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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
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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
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Gastineau Lodge Apartmentsg ﬁ&(\
Steven Soenksen, Manager 78 X
Planning Commission Comments - notes

Written response to questions.
11-29-2023

Consideration of Hillside endorsement and Conditional Use Permit

What are the factors and criteria necessary for granting a hillside endorsement and conditional
use permit? Address public safety through building and site design.

List below includes information items requested by the Planning Commission at October 24,
2023 meeting and preparation before December 12, 2023 meeting, (Dec 8 deadline for
submittals)

1.

3.

** Pedestrian access to South Franklin from Bulgar way. Construction of stairway could
be incorporated into the project and provide second access to the site. This can serve
for emergency and normal egress (Northwind/PND/Verde). We would like two access
points to Bulger way, one at the first floor level and another at level 2. We would install
a key card reader to allow tenant access the site/building.

Project narrative and conceptual sketch of how and where this connection will be made.
See level 1 and level 2 diagram.

“We agree to construct this improvement in (the public) Bulger way to CBJ specifications
and standards. We understand after these improvements are made and approved, CBJ
will agree to maintain the stairs for public use.” Gastineau Lodge Apartments, LLC

Stability Mitigation measures - site stability strategy (Northwind/PND/Verde)
Superblock and site drainage (Tony conceptual pre-design elevations)

First two levels of building assist in site slope stability (pre-design engineering )

Professional civil/structural/architectural to develop design concept and include a letter
regarding the specific measures that will contribute to site and slope stability.

Architects letter.

Engineers letter

Address Slope stability_- (Northwind/PND/Verde)

Attachment F - Soenksen Materials 12.8.23




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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NorthWind

Architects. LL.C

Sean M Boily a1a

Principal Architect

James FS Bibb a1a

Principal Architect

E. David Hurley a1a
Principal Architect

126 Seward Street
Juneau, AK 99801

p.907.586.6150
£.907.586.6181

CBJ Community Development Department
230 S. Franklin Street
Juneau, Alaska. 99801

Re: USE2023 0008 Conditional Use Permit for a new (6) story, 72 Unit Multi-Family
Housing Development

Community Development Staff and Planning Commission Members:

The purpose of this Architectural Letter is support the request for supplemental information
brought forth during our primary Planning Commission hearing to address a number of items
informing your review and decision.

Following is an overview of our project delivery providing a description of the design, permitting,
and construction process.

There is a supplemental note addressing general hillside stability noting that building is almost the
entirety of the site whereas it will by nature, be a stabilizing mechanism. Surface water drainage
and runoff will go into pipes and be controlled away from others’ properties and retaining wall
structures will be design by licensed professionals for all loads applicable by code per the
following project design team and process described as follows:

Project Design and Design Build Team:

Pre-design and Conditional Use permitting is being managed and coordinated by Gastineau Lodge
Apartments with support from both by local design consultants NorthWind Architects and PN&D
Engineering, Inc.

As soon as the preliminary permitting has been issued, our project delivery will be structured
around a design-build format where the General Contractor provides over-all project management
responsibilities ensuring that the project meets both budget and schedule requirements.

Our team represents sound local knowledge of both the permitting, design and construction
process. The team on the whole provides capability to make sure this project is successful
meaning that it will be our responsibility to conform to all permit conditions imposed during this
review process. There will be control and execution of site development, protection of adjacent
properties and successful completion of the project.

Following is our proposed Team:

General Contractor - Dawson Construction, Inc.

Dawson Construction has been selected for the General Contractor overseeing both the Phase 1
and Phase 2 project management and construction. Dawson Construction will coordinate with the
with the design team and CBJ Community Development review for of over-all project delivery
and ensure that the project meets design criteria including conformance to conditional-use
requirements and to ensure a successful project completion.

Design Team Lead, Architectural Lead - NorthWind Architects LLC

NorthWind Architects will be responsible for the coordination of the design team including Site
Civil, Architectural, Structural, Mechanical, and Electrical consultants. NorthWind will be
responsible for pre-design permitting follow through, permitting and over-all design team
coordination and performance.

PN&D Engineering Inc. here in Juneau will provide site civil, structural engineering. The
mechanical and electrical team members have not been selected however they will consists of
local design firms.

1of2
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NorthWind

Architects, LLC

Project Process

A project of this scale requires a lengthy pre-design, permitting and design process and therefore,
we have split the project into two distinct phases; phase 1 Sitework and Phase 2 Building
Construction.

Phase I Sitework —

Phase 1 Sitework will concentrate on the site preparation including removal and development of
the sub-surface material in preparation for site foundations and retaining walls. During this
process, efforts to control site erosion will be a primary concern as well as ensuring that the
existing properties including Gastineau Avenue is secure and protected.

During this process, sub-surface utilities will be prepared and primary site retaining walls will be
Constructed to support future building substructure and the upper Gastineau Avenue driveway and
parking pad. Circulation easements will be developed for Bulger Way during this phase with
careful coordination with CBJ Community Development and the CBJ Engineering Department.
We expect this phase of construction to take 6 months.

Phase 2 Building Construction -

The Phase 2 Building Construction Phase will proceed from Phase 1 work where final
substructure and building superstructure will be constructed. This phase will extend to final
completion and final occupancy. We expect this phase to take approximately 18 months.

Project Schedule

Design Schedule —
The design schedule for this project will be from December 2023 through June 2024 with Phase 1
Sitework design submitted for permit by April 1,2024. The Phase 2 Permitting will start along
with the Phase 1 Sitework effort where we will require a 35% completed building design package
to inform the Phase 1 Sitework site retaining, site utilities and preparation for the building
substructure footings.

Phase 1 Design: December 2023 — April 1, 2024

Phase 2 Design: April 1, 2023 — June 30, 2024

Construction Schedule —
The Sitework phase 1 construction will start as soon as permits are received.

Phase 1 Sitework: April 30, 2023 - October 30, 2024
Phase 1 Building Construction: November 1, 2024 — May 30, 2025
Thank you,

i

y Jitiisg B

119A 2% Street
Juneau, AK 99801

p.907.586.6150
£.907.586,6181

NorthWind Architects
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ENGINEERS, INC.

MEMORANDUM

PROJECT NO. N/A DATE: DECEMBER 8, 2023
PROJECT: Gastineau Lodge Apartments

TO: Steve Soenksen

CC: James Bibb, AlA

FROM: Sean Sjostedt, P.E.

SUBIJECT: Gastineau Lodge Apartments —Summary of Site Investigations

This memorandum summarizes the findings of three investigations that have bearing on the proposed
project (“Project”). This is not an endorsement or verification of the investigation findings or
recommendations. The reports are discussed chronologically in the order that they were prepared,
starting with the earliest. All reports in their entirety are included with the application packet.

Report by Douglas N. Swanston, dated December 3, 1989

This report summarizes an inspection conducted by Mr. Swanston and, presumably, the consultant to
which the letter was addressed (Bill Baxandall). The report notes that a gulley near the Project is “clear of
significant quantities of debris and is partially stabilized by a substantial cover of 50+ year-old alder.” The
report also notes that, despite the lack of substantial debris, characteristics of the slope and limited
remaining debris may still pose a threat to unprotected structures below. The report goes on to detail
debris flow velocity, impact force, and pressure calculations should the limited debris observed mobilize.

Report by Baxandall Associates, dated August 3, 2012

This report can be described as a site-specific hazard assessment and summarizes a review of hazard
classifications at the time of the report for several properties including the property on which the Project
is located. The report ultimately requests that the properties in question be removed from the “Severe”
hazard zone and incorporated into the “Moderate” hazard zone. The report cites the following factors as
reasons for the hazard zone reassignment:

e apparent patterns in debris flow based on debris accumulation time {roughly 100-year cycles
with the last occurring in 2009);

e lack of significant overburden since the large slide in 1920;

e inactive prior contributing factors such as the overflowing A.J. water flume which reportedly was
a significant cause of the 1920 slide;

e re-forestation of the hillside;

e the remnants of the A.J. Mining Company building foundation on the uphill side of Gastineau
Avenue which acts as both stabilization and a barrier.

9360 GLACIER HWY., STE. 100 = JUNEAU, AK 99801 « P: 907.586.2093
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DEeCEMBER 8, 2023 GASTINEAU LODGE APARTMENTS
SUMMARY OF SITE INVESTIGATIONS

Report by PND Engineers, dated November 28, 2021

This report can be described as an engineering geology report and summarizes the findings of a
geotechnical investigation at the Project site and general design recommendations for the Project, based
on known scope at the time. The report provides criteria for successfully building on the site. In general,
building foundations should be founded on bedrock and anchored to rock when necessary, as determined
by project designers. Alternatively, the existing overburden could be removed and replaced with
structural fill pending favorable engineering analyses. The report further details the importance of
drainage and control of water for both construction and long-term site stabilization. Recommendations
and criteria are provided for parking lots, utilities, retaining structures, and various construction materials.
The report stipulates that all designs shall follow standards of practice and local, state, and federal codes
and laws.

2
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Gastineau Lodge Apartments, LLC

Tony Walker, Archt, & Assoc., LLC:
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