loca ‘onof th . .xr
dn culdl . 'nd  aknby 1 ka .1 :rveli .tar P ¢

qua , ot e 0 0w “% e ' i
; . e é», :f&,‘.
ca ofpr 4 ina ¢ nt  i.1i 2. icm i A% -
¢ y i , al # , # aei, Y xo0d De . _ . nbk el 7
o £ ‘mth x Ca t’ S . bP . 3i ~F . op'non

th t land in this general area should ev =atunally be plac.l in Public
g . urthermore, it w . tate th-t ublic¢ Open Space, i. e., parks
and or surface : rk ng would be an ideal and use in the r .

‘The Planning Staff concurs with these observations and is of the
opinion that ﬁtm c:n:y-—aaramgh should accept th donation az initiate

- w - et e L DPUNERINE. B TP SO - S K. RO SR - 1 4

Attachment D- 1972 Condemnation Letters for Windsor Apartments




Douglas,Alaska 95824
October 26,1972

The City and Borough of Juneau
15% S.Seward St.
Juneau,Alaska 99801

Mr. Arthur H.Hartenberger
Planning Director

Dear Mr. Hartenberger:

In response to your communication of Oct.11,1972 and previous
discussions with your office, I submit the following:

Mrs. Poor and 1, wish to donate the property comprising the
Windsor Apartments and lands appertaining there-to, to the
City and Borough of Juneau, for public use.

It is our desire that this donation be completed prior to Jan. 1,
1973' =

Please submit this proposal to the City Borough Assembly for their
consideration at your earliest convenience.

Thank you, ,zf ﬁ ﬂ/
Vo Jap a e/

Mr, and Mrs. Val A. Poor
Douglas,&laska 99824

Attachment D- 1972 Condemnation Letters for Windsor Apartments
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paTE: Qctober 27, 1972

FILE NO.

suJecT: Windsor Apartments

Mr. & M., . V1. &, Poor
1204~-4th SBtreet
Douglas, .laska 9982

Dear Mr. & Mrs. Poor:
aank you for vour letter of October 26, 1972 concerning
your " Jire to don- te the indsor Apartments and related lands

to the City-Borough public use.

I will i. sediately egin processing this reqr st so that
thi . ter ni . co leted prior to January 1, 1973,

¢ will ke p you poste. © our pro, 2ss.

i rely,

N
N

L1 p
A hur . .. bei &r'

Planning Pir -ctor

Attachment D- 1972 Condemnation Letters for Windsor Apartments



DATE:
11 October 19872
FILE NO.

SUBJECT:

Windsor Apartments

Pe, Val P oax

P.0. Box 538

“oug s, Alaska 99824
Dacrxr Val:

This lett v serv s a a collow-up to our vizit of October
10, 1%72 | cerning the 7in® or Apartments.

I have oncluded th ¢ it  wmld nov be appropriate for you
to 8 ..£' a ly info m, by letter, the City and Borough of your
d si to donate the proy vty for _ublic use.

U 2 receiwing your lett r we will im edia* 1 initia’
th ¢ oc- ux * tha will e b tF A gembly to r ke i- R A

* tiom,

Pl .« 5 1 &t me know if I can be of further s ist we.

ginc - 1y,

Arthur H. rarl- b g ¢ x;,,«:
Planning bir .ctor

Attachment D- 1972 Condemnation Letters for Windsor Apartments



THE CITY ANv BOROUGH OF JUNEAU

M E M O R A N D U M CAPITAL OF ALASKA

TO:

155 SOUTH SEWARD ST. JUNEAU, ALASKA 99801

DATE:  Qctober 10, 1972

Art Hartenberger

Planning Director FILE NO.

FROM:

SUBJECT: Windsor Apartments

Bud Forrest
Building Official

This is to advise you the Windscr Apartments have been
evacuated and are now ready for demolition.

The buildings are in even more decrepit condition than
previously noted and are being partially demolished by persons
unknown.

We have noted on several occasions person occupying some
of the rooms. The police have been notified and the persons
have left. However, these apartments are structurally,
mechanically and electrically dangerous and do constitute
an attractive ~nusiance.

It is my advise that the City and Borough Public Works
Department be notified that the apartments are ready for demolition

and for them to prepare a contract for this work as soon as possible.

Attachment D- 1972 Condemnation Letters for Windsor Apartments



CITY AND BOROUGH OF JUNEAU, ALASKA

L - 3 - : :

Kbl - APPLICATION FOR BUILDING PERMIT 'CO0HoZoiZo
Douglas ] Juneau Rural D

VALUATION ... S , C e ZE

DATE RECEIVED (i . . /~7°7—

AFPLICANT TO FILL IN BETWEEN HEAVY LINES.
TWO SETS OF PLANS MUST BE FURNISHED WITH APPLICATION.

Building
Address COVERING
nt e ] P Ext. Walls
£ Name ‘/—;’ [}i ¢ L 1y ’}( /:/ ‘[‘/ ‘( i JFhol Int. Walls
z -
= £ | Mail Address Roof
& § ) Re-Roof
S City.
% FLUES
Tel. No. F. Place Fir. Furn. Other
H W S ol
Furnace HoAr O Fee. 0 s 0
8 Name Kitchen
=1
aH | Mail Address LHE o)
E Z Sewage System City S. Tank
O City
2.z Bldg. Main
<= Tel. No. Sewer Outlet Size
== ﬂL? ) Water Meter Size
5 Name _ [Herstgose + ) ﬁzﬁ?ﬁ&—%f Water Service Size
% Q o Exist. Road Curb & Gutier )
S E Mail Address /? ol 3 ‘7"4; - Drain Ditch O
< M ; e Driveway Width Ft.
£, | TelNo._& - H 7 0¢ :
2 M Off-Street Parking
8 § State License No. Estimated Cost
Q Special Information
Subdivision
Lot No. Bl. No.
Z
I ] [ Y
) E ! _
é% A =@ teiopy o
7)) == N = Yo7
2}
o}
CLASS OF WORK
New Repair
Addition Demolish | 2
Alteration Move i
Use Of Bldg.
Size Of Bldg.
Height Of Bldg.
Area Of Lot
SPECIFICATIONS
FOUNDATIONS
Material Exterior Piers
Width Of Top
Width Of Bottom
Depth In Ground WORK NOT MENTIONED IS NOT INCLUDED IN
Plate (Sill) Size Space Span PERMIT
Girders
Joists (1st FL) I hereby acknowledge that I have read this application
‘¢ (2nd F1) and state that the above is correct and agree to comply
“(Clgl) with all state laws, and codes and ordinances of The Greater
Studs (Ext.) Juneau Borough, applicable to building construction.
‘¢ (Int.) Signature
Roof Rafters Of OWNer .. .. .
Bearing Walls y 3
Other Applicant X% c"j" 4 Az W/’é‘ﬁ///‘
i}

i
Attachment E- 1979 BLD-9079 Demolition Permit for Windsor Apartments



" ( : " T
& -

- = .
hEAO+.'DU . CAPITAL OF ALASKA
155 SQUTH SEWARD ST. JUNEAU, ALASKA 99801
TO: DATE: 13 XNovenmber 1972
Ronald L. Ushex
Manager FILE NO.
SUBJECT:
FROM: Windsor Apartments

Linn A&. Forrest, Building Official
Doug Boddy, Coordinating Pire Chief

Barly this morning severa people were requeste. to le ve the
subject pre-ises which has been condemned and vacated for some time.
Shortly . fter this a fire broke out in the second building and spread
to the upper floor of the large (first) building. Before the bl ze
could be extinguished, the entire top floors of the. two buildin s were
gutted leaving very few structural supports holding u, the roofs. The
roofs are i “de of corrugated ali .inum and with no support or fasten ngs
are ‘ubject to blowing off in th slightest wind.

In d4dition probably becau = of the weight and wa hing action
of the +-r used -~ fight th fir , both buildings have hifted farth.r
out of Tuband th 1 5o v 1 ing b slisped further dc :hill.

! condid stk e pa nt to = xtremely d g rous o i
a .ty wnd haz «d to adjacc it p operti. .

- . £t p o w'* - ni LT
centitufs, h. Wi 1.  Ap -tm nts e demolisied 3 . ith
u 1 T4 = tch.

Attachment E- 1979 BLD-9079 Demolition Permit for Windsor Apartments
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ROAD EASEMENT L 0581 PAGE 793

In consideration of the benefits derived therefrom, the GRANTOR(S): TRAMWAY BUILDING
CORPORATION, whose address is P.O. Box 33741, Juneau, Alaska 99803, conveys and quitclaims to
the GRANTEE: THE CITY AND BOROUGH OF JUNEAU, a municipal corporation whose office is
located at 155 South Seward Street Juneau, Alaska 99801, a perpetual road easement for the purpose of
constructing, reconstructing, maintaining, repairing, and improving curb and gutter across, through, or
under any or all of the following described property within the Juneau Alaska Recording District:

That portion of: PACIFIC COAST BLOCK 2 LOT 13 from the northeasterly property line to the back

of curb and gutter constructed as part of the Gastineau Avenue Reconstruction project, CBJ Contract
#E01-200 as shown on Attachment A.

SEE ATTACHMENT A

The GRANTOR hereby agrees not to construct or have constructed any structures on the easement
described herein.

Dated this 2[5 day of .Seehi  2001.
By: Loen Murlal k}zw

lim Michael Keen (GRANTOR)
For Tramway Building Corporation

ACKNOWLEDGEMENT

STATE OF ALASKA )
1SS
FIRST JUDICIAL DISTRICT )

Tusau Reevd

This is to c?cf&t?fy th“{)on the a’Z l"ihday of_,igﬂ.'l_. 2001, before the undersigned, a Notary Public in and
for the State of Alaska, duly commissioned and sworn, appeared Jim Michael Keen, on behalf of the
Tramway Building Corporation, to me known and known to me to be the GRANTOR in the foregoing
easement, acknowledged to me that he executed the same freely and voluntarily, being fully authorized
to do so.

Witness my hand and official seal on the day and year in this certificate first above written.

R ‘-‘- E

T T
v ’
[ St

, Notary Public

commission expires:  ( « 7. 0’20,7(/
[

lademnde:
T ‘m'%rowﬂ
’\ln A e L e L ey
ENGH L.,T.J
185 SOl 7o vk 8T

HIMFAI by oooem

Attachment H- 2001 Road Easement for Lot 13
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(w’ )( “H Ol 2
arnv 681 PAGE 799
ROAD and RETAINING WALL EASEMENT

In consideration of the benefits derived therefrom, the GRANTOR(S): TRAMWAY BUILDING
CORPORATION, whose address is P.O. Box 33741, Juneau, Alaska 99803, conveys and quitclaims to
the GRANTEE: THE CITY AND BOROUGH OF JUNEAU, a municipal corporation whose office is
located at 155 South Seward Street Juneau, Alaska 99801, a perpetual road and retaining wall easement
for the purpose of constructing, reconstructing, maintaining, repairing, and improving a retaining wall
and curb and gutter across, through, or under any or all of the following described property within the
Juneau Alaska Recording District:

That portion of: PACIFIC COAST BLOCK 2 LOT 14 from the northeasterly property line to the base
of retaining wall, and to the back of curb and gutter constructed as part of the Gastineau Avenue
Reconstruction project, CBJ Contract #E01-200 as shown on Attachment A.

SEE ATTACHMENT A

The GRANTOR hereby agrees not to construct or have constructed any structures on the easement
described herein.

Dated this gl-sj'dayof e gk 2001,

By: b Mickend kw“'/
fim Michael Keen (GRANTOR)
For Tramway Building Corporation

ACKNOWLEDGEMENT

STATE OF ALASKA )
' :ss
FIRST JUDICIAL DISTRICT )

Swivtau Reterdivg Oiskeer
This is to certify that on the &day of &?@L_- 2001, before the undersigned, a Notary Public in and
for the State of Alaska, duly commissioned and sworn, appeared Jim Michael Keen, on behalf of

- Tramway Building Corporation, to me known and known to me to be the GRANTOR in the foregoing

<deumn Yo
N

yx/=~r~r

easement, acknowledged to me that he executed the same freely and voluntarily, being fully authorized
to do so.

Witness my hand and official seal on the day and year in this certificate first above written.

livad B Sunbes , Notary Public
commission expires: % 1o 7 cgggg/

54’ O‘Mf\ )

H S

HE N}
H %
».. ¥ \Z‘VV“ NT
ESE Wi ke o

Attachment |- 2001 Road and Retaining WaII Easement for Lot 14
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Agreement between Tramway Building Corp., Jim Michael Keen, and the City & Borough of Juneau,
Alaska.

Pursuant to a perpetual retaining wall easement and a temporary construction easement granted by Jim Michael

Keen, (Grantor) whose property is Juneau Townsite Block N Tract B; and pursuant to a perpetual retaining wall

and road easement, a perpetual road easement, and temporary construction easement granted by

Building Corporation (Grantor), whose property is Pacific Coast Block 2 Lots 12, 13, and 14, to the City &

Borough of Juneau (Grantee), 115 South Seward Street, Juneau, Alaska 99801, the Grantors agree to accept
~monetary compensations in separate lump-sum amounts, in addition to the planned improvements to said

Grantor's property in accordance with CBJ Contract E01-200 Gastineau Avenue Reconstruction project, as full

compensation in consideration for granting said easements to the Grantee. The City and Borough of Juneau, as

Grantee, agrees to provide said lump-sum amounts in separate payments to Grantors payable pe<stertirangg P <1

days from-aceamiemee-obthis agreement, which shall be calculated based on the following formula: Svgning
Payment to Jim Michae! Keen: %‘B
Block N Tract B G-4-0)
Retaining Wall Easement $50/psf x 164sf = §8,200

Temporary Construction Easement  $50/psfx 2,128sf x 9% x .25yrs.=  2.394

Total Compensation Amount $10,584

Payment To Tramway Building Corporation:

Retaining Wall & Roadway Easement $50/psf x 113sf = §5,650
Temporary Construction Easement  $50/psf x 3,303sf x 9% x .25yrs. = 3716
Total Compensation Amount $9,366

The Grantor shall retain all established air rights abo;‘e said perpetual easements and retain all original property
setbacks for said lots. .

The Grantor may cross over the four foot wide Bulger Way right-of-way between Tract B Block N and Lot 14 Block
2 during future private construction projects.

“Jim Michael Keen and Tramway Building Corporation hereby warrant that they have titie and authority to grant
this land use to CBJ and that they will indemnify, defend, and hold CBJ harmless from any challenge to title or
authority to grant CBJ this property for the purposes stated herein and the accompanying easement documents.

This agreement shall enure to the benefit of, and shall be binding upon the successors, executors, administrators,
heirs, and assigns of the respective parties hereto.

IN WITNESS WHEREOF, the parties hereto have executed this agreement as of the / 'ﬁ}" day of

20091 .

GRANTOR(S) foon Muehed Koo q/21 K o\

Jm Michael Keen Date
T . GRANTOR
b Mok Koo 9[R1[ 0]

Jifn Michael Keen For Dafe
Tramway Building Corp.
GRANTOR(S)

GRANTEE
CITY AND BOROUGH OF JUNEAU

Engineering Director

ACKNOWLEDGEMENT

'3Wu,|.‘?\uofm%'n~5h s
THIS CERTIFIES that on this_A ti— day of _@gﬁ_‘d 207)) , before me, the undersigned, a Notary Public in
and for the State of Alaska, duly commissioned and sworn, personally appeared Jim Michael Keen to me known
and known to me to be the person described in and who executed the within and foregoing instrument, and they
acknowledged to me that they signed the same freely and voluntarily for the uses and purposes therein
mentioned.

Sy %

4 -

Swsd B Sanbey
Iag;éry Public for Alaska
b 7 -2o0Y

My commission expires:
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4 ' ACKNOWLEDGEMENT

THIS CERTIFIES that on this ﬁ\-- day of 200/ , before me, the undersigned, a Notary Public in

and for the State of Alaska, duly commissioned and swom personally appeared Jim Michael Keen on behalf of "
Tramway Building Corporation to me known and known to me to be the person described in and who executed
the within and foregoing instrument, and they acknowledged to me that they signed the same freely and
voluntarily for the uses and purposes therein mentioned.

WITNESS my hand and official seal the day and year in this certificate first above written.

Notary Public for Alaska

72004

My commission expires:

ACKNOWLEDGEMENT

THIS CERTIFIES that on this__/ é day of 200] , before me, the undersigned, a Notary Public in
and for the State of Alaska, duly commissioned and sworn, personally appeared John Stone on behalf of the_City
& Borough of Juneau to me known and known to me to be the person described in and who executed the within
and foregoing instrument, and they acknowledged to me that they signed the same freely and vu!nntanly for the
uses and purposes therein mentioned.

WITNESS my hand and official seal the day and year in this certificate first above written.

Nogry Public for Alaska

My cgmmission expires:

1]

13141510 9NIQ¥0 a3

€60010

Redun YO0
Tion Baouen
CITY AND BOROUGH oF JINEAY

YL E )

ENGINEERING DEFARTAAENT A
155 SOUTH SEWARD ST, n
JUNEAY, AK 99801
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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

2/5/18
Report Issued: 2/15/2018

Conference Date:

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

Steve Soenksen Applicant ssoenk@yahoo.com

Rob Steedle CDD Director Rob.Steedle@juneau.org
Amy Liu Planner Amy.Liu@juneau.org
Laura Boyce Laura.Boyce@juneau.org
Dan Jager Fire Marshal Dan.Jager@juneau.org
Charlie Ford Building Official Charlie.Ford@juneau.org
John Young Plans Examiner John.Young@juneau.org
Mark Millay General Engineering Mark.Millay@juneau.org
Autumn Sapp Autumn.Sapp@juneau.org
Eddie Quinto Permit Specialist Edward.Quinto@juneau.org

Revised 01/29/18
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Pre-Application Conference Final Report

Conference Summary

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

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

Planning Division:

1.

vk weN

o o N o

12.
13.
14.

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.

Setbacks — None
Height —None
Access — N/A

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.

Lot Coverage — None
Vegetative Coverage — None
Lighting — Lighting must be provided and directed downward at door entries and stairs.

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

. 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).

Wetlands — N/A
Habitat — N/A

Plat or Covenant Restrictions — N/A

Building Division:

15.

16.

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

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 % inch
line size rounded up to the % 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
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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
You must submit your application(s) in person with payment to:

City/Borough of Juneau

Permit Center

230 S. Franklin Street,

Fourth Floor Marine View Center
Juneau, AK 99801

Phone: (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, LL.C, a partnership between Verde
Infrastructure Partners, LLC and Douglas Trucano) has proposed that CBdJ 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 CBdJ 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 CBdJ accepts
the land as collateral for a $700,000 loan, then CBdJ 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)

(b)

(©

(d)
(e)

®

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.

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

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.

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

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.

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.

Page 2 of 3 Ord. 2022-06(b)(P)
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(2) 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. W

Beth A. Weldon, Mayor

Attest:

Elizabeth J. McEwen, Municipal Clerk

Page 3 of 3 Ord. 2022-06(b)(P)
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ACKNOWLEDGMENT

A notary public or other officer completing this
certificate verifies only the identity of the individual
who signed the document to which this certificate is
attached, and not the truthfulness, accuracy, or
validity of that document.

State of Californi
County of )

on _M@Q&EL before me,  N-UZUETA (NOTARY PUBLIC)

(insert name and title of the officer)

personally appeared 6‘},’6 \/m 6()_0 ﬂk ﬂ ,

who proved to me on the basis of satisfactory evidence to be the person s) whose name(s) is/are
subscribed to the within instrument and acknowledged to me that he/she/they executed the same in
hisfher/their authorized capacity(ies), and that by his/her/their signature(s) on the instrument the
person(s), or the entity upon behalf of which the person(s) acted, executed the instrument.

| certify under PENALTY OF PERJURY under the laws of the State of California that the foregoing
paragraph is true and correct. '

"N GZUETA
COMM # 2344006

HOTARY PUBLIC-CALIFORNIA
3AN DIEGO COUNTY
Conmrission Expiras JANUARY 26,2025

:
!
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COMMUNITY DEVELOPMENT DEPARTMENT - REQUEST FOR AGENCY COMMENT

DEPARTMENT: GENERAL ENGINEERING

STAFF PERSON/TITLE: BRIDGET LAPENTER, P.E. - CHIEF

DATE: 09/29/2023

APPLICANT: Gastineau Lodge Apartments, LLC (Steve Soenksen)

TYPE OF APPLICATION: USE23-08 Conditional Use Permit

PROJECT DESCRIPTION: The applicant is proposing to develop a six-story, 72-unit apartment building.
The site is located in a mapped Moderate Hazard zone, and would be accessed by vehicular traffic from
Gastineau Avenue and pedestrian traffic via South Franklin Street/Bulger Way.

LEGAL DESCRIPTION: PACIFIC COAST ADDITION BL2 LT 12,13, 14

PARCEL NUMBER(S): 1C070H020120

PHYSICAL ADDRESS: TBD

SPECIFIC QUESTIONS FROM PLANNER:
AGENCY COMMENTS:

ACCESS
Safety and accessibility are critical elements of this project, particularly with respect to the number of
units proposed, current limited access to the site and landslide hazards as was demonstrated during the
tree fall/landslide event on Gastineau Avenue in Fall of 2022.
- Parking. There is no parking requirement for this project with the applicant’s expectation that residents
will primarily travel on foot or by means other than vehicular travel.
- Gastineau Ave. Gastineau Avenue is a narrow, dead-end street serving approximately 18 single-family
homes, 2 or 3 condominium complexes, and the (22-unit) Channel View Apartments. It is expected that
72 dwelling units will have impact on vehicular traffic on Gastineau Avenue regardless of the intent of
the developer. Channel View Apartments were required to provide a Traffic Impact Analysis. CBJ has
proposed widening Gastineau Avenue to accommodate additional traffic and provide an adequate cul-
de-sac for fire apparatus turn-around. This is not expected to be completed until FY28.
Recommended: Traffic Impact Analysis should be provided for this project.
- Public Stairs

- Bulger Way. Historically, the Bulger Way staircase once extended from South Franklin Street to
Gastineau Avenue. Presently, the Bulger Way staircase culminates at 300 Bulger Way and does not meet
the parcel under consideration. The GE department does not have any issue with extension of the
Bulger Way stairs access provided the utilities chase located beneath the stairs remain functional and
unharmed. Staircase improvements for the project would be expected to be paid for by the applicant
and, once accepted by the Department, maintained by CBJ. Streets and Capital Improvement Projects
would need to agree to this arrangement prior to moving forward. From a practical standpoint, if the
stairway is to be adopted by the CBJ, the stairway would need to be available for public use.
Recommended: stairway to be extended to an access easement on the Gastineau Street level of the
parking area of the project to allow for public access between Gastineau Ave. and South Franklin Street.

- Decker Way. If Bulger Way is not extended to the project, Decker Way could be used as an alternative
point of access to South Franklin Street from the Project.
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SNOW STORAGE
- Please provide accommodation or a plan for snow storage on the site.

GRADING

- Slopes and retaining structures shall be shown on the Grading Plan. The heights and slope ratios shall
be quantified.

- 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

DRAINAGE

- All hard surfaces must be drained to existing or pre-approved storm drainage systems. Drainage must
not be directed at neighbors or otherwise cause a nuisance. Drainage, catchment, and conveyance must
be indicated on the grading plan and the grading plan must include arrows indicating flow direction.

UTILITIES

The construction documents must include a Utility Plan that shows location of buried sewer and

water utilities including valve, unions, cleanouts, and system components. Sizes and materials shall be
called out.

- Water

Once the lot consolidation has been completed, there may be only one water service to the site. As all 3
current services are undersized, the applicant must decommission all services and add a new
appropriately sized service for domestic water and fire suppression. Line sizing must be evaluated by the
engineer. A water meter is required. 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 (fee) will
need to be paid and will be determined after sizing of meter and domestic line are identified.

- Sewer

The project engineer must size the sewer line. The mechanical plans shall include a drainage fixture unit
(DFU) count. The sewer assessment (fee) 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.

- Electrical

Power by others.

PERMITS REQUIRED
Below constitutes a list of known required permits for this project. There may be other permits required
to be determined after the Department has the opportunity to evaluate the construction documents.

- CBJRight of Way (ROW) Permit

- Water Utility Permit

- Sewer Utility Permit
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HILLSIDE ENDORSEMENT CHECKLIST
USE2023-0008 — Gastineau Lodge Apartments

CBJ49.70 Item Description
CBJ 49.70.240 Application
240(1) Vicinity map including scale, roads, place, and | See Attachment A, 2021 PND Report
street names
Map(s) Showing:

240(2)(A) | Extending 50 feet in all directions beyond See Attachment A, 2021 PND Report
development. In practice, mapping can be
limited to the lot and 25 feet beyond.

240(2)(A) | Two-foot contours for flat terrain or five-foot See Attachment A, Floor Level Plans,
contours for steep terrain. Level 1 Diagram

240(2)(A) | 12 percent line, 30 percent line; Not submitted

240(2)(A) | Existing improvements on the site and See Attachment A, Floor Level Plans
adjacent lots, including structures, roads,
driveways and utility lines.

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

240(2)(C) | Lot boundaries and easements for the site and | See Attachment A, Floor Level Plans
adjacent lots.

240(3)(D) | The location of improvements including See Attachment A, Floor Level Plans
structures, roads, driveways, utility lines,
culverts, walls and cribbing.

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.

240(4) Structural improvements and foundations.

240(4) Off-site stormwater runoff systems.

240(4) Development cross-sections.

See Attachment A, Floor Level Plans and Site Section

Landscape Plans, Including:

p

240(6) Trees to be retained, by species and location.
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.

Not Submitted

Geologic Memo, Including:

240(7)

Summary of the relevant surface and bedrock
geology of the site.

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.

See Attachment A, 2021 PND Geotechnical Report

Attachment R- Hillside Endorsement Summary Review




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 No source identified
off-site fill.
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 The project is scheduled to begin as soon as permits
developer from earthmoving during periods of | are secured. Should site construction activities extend
very wet soil conditions, in which case the into a heavy rainy season, construction may be halted
permit shall be extended by a like period. at the discretion of E&PW if erosion and sediment

discharge become a problem.
250(3) Sediment. The developer shall not allow any See Attachment A, 2021 PND Report
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.

250(4) Peak discharge. The developer shall ensure See Attachment A, Floor Level Plans.
that during and after construction of major Peak discharge information was not submitted with
development, the peak discharge of all the application. Runoff from the proposed
streams and natural drainage ways at the development will be piped directly into the 6” public

down slope boundary shall be no greater than | storm drain system within Bulger Way.
that occurring prior to excavation.

CBJ 49.70.260 Criteria
260(1) Soil erosion. Soil disturbance and soil erosion See Attachment A, Floor Level Plans.
shall be minimized and the effects thereof The lower portion of the development will be
mitigated. 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 The submitted plans do not specify how much of the
vegetation shall be minimized. 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 See Attachment A, 2021 PND Geotechnical Report
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.
260(4) Time of exposure and soil retention. The The grading permit and building permit will include
developer shall minimize the period of time conditions to assure disturbed soil and fill slopes are

that soil is exposed and shall employ mats, silt | 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 Approximately 10% to 20% of the project site around
necessary, and plant all exposed soil in grass | the edges will be available for vegetative ground
or other soil-retaining vegetation and shall cover post-construction. The remaining portion of
maintain the vegetation for one full growing | the project site will be disturbed with grading or
season after planting. 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 See Attachment A, 2021 PND Geotechnical Report
disturbance to the natural course of streams and Floor Level Plans.
and drainage ways. Where disturbance is Site grading should be established to provide
unavoidable, the developer shall provide a drainage of surface water or roof drainage away from
drainage system or structures which will proposed and existing buildings and toward suitable
minimize the possibility of sedimentation and | drainage structures. All hard surfaces (i.e. roof and
soil erosion on-site and downstream and parking deck) will be drained to the storm drain in
which will maintain or enhance the general Bulger Way. The slope in front of the building will be
stream characteristics, spawning quality, and graded to drain to an area drain which is also piped
other habitat features of the stream and its into the Bulger Way storm drain.
receiving waters. Where possible,
development shall be designed so lot lines
follow natural drainage ways.

260(7) Foundations. The developer shall ensure that See Attachment A, 2021 PND Geotechnical Report
buildings will be constructed on geologically
safe terrain.

260(8) Very steep slopes. The developer shall See Attachment A, 2021 PND Geotechnical Report.
minimize excavation on slopes over 30 Using 2013 USGS contour data, the overall slope of
percent. 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 See Attachment A, 2021 PND Geotechnical Report.

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.

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:

e Map Figure 6: Mass Wasting — High Hazard Area
e Map Figure 10: Snow Avalanche — Potential Hazard Area
e 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.

High Hazard Potential Hazard No Hazard

Mass Wasting High Hazard Very High Hazard gh Hazard High Hazard
Hazard Potential Hazard High Hazard Potential Hazard Potential Hazard

Classifications No Hazard High Hazard Potential Hazard No Hazard

Attachment S- Synopsis of Historic Hazard Plans and Reports
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1972 Summary Report
Composite Map Section, Figure 11.

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.”

Attachment S- Synopsis of Historic Hazard Plans and Reports
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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:

e Map Sheet 1: Composite Severe Landslide / Avalanche Hazard Area (see map below)
e Map Sheet 4: Snow Avalanche — Potential Hazard Area

e Map Sheet 5: Mass Wasting (landslide) — High Hazard Area

e 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.

SEVERE LANDSLIDE/AVALANCHE AREA
MODERATE LANDSLIDE/AVALANCHE AREA =====asmmcana———

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.

. Atfected Primarily by: Debris svalanches and slides | ]
SO ke _

Pl T G RERN ) CASTINEAU o  CHANNEL

A S e | o
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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:

e 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).

e 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:

e Map 6/C: Avalanche:
Moderate Hazard Area

e 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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Invitation to Comment

On a proposal to be heard by the CBJ Planning Commission

Your Community, Your Voice

U J

CITY AND BOROUGH OF

JUNEAU

ALASKA'S CAPITAL CITY

COMMUNITY DEVELOPMENT
155 S. Seward Street Juneau, Alaska 99801

TO:

Proposed [proposal] at
[location]

A Conditional Use Permit has been submitted for consideration and public hearing by the
Planning Commission to create a six-story, 72-unit multi-family structure in a Mapped
Moderate Landslide & Avalanche Hazard Area on Gastineau Avenue in a MU zone.

PROJECT INFORMATION: PLANNING COMMISSION DOCUMENTS:
Project Information can be found at: Staff Report expected to be posted October 16, 2023 at
https://juneau.org/community-development/short-term-projects  https://juneau.org/community-development/planning-commission

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

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

Comments received during  Comments received during  This meeting will be held in person and by remote The results of
this period will be sent to this period will be sent to participation. For remote participation: join the Webinar by  the hearing will
the Planner, Jennifer Commiss.ioners toread in visiting https://juneau.zoom.us/j/83224510650 and use the be posted
Shields, to be included as an r];:[:r)ianr;tlon T Webinar ID: 832 2451 0650 OR join by telephone, calling: ERLE
attachment in the staff 1-253-215-8782 and enter the Webinar ID (above).

report.
P You may also participate in person in City Hall Assembly

Chambers, 155 S. Seward Street, Juneau, Alaska.

FOR DETAILS OR QUESTIONS,
I 2B 10755 ext. 4139 Case No.: USE2023 0008
Email: pc_comments@juneau.gov

Mail: Community Development, 155 S. Seward Street, Juneau AK Parcel No.: 1C070H020120

99801 CBJ Parcel Viewer: http://epv.juneau.org
Printed September 20, 2023
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From: Mary Jane Tenney <maryjane.tenney@gmail.com>

Sent: Monday, September 25, 2023 8:08 AM
To: PC_Comments
Subject: Gastineau Lodges apartments

Hello, | am writing concerning
Case No. : USE2023 008
parcel No. : 1C070H020120

or --the proposed Gastineau Lodges apartments

| am very concerned that so few packing spaces--10 to be exact, are included in this project. This was stated in a letter
dated May 1, 2023 from Steve Soenksen to the Community Development Department of Juneau regarding the
Conditional Use Permit Application for this project. These 10 parking spaces are for a 72 unit (or more) multifamily
apartment building that will be placed in a neighborhood that already has significant parking challenges. Even though
this project and parking scenario is currently legal, it is not considerate--or neighborly. Some people who work
downtown already regularly park on Gastineau Ave. Service vehicles are already challenged given the one lane road with
cars parked along the road. | understand the need for housing, but feel that currently the parking designed for the
building is totally inadequate.

Thank you for sharing my concern.

Mary Jane Tenney

1
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From: wleighty@ptialaska.net

To: Jennifer Shields
Subject: Conditional Use Permit, Case#USE202 0008
Date: Sunday, October 8, 2023 5:54:23 PM

Hello Jennifer,
The site, although in a Moderate Landslide area, offers safety and other desirable
attributes for building a multi-family structure.

Please follow-up with the Fire Chief:

1. Determine emergency Fire and other vehicle access to the site in the event of a
landslide along Gastineau Ave. Can the building be reached from South Franklin
St.?

What development of Bulgar Way will be planned? Should CBJ consider extending
Gastineau Ave to Thane Rd., if only for emergency vehicle access, concurrent with
this development?

2. Calculate structural requirements for the parking area, its size, and whether it is
adequate for a staging area for vehicles in the event of a fire.

Gastineau Ave is a two-way street, one-way at a time:

How will the Gastineau Ave. on-street parking management be improved, anticipating
an increased demand?

Are there traffic flow modifications being considered? (Winter, Summer)

Thank you for inviting public comment.
Nancy Waterman
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Lily Hagerup

From: Kami Clark <kami.clark@yahoo.com>
Sent: Tuesday, October 17, 2023 5:18 PM

To: PC_Comments

Subject: 72-unit multi-family structure comments

| think that 10 parking spaces for a 72 unit is unacceptable. | believe each unit should have 2 spaces. Currently almost
all homes and apartments on Gastineau Ave have to park on both sides of the street which only allows one car going
either direction. | feel like this is a safety issue. If there were an emergency many tenants would be trapped in their
homes and could not flee via a vehicle. With all the current vehicles on both sides of the street it makes it difficult to plow
and causes cars to be plowed in and can't be moved. This contradicts itself but the 72 unit needs more parking but the
street is already congested. Where will the tenants park almost every family has one vehicle.

Gastineau Ave needs to be able to allow a fire truck, ambulance, police, garbage truck the ability to maneuver on this
street.

| disagree with the 10 parking spaces it's not enough.



December 1, 2023

MEMO

From: Jennifer Shields, Planner Il

To: Michael Levine, Chair, Planning Commission

Through: Jill Maclean, AICP, Director of Community Development
Parcel No.: 1C070H020120

Legal Description: PACIFIC COAST ADDITION BL2 LT 12,13, 14

Case Number: USE2023 0008 — Gastineau Lodge Apartments

Re: Additional Materials

The Planning Commission, at its regular public meeting on October 24, 2023, continued the hearing on
USE 2023 0008 and requested additional information from CDD staff and the applicant. Since that
meeting, the following additional materials have been submitted regarding the project:

1) Agency Comments from Chief Rich Etheridge, Capital City Fire and Rescue (CCFR), regarding public
safety concerns (Attachment A).

2) Agency Comments from Scott Gray, Streets and Fleet Superintendent, regarding snow removal
and spring clean-up (Attachment B).

3) Public Notice Sign pictures, re-posted to include the continuation meeting date (Attachment C).
4) Public Comments not submitted by the original October meeting deadline (Attachment D).

Additional materials received by December 8, 2023, at Noon will be forwarded to the Commission in an
additional materials packet.



CAPITAL CITY FIRE/RESCUE
820 Glacier Ave
Juneau, Alaska 99801
Date: Tuesday, November 07, 2023
To:  Jill Maclean, Community Development Director

From: Rich Etheridge, Fire Chief

Re: Gastineau Lodge Access

Capital City Fire Rescue (CCFR) has completed its review of the preliminary
project proposal for the large apartment complex located at the end of Gastineau
Avenue. We appreciate the efforts in presenting this project; however, several
critical public safety concerns have emerged that compel us to make the difficult
decision not to support the proposed development. Our primary concern is the
potential exacerbation of existing public safety challenges on Gastineau Avenue,
which we cannot overlook.

According to fire and life safety code, areas with more than 100 dwellings
necessitate a secondary access point to ensure the safety of residents and first
responders. As it stands, Gastineau Avenue already hosts approximately 90
dwellings, and the proposed project would nearly double this occupancy. This
significant increase in population would inevitably lead to a higher frequency of
emergency medical calls on this road, which is already plagued by challenges
related to parking and fire service turnarounds.

The challenges related to access on Gastineau Avenue, both during the summer
months due to vehicle congestion and in the winter due to snow berms, present
significant obstacles for emergency services. During medical emergencies, our
crews currently face the inefficient and time-consuming task of leaving the fire
engine on Franklin Street and resorting to climbing stairs with what emergency
equipment they can carry, or "carpooling" in the ambulance to reach the
residences.

Another primary concern is the inadequate space on Gastineau Avenue for a
proper turnaround, which is further exacerbated by frequent occurrences of
parking issues and abandoned items or vehicles in this area. Using parking lots for
turnarounds is unreliable, as these lots are frequently at full capacity in the
evenings and on weekends.

Attachment A - Fire Comments 11.07.23 Chief Etheridge




Pertinent Fire Code Sections:

International Fire Code (IFC) 503.1 stipulates that fire access roads should provide
a clear and maintained driving surface of at least 20 feet. The current proposal
does not meet this requirement.

IFC 503.2.5 mandates the provision of turnarounds for roads exceeding 150 feet.
Regrettably, there is no adequate fire apparatus turnaround on Gastineau Avenue
as per the project proposal.

IFC D106.1 and IFC D104.1 require a second access point when a project exceeds
100 dwelling units. In addition, a second access is required for buildings over 30’
in height. This condition necessitates a second access road, which the current
proposal lacks. Moreover, it is essential to note that the building cannot be reached
from Franklin Street, further complicating the issue.

Given the serious concerns raised above and in adherence to safety regulations,
CCFR is unable to support the proposed development project on Gastineau
Avenue. We remain committed to public safety and urge you to consider alternative
options that address these concerns and provide for the safety and well-being of
all residents.

Should you have any questions or require further clarification, please do not
hesitate to reach out to us. We appreciate your understanding of our decision in
this matter.
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From: Scott Gray

To: Jennifer Shields

Cc: Denise Koch

Subject: RE: USE23-08 Gastineau Lodge Apartments - Additional Comments Requested
Date: Friday, November 3, 2023 2:39:46 PM

Hi Jennifer,

Thanks for sharing all the information. | probably gave you to much information. If you need me to
explain or if you want something different, please let me know.

1. Please provide any additional information/comments that you might have on the project.
For Streets, the Gastineau Ave winter maintenance and our spring cleanup will be impacted the
most. The project site plan does not have a plan for snow removal or in our world an Ice and Snow
Control Plan. A plan would need to explain the plan for snow storage, the capacity of snow storage,
and the snow removal plan. Because the roads downtown are so narrow, the impacts would
include; CBJ Streets schedules downtown area-wide winter snow removal and springtime clean-up
events where we post the road for No Parking, and all vehicles that are not moved by the deadline
are towed and placed at a designated area for the owners to reclaim their vehicles. During the
area-wide winter snow removal event CBJ pulls and blows the whole road using graders, large
loader-mounted blowers, and 10-yard trucks to haul the snow away. For the Spring clean-up events
sweepers and the vacuum truck are suing the same the process. Even if 10 more vehicles are added
to the list of vehicles parked and need to be towed off Gastineau Ave,. With only 6 parking spots
and a 72-unit multi-family building, the odds of having half of the residents owning vehicles is
probably a low estimate (was there a study for this). Depending on the winter CBJ Streets could
have a few snow removal events, This could cost the City thousands of dollars per winter snow
clean-up, or spring cleanup event. How many added vehicles would be towed if this building was
built is unknown. | cannot see this happening due to the safety concerns that are outlined in the
staff report.

2. Please provide any conditions of approval that you feel are appropriate based upon the
comments that you have submitted, or upon particular code sections under your purview.
A winter snow storage and capacity and snow removal plan. A realistic number of added vehicles
that will impact parking and traffic on Gastineau Ave year-round is something we need to know.

Scott

Scott Gray

Superintendent

Public Works Streets & Fleet
907-586-5256

Attachment B - Streets Comments 11.3.23
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From: Reed Stoops<reedstoops{@ac].com>

_Sént: Monday; Oclober 23, 2023 4:00 PM

To: PC_Commenits <PC_Commenis@juneau.gov>
Ce:-Steven <verdein parli(}_@ gmail.com>

Subject: Gastirican Lodge:

This is in support of the Gastincan Lodge conditional use permil. The current hazard zone map-is preveniing lost of.
g‘ooc_l' housing proj eels in Jupeau and is unhiecessary. The hazard zone maps are not accurate. ]’rivaie-insurance-'and
mitigation'is the better way to:handle any risk. Sitka adopted and then repealed its hazard maps for the same
reason.. Juncau bas a hovsing problem. Gastincau Lodge.is a good projcct in.a good location: Let it go forward.

Thank:you.
Reed Staops

1703 Willow Drive
Juneau, Ak 99801 hd

Attachment D - Public Comments
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From: Micaela Bauer

To: Jennifer Shields
Subject: Gastineau ave Lodge
Date: Tuesday, October 24, 2023 5:52:13 PM

Dear assembly, planning commission and who it may concern,

My little family live at 269 Gastineau ave. Juneau 99891. We rent our home from my parents, Mary Jane and Bruce
Tenney who live out North Douglas. | am unable to attend the meeting in person because of family colds and | am
aware that this may not be read at the meeting because of its late entry but | wanted to make sure that | put a couple
word’s somewhere.

We have lived in our little house ten years now some of my concerns for the proposed apartment building are
safety can the land hold such a large building and not affect what is above and below? The number of units and
people on a small street with fairy limited parking, made extra limited in the summer when people come to work
verifies jobs in down town. Ten parking spaces seems not enough. And 72 living units seems to many. Our street is
a glorified one way and 1I’m not looking forward to extra congestion. As well what kind of disturbances may be
made while under construction.

In my quick looking up of the plans | wasn’t sure if these are one or multiple bedrooms or just efficiency units.
Will there be a verity of unit make ups or all the same? It’s early to know but would there be occupancy cap to each
unit.

I am all for more affordable housing in Juneau. Being land locked we have no way of commuting from other
towns. | don’t like the idea of people telling people what to do white their own land and property as long as they do
no harm. I hate feeling priced out in my home town and really do want change. These were just a few of my
concerns and am interested to hear more as this develops as this project will be happen at my door steps.

Thank you for your time,
Sincerely
Micaela Bauer

Sent from my iPhone

Attachment D - Public Comments
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December 8, 2023

MEMO

From: Jennifer Shields, Planner Il

To: Michael Levine, Chair, Planning Commission

Through: Jill Maclean, AICP, Director of Community Development
Parcel No.: 1C070H020120

Legal Description: PACIFIC COAST ADDITION BL2 LT 12,13, 14

Case Number: USE2023 0008 — Gastineau Lodge Apartments

Re: Additional Materials

The Planning Commission, at its regular public meeting on October 24, 2023, continued the hearing on
USE 2023 0008 and requested additional information from CDD staff and the applicant. In addition to
materials submitted with a memo dated December 1, 2023 (Attachments A-D), the following additional
materials have been submitted regarding the project:

1) Public Comment by Nancy Waterman on December 6, 2023 (Attachment E).

2) Letters, elevation drawings, and site level diagrams submitted by the applicant, Steve Soenksen,
on December 8, 2023 (Attachment F).



From: wleighty@ptialaska.net

To: Jennifer Shields

Subject: Public Comment USE2023-0008, Planning Commission Meeting December 12, 2023
Date: Wednesday, December 6, 2023 1:23:02 PM

Attachments: 2023December 6 letter to Plan. Commission 72 apt development.docx

Hello Jennifer,

| will not be able to attend the 12December, 2023 Planning Commission Meeting.
Thanks for accepting the attached comments and passing them along to the
Commissioners.

Nancy

Attachment E - Public comments - Waterman 12.6.23
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December 6, 2023

From: Nancy Waterman, Public Comment for Planning Commission 

To:   Jennifer Shields for Dec 12 Planning Commission Meeting

Parcel No.: 1C070H020120

Legal Description: PACIFIC COAST ADDITION BL 2 LT 12, 13, 14

Case Number: USE2023 0008 – Gastineau Lodge Apartments



Thank you for the Additional Materials regarding USE2023 0008 – Gastineau Apartments

1.  The Fire Chief’s letter of November 7, 2023 answers my original questions about emergency services access and public safety now, and in regard to the proposed development under consideration.   Specifically, Mr Etheridge’s Pertinent Fire Code Section and his conclusion:   “…”unable to support the proposed development project…”



2. The analysis of Public Works Streets & Fleets also supports staffs findings and recommendation of denial:  “A realistic number of added vehicles that will impact parking and traffic on Gastineau Ave year-round is something we need to know.”   Specifically, Mr. Scott says:  “I cannot see this happening due to the safety concerns that are outlined in the staff report.”



3. A.  I support staff’s suggestion that a Traffic Impact Study on the dead-end, varying-width Gastineau Ave be done.

B.  I support following the CIP (2028 project) for an adequate turn-around at the south-end of Gastineau Ave. 

[bookmark: _GoBack]After completion of A. and B. above, please give consideration/study to potential access projects that would improve public safety, and then potential residential development with access from Gastineau Ave./Thane Rd, or the stairway connections from Gastineau Ave to South Franklin St.  



4.  Please accept staff’s analysis and findings and deny Conditional Use Permit USE2023 0008.



Sincere appreciation for your work.

Nancy Waterman
227 Gastineau Ave   Juneau, AK  99802














December 6, 2023

From: Nancy Waterman, Public Comment for Planning Commission

To: Jennifer Shields for Dec 12 Planning Commission Meeting

Parcel No.: 1C070H020120

Legal Description: PACIFIC COAST ADDITION BL2 LT 12, 13, 14

Case Number: USE2023 0008 — Gastineau Lodge Apartments

Thank you for the Additional Materials regarding USE2023 0008 — Gastineau Apartments

1.

4.

The Fire Chief’s letter of November 7, 2023 answers my original questions about emergency services access and
public safety now, and in regard to the proposed development under consideration. Specifically, Mr Etheridge’s

« n

Pertinent Fire Code Section and his conclusion: “...”unable to support the proposed development project...”

The analysis of Public Works Streets & Fleets also supports staffs findings and recommendation of denial: “A
realistic number of added vehicles that will impact parking and traffic on Gastineau Ave year-round is something
we need to know.” Specifically, Mr. Scott says: “I cannot see this happening due to the safety concerns that are
outlined in the staff report.”

A. | support staff’s suggestion that a Traffic Impact Study on the dead-end, varying-width Gastineau Ave be
done.

B. I support following the CIP (2028 project) for an adequate turn-around at the south-end of Gastineau Ave.
After completion of A. and B. above, please give consideration/study to potential access projects that would
improve public safety, and then potential residential development with access from Gastineau Ave./Thane Rd,
or the stairway connections from Gastineau Ave to South Franklin St.

Please accept staff’s analysis and findings and deny Conditional Use Permit USE2023 0008.

Sincere appreciation for your work.

Nancy Waterman
227 Gastineau Ave Juneau, AK 99802

Attachment E - Public comments - Waterman 12.6.23
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Include site visit and analysis. Include a letter of findings regarding the specific measures by
this project that will contribute to site and slope stability. Include drainage strategy, base
floors 1and 2 supported by bedrock. Include the benefit to €BJ by backfilling to Gastineau
Avenue as the street is failing and there is no.edge or rail on.that side. We will improve
public safety by completing our property connection through the edge of the traveled way.
Perform Contextual Analysis per professional standards.

4. **potential extension of Gastineau Avenue (Northwind/PND/Verde)
a. Project narrative: Possible: foot path, Evacuation Route
haul road for construction, and
‘emergerncy services access to Thane
Letters of interest and consent, verbal non-objection.

5. Lighting plan {Tony Walker/ Northwind/Verde)
- See Layout of Building — Lighting Design by Diagram level

6. Snowremoval plan (Tony Walker/Northwind/Verde)

- Snow removal will be completed by pushing snow up to the north side of the
parking area to stockpile. When Stockpile gets too large, a snow removal
contract will remove accumulated snow from the site.

7. **Additional Parking potential - (Verde) - Project is considering.getting 4 smart cars for
tenant rentals. These would fit in two parking spaces if parked in tandem

The site is Less than 500’ away is CBJ Parking garage, (approx. 235’). This facility
sits mostly empty in the evenings and vacant on weekends. If project
development permits are approved, we will enter into a.cooperative agreement
for parking space rental for up to 10 spaces..

** Involves negotiation and agreements between Gastineau Lodge Apartiments, LLC and
City and Borough of Juneau.

Attachment F - Soenksen Materials 12.8.23
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Gastineau Lodge Apartments, LLC

Tony Walker, Archt, & Assoc., LLC:
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	2-COVER_MEMO_with_attachments_A-D
	COVER_MEMO_for_December_USE23-08 DRAFT1sc FINAL
	December 1, 2023
	MEMO
	From: Jennifer Shields, Planner II
	To: Michael Levine, Chair, Planning Commission
	Through: Jill Maclean, AICP, Director of Community Development
	Parcel No.: 1C070H020120
	Legal Description: PACIFIC COAST ADDITION BL 2 LT 12, 13, 14
	Case Number: USE2023 0008 – Gastineau Lodge Apartments
	Re: Additional Materials
	The Planning Commission, at its regular public meeting on October 24, 2023, continued the hearing on USE 2023 0008 and requested additional information from CDD staff and the applicant. Since that meeting, the following additional materials have been ...
	1) Agency Comments from Chief Rich Etheridge, Capital City Fire and Rescue (CCFR), regarding public safety concerns (Attachment A).
	2) Agency Comments from Scott Gray, Streets and Fleet Superintendent, regarding snow removal and spring clean-up (Attachment B).
	3) Public Notice Sign pictures, re-posted to include the continuation meeting date (Attachment C).
	4) Public Comments not submitted by the original October meeting deadline (Attachment D).
	Additional materials received by December 8, 2023, at Noon will be forwarded to the Commission in an additional materials packet.
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