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1. Executive Summary 
The current shelter was built around 1984 and has received minimal upgrades over the years. In the course of this 
study, it is determined that a full remodel of the existing facility to deliver sheltering best practices, meet shelter 
goals, and deliver needed program space is infeasible. The site is too small to allow for a building addition which is 
required to provide for program area. Cost to repair deficiencies is too great. As a result of these findings, the 
following recommendations are given.   

Recommendations Summary 
• Seek new minimum 2.2 net acre site.  
• Build new +/- 16,000 sf building.  
• Initiate fundraising campaign. 
• Proceed with interim operational recommendations described in Section 7.   
• Proceed with interim renovations of existing facility, see Section 6 for full list and identified costs and 

Section 7 for a description of items.   

Scope of Study 
The scope of this study was the Phase 1 needs assessment for Juneau Animal Rescue (JAR) which is the first phase 
of what is envisioned to be a multi-phased project ultimately delivering a completed built project, either as a 
remodel of and addition to the existing facility or a new purpose-built shelter. The assessment included data 
collection, preparation of cad facility base plans prepared from existing as-builts, evaluation of animal data with 
housing capacity recommendations, a site visit and facility inspection, space programs showing functional design 
requirements, preliminary master plan options with options along with cost estimates and project schedule.  

Three virtual meetings with the Executive Director Samantha Blankenship, the Deputy Director Shane Walker, 
Bruce Playle and Candace Harrison with Indigo Architects and Dr. Denae Wagner with KSMP started the 
assessment. The first meeting was used to understand the issues at the existing facility, discuss housing needs, 
staffing trends and programming and operational goals. The last two meetings were used to present material 
being developed.  

  

Site Visit  
Bruce Playle with Indigo and Dr. Denae Wagner with Koret 
Shelter Medicine Program (KSMP) conducted an onsite 
inspection of the existing facilities on June 25, 2021 and 
participated in an all-day design charette with shelter 
management and key staff.  The charrette was used to explore 
remodel options of the existing facility, discuss best practices, 
and determine next steps and recommendations moving 
forward. A follow up meeting with JAR Board members was 
conducted on the following day to discuss charette results and 
opportunities present at the shelter.  
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Other studies and information reviewed 
Facility as-builts were provided to Indigo and used to develop cad plans for use in this study. Facility photos along 
with a current staffing was provided, including staff positions needed in the future. Intake data was provided for 
use in providing the housing recommendations.   Planning documents were collected for site constraints (i.e., right 
of way, property lines and setback limitations).  

A Building Structural Condition Assessment dated March 12, 2020, prepared by PND Engineers was provided. The 
report found that the main structural systems appeared to be in good condition but found that the interior slab on 
grade show significant signs of settlement in addition to signs of water intrusion in the attic. Cost of recommended 
structural repairs to correct the slab issue would be significant.  

An electrical analysis report dated 3/26/19 prepared by Chatham Electric along with their bid for performing the 
work was reviewed. The report showed significant upgrades needed.   
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2. Existing Conditions  

Site Size and Context 
Juneau Animal Rescue is located at 7705 Glacier Highway on a 0.56 acre site on 2 parcels. The site is served by City 
sanitary sewer, water, and electrical service. A propane tank is onsite which provides natural gas. There are no fire 
hydrants and no fire sprinkler system; however, a heat detection and fire alarm system has been recently installed.  

The site is bounded at the north with the main access road and to the east with a developed property and to the 
west and south with wetlands. See Figure 1. Purchasing the adjacent property was discussed which would give 
room for expansion but this scenario is unlikely. The property for sale and even if it was, this still would not deliver 
the required site area to meet all program needs. Trying to develop to the south or west would be challenging and 
attempting to deal with environmental requirements would be difficult.  

Expanding the building on this site was explored, but is problematic as it would further limit parking, would need 
planning approvals since setbacks would be affected and open space requirements would not meet minimum 
zoning requirements.   

 

Figure 1 - Existing Site Context Plan 
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Climate 
The climate in Juneau is extremely wet for much of the year, getting on average 236 days per year of precipitation 
with 80 inches of snow per year compared to the US average of 28 inches. This greatly impacts the functioning of 
the shelter, especially the ability to exercise dogs outside. Also, draining around the building is poor.     

Building Size and Context 
The current 8,090 sf building was originally constructed in 1984. The first floor at 6,900 sf includes all the animal 
housing areas, public lobby and reception area, all animal support spaces as well as a small vet medical treatment 
room. Administrative space occupies the second floor at 1,190 sf. Over the years various additions and remodels 
have occurred to accommodate changing needs. See Figure 2.  

The fire alarm system was recently upgraded, and new vinyl windows are in the process of being installed. The 
mechanical system needs major repairs and/or replacement.   

The facility has 45 dog kennels. 10 are used for boarding and doggie daycare. 25 for adoption hold and 10 for 
impound / quarantine. All are single compartment. The facility has approximately 20 cat cages and two group 
rooms, one of which has 3 cages. All cat housing is single compartment.   

 

 

Figure 2 - Existing floor plan  
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Summary of Existing Deficiencies  
The major deficiencies of the existing facility include: 

• Pathways through shelter are not ideal. Cats are immediately adjacent to dog housing, public dogs with 
daycare and boarding functions are housed with shelter dogs.  

• No dog isolation.  
• Doggie daycare kennels are in same room as shelter dogs making disease control difficult.   
• Kennels lack heating and cooling. 
• Lack of adequate support and admin space. 
• Animal housing does not meet best practices. No double compartment housing for cats or dogs.  
• Heating and ventilation system is not designed for a shelter. Originally set up for 100% outside air which 

results in too much cold air coming in which causes freezing. No heat recovery loop. Same air is mixing 
through all rooms.  

• No air conditioning which is becoming a problem with hotter summers.  
• With the very wet climate, very difficult to get kennels to dry out after cleaning.  
• Outdoor dog exercise yards are unpaved and uncovered, making use limited much of the year.   
• Site is built out with limited options to expand. 
• No vehicle sallyport for safely intaking animals. Currently brought into through vet area.  
• No intake rooms. Ideally there would be one for cats and one for dogs.  
• Not enough storage.  
• Rodent problems. Best mitigation measures are to contain and secure food, eliminating all food sources 

which can be challenging.  
• No dedicated space for small animal housing. Currently use hallway.  
• No separate medical housing in vet area.  
• Existing concrete slabs are settling, see structural report. 
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3. Needs Assessment   

Housing Capacity 
Dr. Denae Wagner with the KSMP evaluated the intake statistics provided by JAR and has been working with the 
shelter over the last few years. This provided the basis for the housing capacity recommendations which was then 
used as the basis for developing the programmatic needs for the shelter. Capacity was based on 2018 / 2019 intake 
numbers since these are the highest numbers the shelter has seen had and these are the levels anticipated for the 
future.  

Dogs 

Dog housing capacity needed given live intake of 360 annually (30/ month and around 1/day) is 16 kennels with 
average length of stay (LOS) of 14 days. Current LOS is 15 days.  An open selection model is recommended for most 
of the housing. 12 is recommended. Four of these kennels are recommended back of house for bite hold and 
protective custody. These should be larger kennels, close to sallyport and easily accessible to outdoor areas. In 
addition to the 16 hold/quarantine/adoption/custody units 4 isolation kennels (2 cages and 2 kennels) are also 
recommended, also back of house. See following table for summary of housing.  

 

Cats 

Cat housing capacity needed given live intake of 423 annually (35/month and 1.2 per day with peak month early 
July with nearly 60) is 25 housing units using a LOS of 21 days. A more ideal LOS would be 10 days for cats where at 
average intake would need 12 housing units with 20 needed at peak intake. This just means cat housing should be 
designed to be flexible and with the ability to be repurposed.  Recommend open selection housing for most of the 
cat housing. 20 spaces are recommended with a mix of cages, rooms, group housing. See following table. In 
addition, 4-6 cages are recommended back of house for isolation / quarantine. Two smaller rooms would be ideal.   
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Small Animals 

A new facility should address small animal housing. The shelter adopts out over 50 small animals a year. Common 
pets that come into the shelter are ferrets, guinea pigs, red-eared slider turtles, parakeets, rabbits with the 
occasional lizard, snake, hamster, rat. Currently there is a not a dedicated room(s) for this need.  

Doggie Daycare and Boarding 

The shelter does a significant amount of daycare and boarding due to the nature of the workforce who are out of 
town for extended periods of time. There are not many other options in the community to fill this need. These 
services to the public need to continue. The desire is to expand these services in a new facility.  

Currently public dogs are housed with the shelter dogs which is not recommended. In a new shelter public dogs 
should be separated for shelter dogs for easier disease control. With the size of the shelter, a separate lobby and 
entrance is not required but would be desirable.   

Currently 10 kennels are designated for dog boarding and daycare. In a new facility, the goal would be to provide 
housing for 8 cats, 14 doggie daycare kennels and 20 boarding kennels. 
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Programming 
The programming effort took the housing capacity recommendations, existing spaces, program needs identified by 
JAR as currently provided or missing and identifying future needs.   

Existing  
The existing shelter is 8,090 sf with a site area of .56 acres. While most of the animal housing is provide for, it is all 
single compartment and does not meet sheltering best practices.  

Current Need  
The current need determined is 9,800 sf, 1,710 sf over what is available in the current building. This delivers all 
double compartment housing, minimal required support space and administrative space. This does not provide for 
future needs and many of the support spaces that would be recommended for a new shelter. It also does not 
provide for expanded boarding and daycare kennels. See Appendix B for full program detail.  

Future  
Providing for all current and future needs with all recommended building and site program areas meeting 
sheltering best practices requires a 15,000-16,000 facility with minimum 2.2 acre site. Assuming a relatively level 
site with average net-to-gross profile. This provides for expanded boarding and doggie daycare and vet services 
functions as well as a multi-purpose classroom space. A new site would be needed to build a shelter this size. The 
project could be phased. See Appendix D for full program detail and Appendix E for site program showing required 
site area.    
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4. Master Plan Options 
Two master plan options were developed. One fully renovating the existing site and the other showing a new 
purpose-built shelter on a hypothetical site delivering all program area. Following is a description of each.    

Renovation of existing facility  
Minimum program need identified to deliver required capacity, mission driven shelter priorities and goals, and 
improve existing deficiencies is 9,800 sf. This option was able to deliver 9,600 sf which includes a 1,510 sf addition. 
The existing facility is 8,090 sf (1st floor is 6,900 sf and 2nd floor 1,190 sf). This option is not able to provide for 
future needs, expanded services or many desired program elements but does make significant improvements.  
 
This option significantly 
improves pathways through 
the facility for staff, public 
and animals. Cat rooms are 
moved to the front of the 
shelter away from dog 
housing. All housing shown 
is double compartment 
meeting best practices. A 
small multi-use classroom / 
meeting space is added 
along with improved and 
expanded support space. 
See Figure 4 and Appendix 
B for remodel floor plan.  
 
A secure vehicle sallyport is 
shown with a new dog 
intake room, eliminating 
intaking through vet 
medical treatment room. 
New covered and paved 
exercise yards improve the 
outdoor areas and would extend the use during inclement weather, which is much of the year. See Figure 3.  
 
While this option showed significant improvements with added square footage, the cost to achieve this significant 
of a remodel was cost prohibitive and would also leave the facility on a site that is completely built out with not 
options to expand further in the future. The planning commission would need to grant an exemption to build the 
addition since the open space requirement would not be met.  
 

  
 
 

Figure 3 - Site Plan showing improvements on existing site 
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Figure 4 - Remodel Floor Plan of Existing Facility 

 
 

New purpose-built shelter on hypothetical site  
This option was developed to show what a facility could look like delivering all recommended and desired program 
spaces with room for future growth and expanded services while meeting all shelter medicine best practices. The 
plan shows a phased approach with a required site area of 2.2 acres minimum with 10,030 sf required for Phase 1, 
5,700 sf for Phase 2 for a total square footage of 15,730 sf.  See full program detail in Appendix D. Phasing would 
allow the project to proceed if the budget did not allow for the full built-out at the start.  
 
Phase 1 would include all recommended animal housing, support space, immediately needed admin space and 
minimal vet services. Phase 2 would expand boarding functions, add a community classroom, additional admin 
space for future positions and expanded vet services. See Appendix F for new build floor plans.   
 
JAR provided an edited program identifying pros and cons of each option and identified spaces that the shelter 
could do without and also spaces that are mission driven and important to remain in Phase 1. See Appendix I. The 
program should be revisited prior to any design work beginning on the new shelter.  
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Figure 5 - New Purpose-Built Shelter Hypothetical Site Plan 

 

Schedule comparison 
A preliminary schedule was prepared for a new build project on a new site which identified 21 months for 
fundraising which would happen concurrently with design as soon as a site is purchased. Design through permit 
approvals would take approximately 10 months. Bidding and construction for a new build project would take 
approximately 18 months. A new build project is quite an effort, which is why it makes sense to do minimal 
improvements at the existing facility to improve conditions while planning proceeds for a new facility.   

Cost comparison of various options 
The following options were explored which were taken to senior staff and the Board of Directors.  

1. Continuing in the existing 8,090 sf facility. 
2. Renovate the existing site, increasing the size of the facility from 8,090 to 9,600 square feet, costing $7-8 

million, not including the cost of renting, and equipping a temporary site for approximately two years. 
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3. Build a comparable building on a new site, increasing the size of the facility to 9,600 square feet, and 
costing $9-10 million, not including the price of land.   

4. Build a phased purpose-designed shelter on a new site, increasing the size of the facility to +/- 16,000 
square feet at build out, costing $12-13 million, not including the price of land. Phase 1 would be 
approximately 10,030 sf with a cost of +/- $8 million. See Appendix G for full cost detail.  

It was agreed that renovation on the current site is not an ideal solution for several reasons:  

• A renovated site would still have many limitations and require JAR to move offsite for two years. 
• The idea of renting a “big box site” in Juneau isn’t realistic, as there isn’t any, and rent prices would push 

the pricing into the same realm as a new build. 
• The current fill is mostly sand and unstable on this property, and we would risk the same shifting problem 

in the future. 
• We don’t want to have to deal with environmental or wetlands work if we don’t have to.  
• Even if we were able to buy the property next door, it would still not give us sufficient room and the other 

adjacent property is not for sale and located in the wetlands; and  
• A larger facility on this site would most likely not meet setback requirements and there would be even 

less parking area than now, a problem we already struggle with. 
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5. Interim Renovation Plan 

Proposed Remodel Plan 
A renovation plan was developed to show selected improvements that could be done at the shelter for a direct 
construction cost of $500,000 while plans move forward on a new site and fundraising efforts. A more complete 
description of these selected measures can be found in Section 6. See floor plan and functional use diagram 
following along with renovation costs. Items are listed in relative order of priority. Some items cannot happen 
independently without doing the associated item. For example, once the dog housing areas are reconfigured, 
upgrades to the mechanical system will be required. Last, note that the list below exceeds $500,000 but is meant 
to be give flexibility and a menu to choose from as funds become available.  

Renovation cost * 
1. Portalize existing cat housing to make double compartment =     $4,000 
2. Retrofit quarantine kennels w/ guillotine doors for double compartment housing = $6,000  
3. Subdivide and reorganize use of dog kennels, add dog intake room =   $23,000 
4. Reconstruct cat housing with dog meet & greet for better separation of species =  $36,000 
5. Build new vehicle sallyport =        $130,000 
6. New paving & covered structure at dog exercise yards =     $245,000 
7. Add new conditioned rodent proof storage container =     $10,000 
8. HVAC improvements per new plan with new ventilation system =    $112,000 
9. Retrofit remaining dog kennels with guillotine doors & add 4 new kennels =  $25,000  
10. Lobby Improvements with new counseling / meeting room =     $38,000 
11. Doggie daycare new entry and office =       $24,000 
12. Resurfacing and epoxy coating at all dog kennels =      $336,000 
13. Replace fluorescent lighting in dog kennel areas with LED lighting =    $50,000  
14. Replace remaining non-functioning windows with operable =     $9,000 

Total =  $1,048,000 
 

* Note that these costs to not include accessible upgrades that may be triggered with some of the more 
intensive remodel items, also not included are project indirect costs for engineering, testing, inspections, 
permits, etc. Further detailed study may increase costs shown.  
 
The following diagram shows a flow diagram through the shelter indicating improved pathways and better 
separation of species. Cat housing is now shown to be much closer to the Lobby and more easily accessible to 
the public coming in to the adopt. It is still closer to dog housing then is desirable. For this reason, acoustic 
improvements to walls and ceilings under item 4 is recommended to isolate dog noise.   
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Figure 6 - Flow Diagram of Remodel Plan 
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6. Recommendations  
Our recommendations are as follows:  

• Seek new 2.2 acre site.  
• Build new +/- 16,000 sf building.  
• Initiate fundraising campaign. 
• Proceed with interim operational recommendations, see below.  
• Proceed with interim renovations of existing facility, see below, and identified costs in Section 5.   

Interim Operational  
• Provide quiet time in the kennel area 1 hour where no one goes into the kennel space – one to two times a day. 
• Implement other management options in the kennel space to reduce stimulation and noise – use of treat 

buckets.  Identifying kennels as higher or lower stim depending on pathways and traffic and getting high stim 
dogs into lower stim kennels as much as possible.  

• Continue to contain all food sources in rodent proof containers.  Seal up locations where mice like to live- under 
steps etc.  Examine exterior of building for points of entry and seal.  

Interim Facility Improvements 
• Improve existing cat housing- via portalizing existing housing to make double compartment housing units or 

purchase of new double compartment housing. Best practice is 8 square feet of floor space or greater for 
retrofit caging and 11 square feet of floor space for new.  If purchasing new, have Dr. Wagner review prior to 
purchase to insure it will work well and meet best practices for cat cage housing. 

• As soon as possible provide hard to handle/dangerous dogs with double compartment housing with a guillotine 
door so the dog can be safely cared for.  Recommend cutting through the concrete wall that is between kennels 
and retrofit a guillotine door to provide side to side kennel housing.   
 Ideally all your dog housing would be retrofitted to double compartment. 

• Separate day care and boarding dogs from shelter dogs in the shelter housing spaces and in the outside yard 
space. Ideally separate the yards outdoors and place a rolling gate indoors - so you could flexibly adjust to your 
needs for kennel numbers but try very hard to physically keep these two populations (shelter and public dogs) 
apart.  Further separation of the kennel room (walls) would be helpful to control traffic and thus noise in the 
dog housing areas. 
 This co-mixing of populations is risky for disease transmission and control and would save a lot of headaches 

if you get something in the facility from either population of dogs.   
• The shared airspace is of concern too but will likely not be able to be addressed very much until a new 

facility is built.  
• The continued use of AHP- Rescue - is very highly recommended for all your disinfection needs.   

• More separation of species– concentrating the cats in one area of the shelter as best possible (yesterday’s 
drawing is one idea).  Continue to explore getting cats out into a satellite building or space.  This ultimately 
seems like it would be the best option in this facility as it would greatly reduce some of the stress cats are 
experiencing due to dog exposure, might increase cat adoption- due to more public exposure and if in the 
downtown area - further expose the Juneau community and visitors to your presence and service to the animals 
and community of Juneau.  

• Construct new secure vehicle sallyport (new covered structure, new fencing, new entry door into dog kennels). 
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• Dog exercise Yard improvements: repave, built covered structure, add fencing to divide yards.  
• Add storage space- out of shelter (cargo container, rodent proof shed or the like) for things that can be stored 

out of the building- this will free up office and working space inside.  (Explore conditioning the air in that space 
to reduce moisture- a mini-split type unit might serve the needs in such a space – check with Bruce on this.) 

• Resurfacing and sealing of dog kennels – to improve cleanability.  
• Continue to replace nonfunctional windows with windows that open and allow air and light in.   
• Replacing florescent lighting in dog kennel area with Led lighting for better illumination and lower electrical 

costs. 
• Establish meeting space off the lobby for flex use for adoption/concerned public, etc. Draft plan shows this 

meeting room near food prep area, which is not ideal, but is the lowest cost solution. Adding it off the Lobby 
would require building a new vestibule, using the current vestibule as the meeting room so as not to reduce the 
size of the retail area.  
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7. Appendices  

Appendix A – Site Selection Criteria  
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Appendix B – Remodel Program  
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Appendix C – Remodel Plans  

DEMOLITION FLOOR PLAN, REMODEL OPTION – EXISTING FACILITY 
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REMODEL FLOOR PLAN – EXISTING FACILITY  
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Appendix D – New Build Building Program  
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Appendix E – New Build Site Program  
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Appendix F – New Build Plans  

  

HYPOTHETICAL NEW SITE PLAN 
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 HYPOTHETICAL NEW FLOOR PLAN – PHASE 1 
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HYPOTHETICAL NEW FLOOR PLAN – PHASE 1 & 2 
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Appendix G – New Build Cost Estimate  
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Appendix H – Interim Remodel Plan 
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Appendix I – Comparison for Board of Directors  
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